Springfield Land Clearance for Redevelopment
Authority

Room 2 West, Busch Municipal Building

Thursday, May 14, 2015

4:00 p.m.

1. Call To Order

2. Roll Call

3. New Business

3

3

Recommend Approval Of And Forward The Redevelopment Plan
For The Robberson Avenue Panhellenic Redevelopment Area,
Burning Tree Consulting, LLC, To Planning And Zoning
Commission For Recommendations And To City Council For
Approval. Resolution No. 2015-3211

Documents: ROBBERSOM AVEMUE FANHELLENIC REDEVELOFPMENT AREA
FPLAN.PDF, 2015-3211 ROBBERSON AVE PANHELLEMIC REDEW PLAM
051415.PDF

Recommend Approval Of And Forward The Blight Analysis For The
Glenstone Marketplace Community Improvement District To City
Council For Approval. Resolution No. 2015 - 3212

Documents:  2015-3212GLENSTOME MARKETPLACE BLIGHT
RECOMMEMNDATION.PDF, LCEA MEMO - GLENSTONE MARKETPLACE CID.PDF

4. Other Business

4. Reappoint Steven H. Jackson To The Springfield Land Clearance

For Redevelopment Authority, Term Expires March 1, 2019.

5 Adjourn


http://www.springfieldmo.gov/8c0a31a5-d2dd-4cc0-bc9c-227861e6fa27

REDEVELOPMENT PLAN
FOR
THE ROBBERSON AVENUE PANHELLENIC
REDEVELOPMENT AREA

SPRINGFIELD, MISSOURI

May 11, 2015
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Redevelopment Plan

L. Introduction

Burning Tree Consulting, L.L.C., a Missouri limited liability company (the “Developer”),
has prepared the following plan (the “Redevelopment Plan”) for the planned development of
Panhellenic style (fraternity and sorority) residential housing which will be in the vicinity of
Missouri State University’s campus and marketed primarily to students. The Redevelopment
Plan proposes to completely redevelop the Redevelopment Area (as defined below) by
constructing up to six (6) buildings with a maximum of four (4) stories and on-site parking lot
(the “Project”). Upon completion of the Project, the Developer intends to master-lease each
building to a separate Panhellenic organization (i.e. fraternities and sororities) associated with
Missouri State University (“Panhellenic Organization”). The Panhellenic Organizations will
then lease each of the building’s individual beds to their members for residential use. Although
the Developer fully expects to master-lease each building to a Panhellenic Organization, in the
event Developer is unable to lease one or more of the buildings to a Panhellenic Organization,
Developer will seek an amendment to this Redevelopment Plan to retrofit one or more of the
buildings to be leased as market-rate housing marketed primarily to students. As further set forth
below, partial real property tax abatement will be available for redevelopment in the
Redevelopment Area (as defined below) that is consistent with this Redevelopment Plan.

In 1964, pursuant to Resolution No. 4282, the Springfield City Council
(the “City Council”) blighted an area generally bounded on the south by East Grand Street, on
the east generally by the back lot lines of properties that face South Kimbrough Avenue, on the
north by the Downtown Redevelopment Plan Area (with some portions that overlap), and on the
west by South Market Avenue and then South Campbell Avenue (the “Blighted Area™). The
City Council reaffirmed the blight for the Blighted Area pursuant to Resolution No. 4794 which
was adopted in 1967. A map identifying the Blighted Area is attached hereto as Exhibit A.

IL. Description of the Project
A. Boundaries of the Redevelopment Area

The area to be redeveloped includes eight (8) parcels addressed at 814 South Robberson
Avenue, 820 South Robberson Avenue, 824 South Robberson Avenue, 832 South Robberson
Avenue, 838 South Robberson Avenue, 842 South Robberson Avenue, 846 South Robberson
Avenue, and 850 South Robberson Avenue (the “Redevelopment Area”), which consists of
approximately 1.50 acres of land and is situated on the east side of South Robberson Avenue,
south of East Madison Street, and north of East Grand Street. A map identifying the
Redevelopment Area is attached hereto as Exhibit B and the Redevelopment Area is legally
described on Exhibit C attached hereto.

B. Need for Redevelopment

The Redevelopment Area and other surrounding property were initially blighted in 1964
by the City Council due to a predominance of deteriorating conditions. The prosecution of this
Redevelopment Plan will eliminate such conditions and create a desirable living environment for
residents while increasing the taxable revenues to the City of Springfield.
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C. Redevelopment Plan Objectives and Strategies

1.  Goals of the Springfield - Greene County Comprehensive Plan.

The Redevelopment Area is located within the Center City Study Area (as defined by the
City of Springfield’s Center City Plan Element (the “CCPE™), which is a component of the
Vision 20/20 Springfield-Greene County Comprehensive Plan). The CCPE is a long-term guide
for private investments and public improvements for a major part of central Springfield
(“Center City”).! One of the goals of the CCPE is that Center City will continue to be the focal
point for higher education and technology development and that Springfield and Center City will
be known as “an education and communications city” fulfilling the needs of businesses and
students of tomorrow.?

Additionally, the City of Springfield and Missouri State University (“MSU”) executed an
agreement establishing direction for the future physical growth of MSU.? This agreement
evolved from the desire to redirect the physical expansion of MSU’s campus away from the
neighborhoods located to the south and east of MSU and to direct it instead toward Greater
Downtown’s core area around Park Central Square.*

The Redevelopment Area is located within the vicinity of MSU. The Growth
Management and Land Use Plan (“Land Use Plan”), which is another component of the Vision
20/20 Springfield-Greene County Comprehensive Plan, indicates that the Redevelopment Area
and surrounding property is an appropriate area for medium or high density housing. The Land
Use Plan also identifies MSU and surrounding areas as an Activity Center.” The Land Use Plan
states that one of its objectives for areas identified as Activity Centers is that plans should
promote additional or new employment, intensified retail business, higher density housing, and
convenient transit service.® While the Redevelopment Area is located outside the official
Activity Center according to the Activity Center Map, MSU has experienced significant growth
since the Activity Center Map was adopted. If the Map was updated today, it is likely the
Redevelopment Area would be located within the official Activity Center boundaries. In
addition, the Redevelopment Area conforms to the guidelines for higher-density residential uses,
as described in the Land Use Plan.

The Redevelopment Area meets both the accessibility and connectivity criteria described
in the Land Use Plan. Specifically, the Redevelopment Area is accessible due to the close
proximity of collector and arterial streets. For instance, South Avenue, a collector, is located one
block to the west of the Redevelopment Area; Jefferson Avenue, a secondary arterial is located
one block to the east of the Redevelopment Area; and, West Grand Street, which runs directly
south of the Redevelopment Area, is classified as a primary arterial. In addition, the
Redevelopment Area is located near a bus transit routes in close proximity to MSU, is served by
good sidewalks for pedestrian access and is located to several nearby parks and the Center City.

'See page 1-1 of the CCPE.

’See page 1-2 of the CCPE.

3See page 3-38 of the CCPE.

*See page 3-38 of the CCPE.

’See page 18-34 of the Land Use Plan.
8See page 18-28 of the Land Use Plan.
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Regarding bus transit routes, the Redevelopment Area is located near two City Utilities bus
routes: one along South Avenue and another along Jefferson Avenue. In addition, MSU’s Bear
Line shuttle service has a route along Madison Avenue, which is directly north of the
Redevelopment Area. Moreover, Madison Avenue is designated as a bicycle route.

2. Redevelopment Plan Objectives and Conformance with the Goals of the
Springfield - Greene County Comprehensive Plan.

The primary objective of the Redevelopment Plan is to remove blight and to redevelop
the area for fraternity and sorority housing marketed to Panhellenic Organizations and their
members. The Project involves the construction of up to six (6) buildings each up to four (4)
stories in height that will serve as a residence for up to one hundred and fifty (150) residents.
Each of the six (6) project buildings will be a maximum of approximately 8,000 square feet. The
first floor of each building may consist of two (2) one-bedroom rooms, a kitchen, a dining room,
a foyer/living area, and two (2) restrooms. The second, third floor, and fourth, if applicable, of
every building may consist of four (4) two-bedroom rooms, and approximately two (2)
restrooms. In total, each building will serve as a residence for up to twenty-five (25) residents.
In addition, each building will be designed to accommodate non-resident guests of the residents
for various Panhellenic functions including meetings and meals. To accommodate residents and
their guests, the Project will include onsite parking of approximately eighty-eight (88) parking
spaces.

The Project will further the objectives of the Springfield - Greene County Comprehensive
Plan in several different ways. It will provide for additional student housing in Center City
which will help to further the CCPE’s goal that Center City be a focal point for higher education
and fulfill the needs of students. The Project also complies with the City’s goals for MSU’s
growth since the Redevelopment Area is located to the west of MSU’s main campus. In
addition, the Project meets the guidelines for multi-family residential housing set forth in the
Land Use Plan as a result of the vehicle and pedestrian accessibility of the Redevelopment Area
to MSU, Center City and nearby parks and other City amenities via the bus transit routes and the
sidewalks in the area.

III.  Land Use Plan
A. Former and Existing Land Use

There are currently nine (9) residences located in the Redevelopment Area. Residences
located at 814 S. Robberson, 816 S. Robberson, 820 S. Robberson, 838 S. Robberson, 824 S.
Robberson, 842 S. Robberson, 846 S. Robberson, and 850 S. Robberson are currently occupied
by tenants on month-to-month leases.

B. Proposed Land Use

The proposed land use for the Redevelopment Area is as up to six (6) fraternity/sorority
buildings with a maximum of four (4) stories in height with on-site parking. Each building will
designed to serve as a residence for up to twenty-five (25) fraternity or sorority members and
will also be able to accommodate various fraternity or sorority functions, such as chapter
meetings and other events. Should the Developer be unable to enter into a master-lease with a
Panhellenic Organization for one or more of the buildings, the Developer will seek an
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amendment to this Redevelopment Plan to allow one or more of the buildings to be used as
market-rate multi-family housing marketed primarily to students. Land use plans showing
proposed site plans for the Redevelopment Area are attached hereto as Exhibit D. The Project
will substantially conform to the attached proposed plans.

C. Existing and Proposed Zoning

The existing zoning for the Redevelopment Area is High-Density Multi-Family
Residential (R-HD). Developer is pursing rezoning of the Redevelopment Area from R-HD to
R-HD with the University Combining District (UN)—which allows for fraternity and sorority
housing.

D. Regulations and Controls

Redevelopment of the Redevelopment Area shall be subject to all applicable Springfield,
Missouri Codes and Ordinances.

IV.  Execution of the Project
A. Execution

The Developer or its successors in interest will be responsible for executing the
redevelopment of the Redevelopment Area in accordance with the Redevelopment Plan.

B. Land Acquisition

The Developer owns 814 S. Robberson Avenue, 816 S. Robberson Avenue, 820 S.
Robberson Avenue, 824 S. Robberson Avenue, 832 S. Robberson Avenue, 838 S. Robberson
Avenue, 842 S. Robberson Avenue, 846 S. Robberson Avenue, and 850 S. Robberson Avenue
and does not require any additional land.

C. Financing

The Developer is utilizing conventional financing to finance the Project.
D. Disposition of Property
No property is proposed to be disposed of within the Redevelopment Area.

E. Plan for Relocation Assistance

All of the tenants currently occupying structures within the Redevelopment Area are on
month-to-month leases. In accordance with the terms of these month-to-month leases, the
Developer will give the tenants proper notice of their intention to not renew these leases.

F. Redevelopment Schedule and Estimated Dates of Completion

The Developer estimates that each stage of the Project will be completed in accordance
with the following schedule:

Pre-Construction (Inspections/Permits): Completed by July 2015
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00 Site Work (Demolition): Completed by September 2015
[0 Construction of Building: Completed by June 201 6’

G. Taxation

The Developer or its successors in interest may apply to the Land Clearance for
Redevelopment Authority for tax relief pursuant to Sections 99.700 to 99.715 of the Missouri
Revised Statutes, 2000.

H. Covenants

The Redevelopment Plan shall run with the land for a period of twenty (20) years from
the date of final approval (at which point it shall expire and shall be of no further force or effect)
and shall, during such time, require the Developer and any successors in interest to redevelop the
real property within the Redevelopment Area in accordance with the specified uses in the
Redevelopment Plan if they wish to benefit from tax relief available under Sections 99.700 to
99.715 of the Missouri Revised Statutes, 2000.

V. Other Provisions
A. Compliance with State and Local Law

The Redevelopment Plan shall be implemented in conformance with the requirements of
state and local law.

B. Population Density

The Project will provide housing for up to one-hundred fifty (150) residents on a 1.50
acre site.

C. Public Facilities

The Project will not require any additional public facilities or utilities.

V1.  Procedure for Changes or Modification of Plan

Upon application by the Developer or its successors in interest, the Redevelopment Plan
may be amended or modified by the Land Clearance for Redevelopment Authority with the
consent of the Planning and Zoning Commission. When the proposed amendment or
modification substantially changes the Redevelopment Plan, the City Council must also approve
the amendment or modification.

7 While all of the site work will be completed along with the construction of the first building, the Developer does
not intend to break ground on other buildings until the Developer receives commitments from Panhellenic
Organizations. However, given the Developer’s ongoing talks with various Panhellenic Organizations and national
fraternity and sorority groups not currently associated with, but seeking to expand to Missouri State University, the
Developer estimates that all six (6) structures will be completed in accordance with this schedule.
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EXHIBIT A
Map of Blighted Area
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EXHIBIT B

Map of Redevelopment Area
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EXHIBIT C
Legal Description of the Redevelopment Area

A TRACT OF LAND BEING ALL OF LOTS 11, 12, 13 AND 14 IN CLEVELAND
ADDITION TO THE CITY OF SPRINGFIELD, GREENE COUNTY, MISSOURI AND PART
OF THE SOUTHWEST QUARTER (SW%) OF THE SOUTHWEST QUARTER (SW'%) OF
SECTION 24, TOWNSHIP-29 N, RANGE 22 W, TRACT BEING MORE PARTICULARLY
DESCRIBED AS FOLLOWS: BEGINNING AT AN "X" CUT IN CONCRETE AT THE
SOUTHWEST CORNER OF ABOVE MENTIONED LOT 14 OF CLEVELAND ADDITION (
SAID POINT ALSO BEING ON THE EAST RIGHT-OF-WAY LINE OF ROBBERSON
AVENUE); THENCE N 01°36'18" E ALONG THE WEST LINES OF LOT 14, 13, 12 AND 11,
A DISTANCE OF 204.85 FEET TO AN "X" CUT IN CONCRETE AT THE NORTHWEST
CORNER OF SAID LOT 11; THENCE S 88°34'59" E ALONG THE NORTH LINE OF SAID
LOT 11, 170.08 FEET TO AN IRON PIN IN THE CENTERLINE OF A VACATED ALLEY;
THENCE S 02°19'03" W ALONG SAID CENTERLINE 100.18 FEET TO AN IRON PIN;
THENCE S 02°02'44" W ALONG SAID CENTERLINE 105.50 FEET TO AN IRON PIN;
THENCE N 88°17'04" W 18.06 FEET TO A POINT ON THE SOUTH LINE OF ABOVE
MENTIONED LOT 14; THENCE S 01°15'52" W 111.45 FEET TO AN IRON PIN; THENCE S
01°43'54" W 91.02 FEET TO AN IRON PIN SAID POINT BEING 8 FEET NORTH OF THE
NORTH LINE OF KENTON'S FIRST SUBDIVISION TO THE CITY OF SPRINGFIELD;
THENCE N 88°1729" W 150.43 FEET TO THE EAST RIGHT-OF-WAY LINE OF
ROBBERSON AVENUE; THENCE N 01°36'18" E ALONG SAID EAST RIGHT-OF-WAY
LINE 202.48 FEET TO THE POINT OF BEGINNING.
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EXHIBIT D

Land Use Plan
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RESOLUTION NO. 2015-3211

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE LAND
CLEARANCE FOR REDEVELOPMENT AUTHORITY OF THE CITY OF
SPRINGFIELD, MISSOURI, RECOMMENDING THAT THE REDEVELOPMENT
PLAN FOR THE ROBBERSON AVENUE PANHELLENIC REDEVELOPMENT AREA
BE ADOPTED.

WHEREAS, the City of Springfield, Missouri, pursuant to Sections 99.300, RSMo, et
seq., has duly created a Land Clearance for Redevelopment Authority and vested in said
Authority the powers authorized by State law; and

WHEREAS, the Board of Commissioners of said Authority have received a request in to
recommend approval of a redevelopment plan for an area to be known as the Robberson Avenue
Panhellenic Redevelopment Area for a 1.5 acre area generally located along the east side of
South Robberson Avenue, south of East Madison Street and north of East Grand Street, within the
City of Springfield, Greene County, Missouri, and which was previously blighted by the City
Council by passage of Resolution Nos. 4282 and 4794 in 1964 and 1967; and

WHEREAS, the Redevelopment Plan dated April 21, 2015, and attached hereto as
Exhibit A has been presented to the Board of Commissioners of the Authority at its meeting of
May 14, 2015, for consideration; and

WHEREAS, after duly considering both the existing blight designation and the
Redevelopment Plan, and other information provided to the Board at said meeting, the Board of
Commissioners may make its decision.

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COMMISSIONERS
OF THE LAND CLEARANCE FOR REDEVELOPMENT AUTHORITY OF THE CITY OF
SPRINGFIELD, MISSOURI AS FOLLOWS:

Section 1 — That the 1.5 acre area described in Exhibit A, and generally located along the
east side of South Robberson Avenue, south of East Madison Street and north of East Grand Street,
City of Springfield, Greene County, Missouri, has previously been found to be a blighted area
pursuant to Section 99.300, RSMo, et seq., such that the approval of the Robberson Avenue
Panhellenic Redevelopment Plan (attached as Exhibit A) is an appropriate one designed to
alleviate the blighting conditions within the Plan’s area.

Section 2 — That the Executive Director is hereby authorized to submit to the Planning
and Zoning Commission of the City of Springfield, Missouri for its recommendation to City
Council the Redevelopment Plan attached hereto as Exhibit A.



Section 3 — That the Executive Director is hereby further authorized to submit to City
Council the recommendation and action of this Board of Commissioners and the
recommendation of the Planning and Zoning Commission so that the Council may take such
action as it deems appropriate in these matters.

Adopted this 14th day of May, 2015.

Chairman
Attest:

Secretary



RESOLUTION NO. 2015-3212

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE LAND
CLEARANCE FOR REDEVELOPMENT AUTHORITY OF THE CITY OF
SPRINGFIELD, MISSOURI, RECOMMENDING THAT THE BLIGHT REPORT FOR
THE GLENSTONE MARKETPLACE COMMUNITY IMPROVEMENT DISTRICT BE
APPROVED.

WHEREAS, the City of Springfield, Missouri, pursuant to Sections 99.300, RSMo, et
seq., has duly created a Land Clearance for Redevelopment Authority and vested in said
Authority the powers authorized by State law; and

WHEREAS, the Board of Commissioners of said Authority have received a request to
consider declaring an area of approximately 8.24 acres, generally located along the 3300 block of
South Glenstone Avenue, as blighted in conjunction with the proposed creation of a Community
Improvement District in such area; and

WHEREAS, Section 99.430.2, RSMo., authorizes the Board of Commissioners of the
Authority to simultaneously make findings of blight and prepare or cause to be prepared a plan to
be undertaken for redevelopment of an area for consideration to City Council with a
recommendation to find an area blighted and requesting it approve a redevelopment plan for
redevelopment of the blighted area; and

WHEREAS, a Blight Report dated November 8, 2013 (revised on January 21, 2014),
and a Blight Report Addendum dated May 8, 2015, attached hereto as “Exhibit A,” has been
prepared by the applicant and is presented to the Board of Commissioners of the Authority at this
meeting for its consideration; and

WHEREAS, after duly considering the Blight Report, and other information provided to
the Board at said meeting, the Board of Commissioners may make its decision.

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF
COMMISSIONERS OF THE LAND CLEARANCE FOR REDEVELOPMENT
AUTHORITY OF THE CITY OF SPRINGFIELD, MISSOURI AS FOLLOWS:

Section 1 — That the Blight Report and Blight Report Addendum attached as “Exhibit A,”
containing a review of real estate generally located along the 3300 block of South Glenstone
Avenue and consisting of approximately 8.24 acres of land is hereby adopted and the area
described therein found to be a blighted area pursuant to the terms of Chapter 67, for the reason
that it is an area containing a predominance of factors including defective or inadequate street
layout, insanitary or unsafe conditions, deterioration of site improvements, improper subdivision
or obsolete platting, or the existence of conditions which endanger life or property by fire and
other causes, or any combination of such factors, retards the provision of housing



accommodations or constitutes an economic or social liability or a menace to the public health,
safety, morals or welfare in its present condition and use as set forth in the Blight Report, and
that the area is appropriate for the funding of improvements reasonably anticipated to remediate
the blight and serve a public purpose as provided in 67.1461, RSMo.

Section 2 — That the Executive Director is hereby authorized to submit to City Council
the Blight Report and Blight Report Addendum attached hereto as “Exhibit A,” as well as the
recommendation of this Board of Commissioners with regard to such Reports, so that the
Council may take such action as it deems appropriate in these matters.

Section 3 — This Resolution shall become effective immediately upon concurrence,
adoption and approval by the City Council of the Blight Report and Blight Report Addendum,
attached hereto as “Exhibit A.”

Adopted this 14th day of May, 2015.

Chairman
Attest:

Secretary



MEMORANDUM

To: Board of Commissioners, Springfield Land Clearance for Redevelopment
Authority

From: Matt D. Schaefer, Senior Planner

Date: May 8, 2015

Re: Blight Analysis for the Glenstone Marketplace Community Improvement District

The City of Springfield is considering a Petition to Establish the Glenstone Marketplace
Community Improvement District to fund certain public and private improvements necessary
to facilitate redevelopment of the former Howard Johnson Inn/Clarion Hotel Conference
Center located along the 3300 block of South Glenstone Avenue. Community improvement
districts are typically restricted to funding only public improvements and services. However,
the CID Act allows districts to fund private improvements, in addition to public
improvements, if the City Council declares the area inside the District a blighted area and
determines that construction of the proposed improvements will result in the remediation of
said blight and serve a public purpose. Section 67.1401.2(3), RSMo defines a “Blighted
Area” as:

An area which (a) by reason of the predominance of defective or inadequate street
layout, insanitary or unsafe conditions, deterioration of site improvements, improper
subdivision or obsolete platting, or the existence of conditions which endanger life or
property by fire and other causes, or any combination of such factors, retards the
provision of housing accommaodations or constitutes an economic or social liability or
a menace to the public health, safety, morals or welfare in its present condition and
use; or (b) has been declared blighted or found to be a blighted area pursuant to
Missouri law including, but not limited to, chapter 353, sections 99.800 to 99.865, or
sections 99.300 to 99.715.

The Petition to Establish the Glenstone Marketplace Community Improvement District
includes the attached Blight Analysis (Exhibits 1-a and 1-b) and requests the District be
declared a blighted area.

The City’s Economic Development Incentives Policy Manual does not currently require the
Land Clearance for Redevelopment Authority to review blight studies for Community
Improvement Districts requesting to be declared blighted areas. However, Staff believes it
is prudent to have the Authority review and make recommendations on all blight requests
going before City Council.

City Council will consider the Petition and Blight Analysis on May 26, 2015. Copies of the
explanation sheet to City Council and a map of the District are attached as Exhibits 2 and 3.
Staff and a representative of the Developer will be at your May 14 meeting to discuss the
project.

Enclosures

o)

Department of Planning and Development C|TY OF
840 Boonville Ave ¢ P.O. Box 8368 ¢ Springfield, Missouri 65802

(417) 864-1031 « Fax: (417) 864-1030 « springfieldmo.gov Sp"ngﬁEI
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EXHIBIT 1-a

DEVELDPMENTD INITIATIVES

Blight Analysis:
Glenstone Market Place

Community Improvement District (CID)
Springfield, Missouri

PREPARED FOR:

THESSING COMMERCIAL REALTY
8410 INTERLOCHEN DRIVE
FREMONT HILLS, MISSOURI 65714

PREPARED BY:
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November 8, 2013

Thessing Commercial Realty
8410 Interlochen Drive
Fremont Hills, Missouri 65714

Subject: Blight Analysis, Glenstone Market Place Community Improvement District
(CID)

Dear Sir/Madam:

We are pleased to transmit the attached Blight Study Report that has been prepared
for the above referenced property. The purpose of this Report is to determine whether
the subject property is blighted, as defined in Section 67.1401.2 (3), RSMo. This
analysis represents an accumulation of our findings based on research and
investigations performed as of the report’s effective date, November 8, 2013. The
attached report sets forth the data, research, investigations, analyses, and conclusions
for this report. The subject redevelopment area (study area) is composed of one (1)
property parcel. The study area contains approximately 358,934 square feet, or
approximately 8.24 acres of property, not including public rights of way.

As determined in the following study, it is our opinion that the subject property
represents a “blighted area” as that term is defined in Section 67.1401.2 (3)(a),
RSMo. Primary blighting factors include:

e Inadequate Street Layout,
e Deteriorating Site Improvements
e Insanitary or Unsafe Conditions

e Improper Subdivision or Obsolete Platting

The underlying factors listed above exist within the Study Area and in turn cause it to
be an economic liability and a menace to the public health, safety and welfare in its
present condition and use. Furthermore, 100 percent of the facility is currently vacant.
Without added improvements to the facility and the site, the perception of continued
decline exists.

The Study Area contains numerous outdated improvements which do not permit the
area to be utilized to its full potential. As mentioned, the facility is currently vacant.
The vehicular and pedestrian accessibility in and around the site is problematic and
retards automobile circulation within the area. Vehicular access to the site is also
awkward and hazardous. These factors contribute to the deteriorated condition of the

Study Area.
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Given the excellent location and visibility of the Study Area, if redeveloped, structures
within the Glenstone Market Place CID should continue to generate significant tax
revenue and economic activity, capturing resident and non-resident dollars for the
community and surrounding businesses.

We have concluded these facts based on the current condition of the Redevelopment
Area, general access and visibility of the area, existing conditions of improvements
located within the Redevelopment Area, current condition of building infrastructure in
the area, and the potential redevelopment opportunities existing for the site.

Please feel free to contact me if you have any questions or comments.

Sincerely,

| e
LT

/I'E"HI fh=F
James Potter, AICP, LEED GA

development initiatives
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Introduction

The following report, the Glenstone Market Place Community Improvement District,
was completed in November, 2013. The report was then revised in January, 2014.
The Study Area is located at 3333 South Glenstone Avenue, in Springfield, Green
County, Missouri. The proposed blight analysis area encompasses approximately
358,934 square feet, or approximately 8.24 acres of property, not including public
rights of way.

The primary purpose of this study was to analyze conditions located within the
Glenstone Market Place CID Area in order to determine if the proposed CID Area
qualifies as a ‘blighted area’, as defined in Section 67.1401.2 (3), RSMo.

The consultant visited the site in October of 2013. The effective date of this study is
November 8, 2013.
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The Missouri Community Improvement District Act, Sections 67.1401, et seq., RSMO
(The “CID Act”) allows for the creation of a Community Improvement District (CID)
within a city and empowers the Board of such District to carry out actions as outlined
by the CID Act.

Definitions

The following definitions of blighting criteria are presented within the CID Act (RSMo
67.1401.2 (3):

o “Blighted Area” shall mean an area which:

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

use; or

This analysis will determine whether the proposed Redevelopment Area (Study Area)
does meet the statutory requirements to be declared a “blighted area” under the
above mentioned provision.
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REDEVELOPMENT PROVISIONS

Methodology

This Blight Study includes a detailed survey of site, building, and improvement
deterioration. No environmental surveys are included as part of this analysis.
Qualifying blight conditions throughout the Study Area were surveyed. Field surveys
were conducted to document the physical conditions within the categories of “blight”
pursuant fo RSMo Section 67.1401.2 (3). Data for this analysis was gathered from the
City of Springfield, Missouri and County of Greene County, Missouri. Pertinent
Geographic Information Systems (GIS) data was obtained through the City of
Springfield and the Greene County GIS Department.

Previous Blight Determinations

The District does not reside in an area which has previously been declared blighted by
the City Council of Springfield, Missouri. However, the District does reside within the
Southeast Springfield Enhanced Enterprise Zone which likely required a blight finding
for passage.

Previous Economic Incentive Uses

The Study Area resides within the Southeast Springfield Enhanced Enterprise Zone.
Enhanced Enterprise Zones (EEZ) typically provide tax credits to new or expanding
businesses based on the creation of sustainable jobs in a targeted industry or local
industry cluster.

Legal Description

The legal description of the parcel located within District Area is:
8.24A M/L BEG 30.74 FT W NE COR S1/4 SE1/4 6/28/21 W 636.5 F T SE
690 FT NE535.8 FT N & NWLY TO BEG 6/28/21 *

*Legal description provided by the Greene County Assessor’s Office.
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DISTRICT AREA DATA

Location & Access

The Study Area is adjacent to South Glenstone Avenue (US Highway 65). General
regional and local access to the Study Area is via South Glenstone Avenue. Local
access is limited and only available via the East Erie exit north of the Study Area and

via Frontage Road along the western side of US 65.
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Land Area
There is a total of one (1) property parcel within the Study Area. This property is a total

of 358,934 square feet, or approximately 8.24 acres, not including public rights of

way.

Site Location (boundary approximate)
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Ownership

The ownership of the parcel within the Study Area is currently vested in one (1) entity.
That entity is listed on the following table with the corresponding property.  Property
ownership was identified by the City of Springfield, Missouri and the Greene County
Assessor’s office, but do not include public rights-of-way.

Parcel Parcel # Legal Description*

Morris Group Prop Inc

Attn: Accounting Dept
420-B W Walnut Lawn Street
Springfield, MO 65807

8.24A M/L BEG 30.74 FT W NE COR S1/4 SE1/4 6/28/21 W
1 881906401234 636.5 F T SE 690 FT NE535.8 FT N & NWLY TO BEG 6/28/21

*Data courtesy Greene County Assessor’s Department

Ownership Map
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The topography of the Redevelopment Area is relatively flat. The subject property is
not located in either a 100-year flood plain or 500-year flood plain.

Topography

Easements

Development Initiatives was not provided with a title report which encompasses the
District. However, upon review of the provided survey for the District, a 100" SWPA
Easement was noted on the northern portion of the study area. Additionally, a 50’
ingress/egress easement was noted at the southeastern corner of the property parcel.
No further evaluation can be concluded regarding easements or other restrictions
which may be in effect within the District.

Utilities

All utilities are available to the District including water, sewers, natural gas, and
electricity.
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Zoning-Existing

The existing zoning classification for the District is HC-Highway Commercial District.
Permitted uses, land coverage, water and sewer systems, parking requirements,
dimensional requirements, platting, and outdoor recreation uses are outlined in
Section 4-3200 HC-Highway Commercial District of the City of Springfield Zoning

Ordinance.

&9

Zoning Districts

Residential Single Famiky
Residential Town House

[0 Residential Low Density

0 Residential Medium Density

9 Residential High Density
rManufactured Home
Office Diskrict 1

[0 ffice Diskrict 2
GovernmentInstitutional

B Flanned Development
Lirnited Business

I General Retai

I Highwway Cornrnercial

M Commercial Services

0 Center City

[0 Commercial Street Zone 1

B Coomerdial Strest Zone 2
Restricked Industrial
Light Industrial
General Manufacturing
Heavy Manufackuring

B Trdustrial Commercial

A County District 4

Environmental
No environmental surveys or assessments were done as part of this analysis.

Additionally, no environmental analysis findings were provided as part of this report.

Improvements

As previously mentioned, the Study Area consists of approximately 8.25 acres of land
with one (1) primary facility, which is currently vacant. The consultant was able to
examine the exterior and inferior of the facility during the site visit. Existing use of the
property consists primarily of a vacant lodging facility. Please refer to Exhibit B: Photo

Log for photos of the Redevelopment Area.
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Real Estate Tax, Assessment, and Appraisal

The following figures were obtained from the Green County Assessor’s Office and are
the Assessor's opinion of the appraised value and the resulting assessed value for the
property parcel within the Study Area. All property is anticipated to be re-assessed in
odd-numbered years, except new construction (including remodeling) which can be

assessed in any year.

Table 1.1 shows the appraised and assessed value of the District decreased sharply
after 2012. As of 2013, the total appraised value for the property within the Study
Area is $945,920. The total assessed value for 2013 is $2,956,000. Since 2011, the
appraised and assessed valuation for the property within the Study Area has dropped
by 41 percent.

Table 1.1 — Appraised and Assessed Values

Appraised Value Assessed Value Appraised Value Assessed Value Appraised Value Assessed Value
2011 2012 2013
5,000,000 I 1,600,000 5,000,000 ' 1,600,000 2,956,000 t 945,920

The Study Area contains numerous outdated improvements which do not permit the
area to be utilized to its full potential. The existing improvements are approximately
39 years of age. The property is also currently classified as vacant with an occupancy
of O percent. Without improvements and stabilization it is expected that the Study Area
will continue to face a loss of market value and decrease the attraction of future
tenants. Given the location and visibility of the Study Area, if substantially improved,
we anticipate that the Glenstone Market Place CID should generate significant tax
revenue and economic activity, capturing non-resident and resident dollars for the

community and surrounding businesses.
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BLIGHT ANALYSIS

Significant findings of the Glenstone Marketplace Community Improvement District

Blight Study are presented in this discussion which follows. These findings are based

on a review of documents and reports, field surveys, and analyses conducted in

October and November of 2013. The field survey occurred in October of 2013.

Properties and buildings, along with public improvements adjacent to the properties,

were evaluated and deficiencies noted. As previously explained, the purpose of this

study is to determine whether conditions exist as defined by Sec. 67.1401.2(3a) of the

Missouri State Statutes. The principal categories reported here include:

Defective or inadequate street layout,

Insanitary or unsafe conditions,

Deterioration of site improvements,

Improper subdivision or obsolete platting,

The existence of conditions which endanger life or property by fire and other

causes.

Blight Defined

As previously mentioned, blight is defined as follows:

“Blighted Area” an area which: by reason of the predominance of
defective or inadequate street layout, insanitary or unsafe conditions,
deterioration of site improvements, improper subdivision or obsolete
platting, or the existence of conditions which endanger life or property by
fire and other causes, or any combination of such factors, retards the
provision of housing accommodations or constitutes an economic or

social liability or @ menace to the public health, safety, morals or welfare

in its present condition and use. (RSMo Sec. 67.1401.2(3)(a)).

Also, in the State of Missouri there have been numerous court cases which provide

additional direction in the consideration of blight. The following cases have impacted

the definition, finding, consideration and adoption of blight.
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Crestwood Commons Redevelopment Corporation v. 66 Drive-In Inc., 812

SW. 2d 903, 910 (MO.App.E.D. 1991) Determined that an otherwise viable

property may be considered blighted if the other viable use is an economic

underutilization of the property.

Maryland Plaza Redevelopment Corporation v. Greenberg, 594 S.W. 2d 284,
288 (Mo. App.E.D. 1979). Determined that it is not necessary for every

property within a Planning Area to conform to the blight definition. A
preponderance of blight conditions in the area as a whole is adequate to an

area for redevelopment.

Tierney v. Planned Industrial Expansion Authority of Kansas City., 742 S.W. 2d

146. (Mo. 1987) Determined that the economic underutilization of properties

within a redevelopment area can, in and of itself, be a blighting factor.

According to Missouri State Law, it is unnecessary for every condition of blight to be
present in order to be eligible (Mo. App E.D. 1979). Rather, an area can be qualified
as blighted or insanitary when as few as one or more conditions are present within the

entire area. The conditions need not be present in each tract.

Upon inspection and analysis of the proposed Glenstone Market Place CID, there are
a number of existing conditions in the area which comply and meet the statutory
definitions of blight and therefore support a finding of Blight for the District. These

conditions include:
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Factor 1: Defective or Inadequate Street Layout

Conditions typically associated with defective or inadequate street layout include poor
vehicular access and/or internal circulation within  the Redevelopment Areq;
substandard driveway and parking layout (e.g. lack of curb cuts, awkward entrance
and exit points); offset or irregular intersections; and substandard or nonexistent

pedestrian circulation.

As noted above there are several conditions used to determine whether a Study Area is
blighted based on defective or inadequate street lay-out. During the on-site
investigation and field survey, these conditions were observed within the Study Area
because of incomplete street connections via Frontage Road and a substandard

pedestrian circulation network.

Current primary ingress and egress access into the District is provided by one (1)
entrance located off of Frontage Road, which runs parallel along the western side of
South Glenstone Avenue. Access to Frontage Road is available from East Erie Street,
which is located approximately 900 ft. north of the District. Frontage Road is a dead-
end street which satisfies the criterion for a finding of blight based on conditions that

retard vehicular circulation and constitute an economic and social liability.

It was also identified that a substandard pedestrian circulation network exists within the
Study Area. No sidewalks exist within the Study Area. Adjacent sidewalk connections
are available via the adjacent property to the north of the Study Area. This connection
is terminated at the property line of the property parcel within the Study Area. There is
a pedestrian bus stop located on South Glenstone Avenue that is directly to the east of
the Study Area, across Frontage Road. No connection is made to the existing bus stop
from the Study Area. These conditions create a menace to the public health and

safety.



DEUELDF’MEMTD INITIATIVEE

Additionally, the City's subdivision regulations require dead-end streets or cul-de-sacs
to be no longer than 800 ft. Frontage Road is well over 900 ft. in length and does

not appear to meet the minimum requirements of current City Subdivision Regulations.
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Study Area Site Plan

Single Vehicular entry point O Terminated Sidewalk O Bus Stop

Premature sidewalk termination / No connection to bus stop

20
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Factor 2: Insanitary or Unsafe Conditions

Conditions typically associated with a finding of blight under insanitary of unsafe
conditions include the existence of trash, debris, weeds or overgrowth, poorly lit areas,
graffiti, or any conditions believed to be unsafe. During the on-site investigations and
field surveys, these conditions were observed within the Study Area and constitute a
finding of blight based on elements that constitute an economic or social liability and

a menace to the public health, safety, morals, and welfare.

Site inspections identified potential serious mold issue within the facility. As
documented in the photographs below, an abundance of suspected black mold has
developed from failure to properly maintain the exterior envelope systems of the
facility. It is possible that this type of mold is Stachybotrys Chartarum, a species that
can trigger allergic reactions in individuals with mold allergies and/or asthma.
However, without further testing and investigation, the mold alone is, at most,

insanitary and a potentially unsafe condition.

The following is an excerpt from the Centers for Disease Control concerning
Stachybotrys Chartarum. “In 2004 the Institute of Medicine (IOM) found there was
sufficient evidence to link indoor exposure to mold with upper respiratory tract
symptoms, cough, and wheeze in otherwise healthy people; with asthma symptoms in
people with asthma; and with hypersensitivity pneumonitis in individuals susceptible to

that immune-mediated condition.”’

L hitp://www.cdc.gov/mold/stachy.htm.
21
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Suspect Black Mold growth on interior walls of rooms

22
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Factor 3: Deteriorating Site Improvements

The condition of deterioration of site improvements was established through field
survey work and observation of exterior and interior physical conditions of the property
within the Study Area. Deterioration of site improvements included: primary structure
(roof, walls, foundation); secondary structure (fascia/soffits, gutters/downspouts,
exterior finishes, windows and doors, stairways/fire escapes, mechanical equipment);
and exterior structure (loading areas, fences/walls/gates, other structures). During the
on-site investigations and field surveys, these conditions were observed within the

Study Area.
The most common examples of deteriorating site improvements were primary structure
deterioration, poorly maintained secondary structures, fascia deterioration, and a

deterioration of fencing.

Primary Structure Deterioration

The deterioration of brick walls was observed in one (1) location. Masonry has begun

to settle causing the cracking of mortar and general disjointing of bricks.

Failure of exterior systems (Water penetration down brick mortar joints, shown as dark vertical lines)
Also note, boarded/compromised window above doorway.

23
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Secondary Structure Deterioration

These deteriorated systems are scattered throughout the property and structure.
Broken/missing windows panes were observed in multiple locations. Deterioration of
downspouts, internal sidewalks, curb cuts, exterior finishes, window moldings, and
structural elements that support air conditioning systems were also observed. The
interior of the facility also showed signs of deterioration. Isolated plumbing
infrastructure has been exposed within the building. The exposed infrastructure showed

signs of heavy corrosion and/or potential decay.

Overall, the building envelope systems for the facility are original to the building with
scattered exceptions where limited operations and maintenance activities (paint, fixture
replacement, etc.) have occurred. Considering the age of the facility (39 years of age)
the maijority of the exterior window systems are well past their life expectancies. As with
any building component system, regular maintenance would prolong the life

expectancies of such systems, but eventual replacement would be required.

Deteriorated sidewalks and curb cuts

24
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ol

Deteriorated window moldings

Deteriorated plumbing infrastructure

25
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Exterior Deterioration

Exterior deterioration was observed at the rear of the property. Segments of fencing
have deteriorated and fallen down. This fencing/screening is required by City Code for
adjacent properties of differentiated zoning. Fencing boarding the exterior trash
receptacle area has also deteriorated and has several damaged and/or missing

sections.

Missing Fencing Segments

Damaged fencing with missing and/or damaged pickets

26
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In addition to structural deterioration, a variety of blighted conditions were observed
within the Study Area related to the deterioration of the site and non-primary
improvements. These conditions, which negatively affect the appearance and
utilization of the area, most commonly include parking surface deterioration and
missing handrails on steps. Continued facility vacancy will contribute to the
deteriorating integrity of building envelope systems. Compromised building envelope
systems can promote general building infrastructure deterioration, and more

importantly general vagrancy, vandalism and the potential for increased crime.

The maijority of existing improvements to the subject property were constructed in
1974 (approximately 39 years ago). Due to the age and current conditions of
improvements within the Study Area, it is anticipated that these improvements are
nearing the end of their useful life expectancy and are in need of renovation or
replacement. A typical building’s lifecycle includes: growth, maturity and decline. As
buildings and improvements continue to age, components rapidly deteriorate without
continued maintenance and upkeep. Deteriorating building components lead to a

functional and economic obsolescence of a structure or facility.

All facility spaces are conditioned by forced air heat and air conditioning. Throughout
the facility building mechanical systems (HVAC, plumbing, electrical) are vintage to the
original construction of the facility. For an average hotel and conference center a
typical life expectancy for heating, ventilating and air conditioning equipment,
particularly forced-air heat and cooling is approximately twelve (12) years, depending
upon the level of ongoing maintenance. However, at the time of inspection, no
operating mechanical systems were noted. Additionally, no operations and
maintenance records were obtained to document ongoing maintenance. Some of the
plumbing infrastructure has been exposed within the building. The exposed

infrastructure showed signs of heavy corrosion and/or decay.

27
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Factor 4: Improper Subdivision or Obsolete Platting

There are specific conditions that can be used to determine whether a redevelopment
area is blighted based on improper subdivision or obsolete platting. Among these
conditions are faulty lot shape and/or layout, inadequate lot size, poor access, as well
as conformity of use. After a review of public records and on-site observations it was
determined that these conditions were observed within the Study Area due to poor

access to the site.

The odd location of the subject parcel has resulted in a poor connection to the existing
street grid with little to no frontage on a public street. Only one access point is
available to the property via Frontage Road. Frontage road terminates 10 to 15 feet
south of the access point. This condition retards pedestrian and automobile circulation
to the area which constitutes an economic or social liability. Frontage Road closely
resembles a right-of-way easement for ingress and egress from the subject parcel,
which also contributes to a finding of blight for improper subdivision and/or obsolete

platting.

Point of Access

Road Termination

1w

Subject Property

28
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Factor 5: Existence of Conditions which endanger life or property by fire or other

causes

Fire safety information pertaining to the parcels in the Study Area was not gathered as
part of this Blight Study as the data was not available. Conditions which endanger life
or property by fire or other causes were not observed within the Study Area. The
presence of these conditions constitutes an economic or social liability, is a menace to

the public health, safety, morals, or welfare.

29



DEUELDF’MEMTD INITIATIVEE

Summary of Blighting Factors

The following table summarizes the five blighting factors analyzed during inspections
of property within the Study Area. As noted above, fire data for the Study Area is
unavailable, and crime data was available only for the area as a whole and not for

each individual property.

retards the provision of housing constitutes an economic or menace to the public health,

5 Factors Present . R
accommodations social liability safety, morals, or welfare

defective or

inadequate street YES X X
layout
msamtary.o.r unsafe YES X X
conditions

deterioration of site

) YES X
improvements

improper subdivision

; YES X
or obsolete platting

existence of
conditions which
endanger life or NO
property by fire and
other causes

*Please see Appendix D for a larger table*

As evidenced from the table above, Study Area satisfies all three (4) out of five (5)
blighting factors outlined in RSMo Section 67.1401.2. Therefore, in our opinion the
Study Area is blighted both within the statutory definition and applicable judicial

interpretations of the term.
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Conclusion
Many of the components outlined in the Section 67.1401.2 definitions are present in
the proposed Glenstone Marketplace CID. These conditions have contributed to a

functional obsolescence within the area. These conditions are:

e Qutdated site improvements,

e A non-existent pedestrian sidewalk system within the Study Area,
e Degrading and deteriorating building facades,

e No occupancy,

e The existence of insanitary or unsafe conditions within the area,

e A substandard automobile circulation.

The existence of these conditions should lead to a finding that the Study Area is
blighted. The recent decline in property value also indicates blight is present within the
Study Area. All of the above combine to create economic underutilization, an inability

to generate a growth in property value, and social liabilities.
The preceding analysis indicates that the proposed Glenstone Marketplace CID suffers

from numerous unfavorable blighting factors, as delineated in the definition of

“Blighted Area” provided in Section 67.1401.2 (3), RSMo).
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Appendix A: Property Information

Legal Description: The following is a legal description of the property parcel and

associated right-of-way:

8.24A M/L BEG 30.74 FT W NE COR S1/4 SE1/4 6/28/21 W 636.5 F T SE 690 FT
NE535.8 FT N & NWLY TO BEG 6/28/21

32
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Appendix B: Photo Log

The following photograph log presents a review of the property within the proposed
Glenstone Market Place Community Improvement District.  Photos include images of

property condition, and infrastructure condition. All photos were taken on October
18,2013.

Suspect Black Mold growth on interior walls of rooms.
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Suspect Black Mold growth on interior walls of rooms.
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Suspect Black Mold growth on interior walls of room:s.
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Suspect Black Mold growth on interior walls of room:s.
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Suspect Black Mold growth on interior walls of room:s.
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Suspect Black Mold growth on interior walls of rooms.
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Suspect Black Mold growth on interior walls of room:s.
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Suspect Black Mold growth on interior walls of room:s.
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Deteriorating Site Improvements (Broken Windows)

Deteriorating Site Improvements (Broken Fencing)
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Deteriorating Exterior Building Envelope

Deteriorating Surface Parking
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Deteriorating Plumbing Infrastructure
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Appendix C: Property Inspection Sheets

Property / Facility Inspection Form

Tract 1

Date 10/18/13

Inspector JPotter

City Springfield, Missouri

Project/Survey Area  Glenstone Market Place CID

Address 3333 S. Glenstone Avenue Parcel Number 881906401234

Building Lodging # Stories 2 | Building Wood Basement: Yes X | No
Type Material frame

Is Property X | Yes No Property Size (Acres) 8.24

improved

Property Condition

Retaining Walls N/A
Private Sidewalks & Drives Fair
Lawns & Shrubs Fair
Excessive stored Vehicles N/A
(not for retail sales purposes)

Open storage N/A
Accessory Structures N/A
Public Sidewalks, Curbs, Gutter Fair
Catch Basins Fair
Street Lights Fair
Street Conditions Fair

Comments: Parcel is comprised of a vacant motel. Former flags were Clarion, Sheraton, Radisson and Howard
Johnson. Property has been vacant since September 8, 2013.

Condition Condition Comment
Present

1. Inadequate Street Layout X Odd access to property parcel. Single ingress/egress
route to facility create circulation confusion.

2. | Insanitary / Unsafe Condition X Existence of black mold.

3. Deteriorated Site Improvements X Restaurant appears to be severely dated.
Modernization should be completed to enhance the
viability of the facility and it's services.

4. | Improper Subdivision X Site has poor pedestrian and vehicular access.
Placement on a dead end road has resulted in an
irregular lot shape with limited frontage on a dead
end road.

5. | Obsolete Platting X Below average access to existing street grid.

6. | Life Endangering Condition

-Fire
-Environmental
-Other
7. | Retardation of Housing
Accommodations

8. Economic Liability/Underutilization X Facility appears dated and minimally maintained.
Site enhancement/improvements and redevelopment
of the facility is essential to maintain property tax
base.

9. | Social Liability

10. | Menace to Public Health, Safety, X No sidewalks exist within the Redevelopment Area.

Morals, welfare Adjacent properties have sidewalks which terminate
prematurely at each respective property boundary.
Possible Black Mold growth on interior structures.

45




INITIATIVES

DEVELOPMENT

Summary of Blighting Factors Table

Appendix D
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Appendix E: Certification, Assumptions and Limiting Conditions, Consultant
Qualifications

| certify that, to the best of my knowledge and belief...
1. The statements of fact contained in this report are true and correct.
2. The reported analyses, opinions, and conclusions are limited only by the
reported assumptions and limiting conditions, and are my personal, unbiased

professional analyses, opinions, and conclusions.

3. | have no present or prospective interest in the property that is the subject of
this report, and | have no personal interest with respect to the parties involved.

4. | have no bias with respect to the property that is the subject of this report or to
the parties involved with this assignment.

5. My compensation is not contingent on an action or event resulting from the
analyses, opinions, or conclusions in, or the use of, this report.

6. Jim Potter, AICP has made a personal inspection of the property that is the
subject of this report October 18, 2013.

7. This study is not based on a requested result or a specific conclusion.

8. | have not relied on unsupported conclusions relating to characteristics such as
race, color, religion, national origin, gender, marital status, familial status,
age, receipt of public assistance income, handicap, or an unsupported
conclusion that homogeneity of such characteristics is necessary to maximize
value.

James Potter, AICP, LEED GA

development initiatives
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This Blight Study is subject to the following limiting conditions and assumptions:

1. The reported analyses, opinions, and conclusions are limited only by the
reported assumptions and limiting conditions, and are Development Initiatives’
unbiased professional analyses, opinions, and conclusions.

2. Information provided and utilized by various secondary sources is assumed to
be accurate. Development Initiatives cannot guarantee information obtained
from secondary sources.

3. The nature of real estate development is an unpredictable and often
tumultuous. In particular, the natural course of development is difficult to
predict and forecast. Development Initiatives deems our projections as
reasonable considering the current and obtained information.

4. Development Initiatives has considered and analyzed the existing conditions
concerning the subject property within the redevelopment area. We have
considered these existing conditions while making our analysis and
conclusions. However, it should be understood that conditions are subject to
change without warning, and potential changes could substantially affect our
recommendations.

5. Our analyses, opinions and conclusions were prepared in conformance with

the Code of Professional Ethics and Standards of the American Institute of
Certified Planners.
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Urban Planning

Feal Extate
Censulting

Economilc
Develapment
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Consuttants In Real Estate
Devedopment and Urban Planning

wesinprem initatten e, provicie: deesiopmem procem, commue Brming,
pmlmbrhql..d;mmrk ek merm kF:lrlHr wrdom r:l:alh peb-

bz anl pervmte seetier chents. S i inception In 1999, [H han had s curmlative

rpact o ey S8 Bllon in ol rddsied demberent projecie

Cevelopmen rkaives b colabomiion of Karsn Oy bused prolesicnah whaw oopriecs

mddimmkrﬂr_.mnh”ilnhqlrdiﬂuﬁ::hﬁpmﬂpmlhlhﬂl

i mppmach o ithe planring sndd M offers & of nervicrs wrnging

FrnnLprl.mrt!;.hr_ﬂth.u!ﬂlliﬂrbnhuh D Economic
scievvlopmene oi

irceriiven o the leowen Fiokd ndew. AN doid 08 ' an ol inchnive mal reete
dewrbprert and commueiey plnring conuiiting firm.

Thee firemis p are Errediied with the Americen mstfivie of Cerified Marmers | and
- activn i the Arerican Flarning Aucclation, Crrsind Commencisl ireed et
Miernizas DI ard the Urkar Lared brrboie (UYL Addeenaly the pariner s aseciste mem-
s of the: LS Geees Butling Councll fumcnc), the Mincar tonomk: Revsiogmens Francing
Axecaiion MEDFA ard ruoseen ool philsst e, owvic and o minded casbsion.

2RI CES
ECOnGmic D fsment COMmiTeaniny Feaining
Oy el Stabe Taa ncmive Procuremoni Aewm ] Eorrichor Parn
Imtrq-n-'-r-ﬁ'- Dossricsn Hevicsiiuon on 5
Blighi Anatpuh er:ll.hu'dmnp!d'n'rt:ﬁ
Bei - Tot Anslyds msd-hﬁmnqnﬂmu
:.r-:l;m'tl:“b:::-ll: LETL T (Crsereasky improwsrre Diairict Fosmation
T ik RBea Estate
Lim Srdocfon
Tan: e Finan:
I:HFHI a Zom [mirmarm an= Sedgring
Prarcial b ¢ Aradysh
Dewtpment Frocess Land Plarming "Jm.,_;_
Aemning Market fenibility Siudes
m"hl""""""’-FF"‘-' Speruting P Pooms
g
Orrer
Homconformanos
— Prect Maasermers
Spocial Lss Pemits Condominius Devloprmens
B S SprerniGE Rashnh
Carricais of Qecusparcy Cormrmunky Conwrmes Suilding
Lizuemt Licrzes

I N ATIYE

Jlm Potteg AICP
HIENE 564 | IpoTiorSal-ac.rom

Jrr e el porTe :n:llqun'-tlr
l'ﬂ.'uu"‘.’ﬂ'l':.ll'lﬂ o e e

o gL of ubon et o I DTy Sl o
mmru-uu-mxm-nmmu
b el sroiec L i Fo scpaecvers e i 2 Ty of cieveopren St

nwek s

Ty i = ] iz T Jorporadon

hd._lﬂﬂﬂll-hachd'ﬂl:l!:l'h-il:b_,:tn:i
Pt ooy i,

Shrap the missiaerreer o D e TS I o cooding i 3 rumdsr of
bt il o o

it 3oETe S Mt [l use. i S 1 teb il weh

el 2 i chesboerTee: offi ol i croor e e o D

e raaae. o B ircarriven gt an bernal - oo chea T

o i Sl ol sohvanog- o BT e rumaeent wdil by sy

hrr o B inieal weoriings -d D ofce. e oo 37w i e

prabech bywepig Feadang dw-ofor e ordaml

Br el aneeEaey Layer of eperioe ot he addh nD"lrnm-l.

Foim hoa mES nogahis ondarminkam
Dremcherny on e Ity Hores: i e Fiver :ldl.'uL
Costars: {oreori T,

50




DEVELOPMENT

Chirls Saily, CCIM
5085848 | CuairgRai-uc omm

Chri b B e sconomic
dewsioprTant: e vy runeL Sl ang Bud srayes on
3 brecd e of awn ored poiprh Hik imuighl s rarksl dkeen
housinprrnt: Fesdpn s che § ST SEaTes 3 In #ari Chris
ezves B ol of 15 deall od b Srad somolon ia the ce S table,

A thee Teres Cosniosn Desloomens! Maroge ke Rumos D
Chein's groered v seprie e In S dessdoprrene 3no g TEe
of recd pale bl S 12 provicks o i 30 pwaie 3aomach
b Fomuta ng sxickors bor cdienl resch, His = Epaoe valshis
moufrom publc antbed s business, ne e i
sl i T el wecTea of 2 ot eesiss Sroer il pon.

Saby bar 3 Budresn Adesid raicn degres in feal Budacs with an

i e e ot b P sitie

Ingrams Bosdrss Moepodns o one of B J2re s 40 Mo e infoerdsl
Poasis Liredor Bus ige ol £ He i o 3 prschasie - S Do
Laaciering maTee of e Fivee Morkst Baninesn
Amochbon.and o G ifed Jommes il investrseni Sembe D0

Chviy adma brimgn 3 devsiozomeni W ]
Imﬂ'ﬂllhm:fhﬁlﬂmm

- Coslia Sarkding Cffices, el e 5§ Dl Condorisiorn,

I N |

Birlan Pittc
EESBHANZ | opiny@akac.oom

B b B . poariows i o e it Bves: By o T
ke 3 et o e o b oy ryaleel oy B of hin Feliosy o
= 01 Dean s Frrwriy-srmeloyes] 3 3 e Dty Pormes seth B (g
S0 s Wl P e W e TR tHTOL S LR
Eirar g o e o fowss ' vyt 3 e n Corwmunipad
Fegicrnl Mlarming ad an e D e v o e oloe
i = e Earmon (R o e dermsricon Prmning descchrion
Pt i sho B ook and en-offico direcior of #w Dosmioesn
Ferigrbadres] Baorssdon, whees e 1ecmyves the Ursn Ceea devad
Frami B Cowniren Couredl v B DHAS el i oeating 3 abis
m.'rmll:mhuh' Spoiw o Bdst Sws of

from hib oerership: ol 4 dorarmies, oondarminiar
JIACLEEON MOrSgETEE gy Hu pepenance noaxch 3 aigus
Fietel o aoieierd fo an eriendes oreiorminiom Eresvisdos o s
with i scdddibon i dhe iear, 1 nore abde i ofler fhe Bl apecrem
o teryicps bl e i L SOCTELLT e s

Bt Furiws axmench B v ofsesd 30 Inknre
h_r:mrl'h'u;'nrmhlﬂmuhmdﬂ;iJﬂcnrmm'f
mhhtﬂrmp“mﬁmw
warbiree ncl & e of o pres e idueced prooeees. ek
plunsing and devslopren! presu boowisdgs 'm.rl:ll-\:lml:l'“l
b el i o S sconoric e enie: ErdoEL.

ATIVE

51



DE\JELGPMEHTD INITIATIVESES

DEVELGPMENTD IMITIATIVES

Edwcation
MASTER OF ARCHITECTLRE,
LIMIVERSITY OF KANSAS

B.G.5. ERVIROMMEMTAL
STUDIES,
UHIVERSITY OF KAMNSAS

B.5. GEOGRAPHY, LINVERSITY
OF KAMSAS

Ceartifications
Amencan Inshitule of Certihed
Plannars (AICF)

American Planni L]

Associatiaon

USGEC
LEED Green Associale

Kansos Licenced Recal Fakate
5u||r=|:mrs:;n

Missoun Licensed Real Esiole
Salesparscn

Prefessianal Affilictions
MEMEER, AMERICAN PLAMNIMG
ASSOCIATION [APA)

BOARD MEMBER,
KiC METRO SECTION, APA

BOARD MEMBER,
RIVER MAREET CID)

MEMBER, LIRSaN LAND
INSTITUTE (LILI)

MEMEER, APPRAISAL IMSTITUITE

MEMEER, MISSOUR] GROWTIH
ASSOHCIATION

ASSOCIATE MEMBER, CERTIRED
COMMERCIAL IMVESTOR
MEMBER [(CCIM)

Member, USGBC

Partner Profile

James C, Potter, AICP, LEED GA

Jim is the founding partner at Development Inifiatives and is respensible for
||‘“|5I|||||'|E| the firm's vision of sxcallence in the staff, His b:}:l:_lcgrcnuﬁd has run
the spectrum of vrban redevelopment 1o communily planning projects.
From environmental due diligence actraities fo managing multi-million
dollar bond projects, Jim has experience in a myriad of development
funclions.

Jim has degrees in Enviranmental Science and Geq}gfaphy, as well as a
Master of Architecture, all rom the Universily of Kansas. His past
employment with the Kansas City Economic Development Corporation has
educated Jim in the intricacies of 60 to B0 different City, State, and Federal
tax incentives programs.

Since the establishment of Development Initiatives in 1999, lim has
coordinated numerous urban renewal and tax ncrement {II‘ILIHEII]H projects
for countless communities across the Midwest, Jim uses his sxperience and
relationships with local and state development officials fo maximize the
effectiveness of the projects he manages and the incentives s,c;ughr an
behall of our clients.

Jim has yet anather layer of expertise that he odds to DI's repertoire, real
estate development, Paotter has partnered in such notable residenfial
projects as 4644 Broadway on the Ploza, City Homes in the River Market
and the 5 Deloware Condominiums all in Kansas City.

Jim resides in Leawoad, Konsas with his wile Amy and their 5 year ald son,
Hayden.

Development Inifiatives
140 Walnut, Suvite 203 Kansas City, MO &4105
v. B16.P18-3664 [ 816.421.2622
jpotteri@di-kc.com
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Client Listing
Cougar Capital Gailoyd Enterpnises Corp,
Frivcli‘e S'EC'I'OI' Farlvilla, Missour Carmeal, Mew Yark
Ceniro Propanies Gale Communities
180 DQQrHs Dﬁﬁign Studia Chncugu, Wirois Lea's Summit, Missoun
Kansas City, Missaur
CPR Parness Giilmare & Ball, P.C.

4844 Broadwary, LLC

Kansas City, Missouri

Amancan Century Investmands
Kansas City, MO

ARC) Roal Estate Company
Frairie Village, Kansas

Associsted Wholssale Grocars
Kansas City, Konsas

Bnidge Construction Management
Kansas City, Missoun

Bridgeworks Homaes
Karsas City, Missoun

Blue Hills Communsty Corp,
Kansas City, Mistaun

Baibein & Compary
Fansas City, Missour

Bualders Dievalopmeant Corporation
Karsas City, Missoun

Cobala's
Sidney, Mebroska

Cameron Group
East Syrocuse, Mew York

Coymus Real Estale, LLC
Kansas City, Missouri

Classical Developmants
Kansas City, Missour

Clackwork Architects
Karsas City, Missour

Logent Compaonies/Les Mathews
Karsas City, Missoun

Cohen-Esrey Housing Prinrs
Kansas City, Missour

Coampass Erviranmantal
Chicage, linois

Consolidated Development Pariners
Kansas City, Missauri

Cobumbia, South Canclina

Craft Frdkin & Bhyne
Karsas City, Missouri

Doviz Frasesvation
Topeka, Kansas

DELofts
Kansas City, Missouri

DST Realty
Karsas City, Missour

Dresign Build Services
Kamsas City, Missour

DresignorkShop
Denver, Colorado

Duenbe Family Trust
Osage Beoch, Missoun

Enst Lownsnce Preseraton Pimes
Lowrence, Konsas

EBY Group/EBCO
Oilathe, Kamsas

Ehinger Trusl
Kamsas City, Missour

El Domdo Architects
Kansas City, Missour

FB Westhaven
Kamsas City, Missaur

Farnily Enderprizes
Chage Baach, Missour

First + Moan, LLC
Kansas City, Missouri

First Tinr Baltors
Cobumbia, Missoun

Fishmian & I:Qmpgrrr
Oimthe, kamas

Froshlic Pycior Co.
Lea's Summit, Missoun

Kansas City, Missouri

Glaze Commerial Real Extate
Kansos City, Missoun

Gireoter Missoun Builders
5t Charles, Missouri

Grean Devalopmant

Lee's Summit, Missoun

Geuld Evans
Kansas City, Missaur

Grubb & Ellis/
The Winbury Group
Kansas City, Missouri

GTE Propartes
5t. Lowis, Missouri

Hovens Constryction
Lee's Summit, Méssoun

HOK Design +Build

Kansas City, Missaun

Housing Development Group
Kandas Clhr.. Migsoun

Husch Blackwell
Kansas City, Missoun

[Er ]
Kansas City, Missouri

leebarg Devalapmant
Betendard, lowa

Insight Real Estate
Meth Richland Hills, Texes

JC5 Development
5t Joseph, Missour

AW Valley Assisted Development
Kansas City, Konsos

King Harshey
Kandas Cll'f.. Migsoun

Landmark lavestirmant Group
Leawaad, K5

Development Initiatives
140 Walnut, Suite 203 Kansas City, MO 54106
v, B16-216-3664  f. B16-421-2622

wwrw.di-kc.com
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Client Listing
Pemberon KK Spectnum Real Estate
Lathrop & Gage Kansas City, Konsas Earsas City, Missouri
Kansas City, Masoun
Pershing Station Pariners Spencer Fone Brt & Browne
Lenge Family Truss Konsas City, Missown Eamas City, Missouri
Kansas City, Massoun
Fhopni Real Estale Serices Spings +AsFociones
Licnesss Realty Group Laks 5. Louis, MO Columbus, Ohio

Kansas City, Missour

Ulangollen Proparties, LLC

Kansas City, Missoun

MAC Healthcare
Konsas Clbf.. Fssoun

Mariferhes
Kansas City, Messoun

Manhaan Condaminium Asses,
Konsas City, Massoun

Marabella Condominivm Assoc.
Crwvarland Park, Kansas

Marked View Propedes, LLC
Kansas City, Missoun

Maxus Properties
MHewth Kansas fdl’g. Missounl

MeCovwn Gardon Construchion
Kansas City, Massoun

MC Properties, LT
Independance, Missouri

MCZ Comporation
Chicago, lllinces

Midhand Aflentic Propesties
Indsanapels, Indiena

Mitchell Development Sarices
Dsage Beach, Missoun

S Inveestmengs
Lenexa, Kansas

Hasicnal Developenant Compasy
Haonmibal, MO

Hat Giver
Kansas City, Messoun

MH5 of Richland County,
Wiscongen

Masthland Meighborhoods
Kansas Ciby, Missoun

Praneer Sunflower Developmant
Konsos City, Missoun
Topeka, Kaonsas

Polsinell Shughart
Konsos l:try. Missoun

Prawwitt Enbarpnites
Lake Czark, Missoun

Price Brethars Developmant
Kensas City, Missouni

Pycior + Compary
Lea’s Summil, Missour

Guodra Development

Harrizarwille, Missoun

Rowl Walters Componies
Columbea, Missouw

Realty Trust Group
Lea"s Summit, Masscuri

RED Development
Kamgas City, Missoun

Reynolds Urbon Dessgn
Des Mosnes, A

580G Realty Manogement
5. Jeseph, Messour

Shirgart Thomson & Kilroy
Kamnsas Caty, Missouwn

Sibvarlion Development
Kansas City, Missouwn

Stpawase
Kansas City, Missoun

Sloggie Aschitects
Kansgs City, Missoun

AP, UC
Hannibal, MO

Soda Lafts
Kansas City, Missoun

Sunson Momaon & Hecker
Karsas City, Missouri

Sanaads Developmant
Lavt"s Susmena, Missown

Sunlight Sounas
Lenaxn, Konsas

Sunsel Ridge
Basehar, Kansas

Tall Gross Residonces, LLC
Eansas City, MO

Tourus of Teses
Forth Richlond iHlls, Tenos

The Ceadigh Company
Baltmore, Margland

The Maighbahasd Graup
Eansas City, Missouri

The Micholson Group
Kansas City, Missouri

The Westz Comparny
Dies Moines, lowa

Threshold Development
Eansas City, Missour

Tires Ecuation
e York, Mew York

Tepanil Devalopmant
Low's Su'rm, Massoaun

T Dy Dienwn
Karnsas Cify, Missoun

Frye & Company
Earnsay City, Missoun

Urban Cosur Develcpmant
Karnsas City, Missouri

Wahon Construction Company
Eansas City, Missouri

Development Initiatives
140 Walnut, Suite 203 Kansas City, MO 64106
v. B16-916-3664  f B14-421-2622
wiwrwv.diskc.com
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Client Listing

Ward l}mllln-pqﬁun‘r
Girain Vallsy, Missoun

Wells Fargo Home Maongoge
Kansas City, Missoun

West Plaza Fmpurrm
Fansas City, Messouri

Westhald Corporation
58, Loves, Missoun

White Gioss Bowers March Schulte
& Waisenfels
Karsas City, Missaur

Zimenar Management Company
Kansas City, Messoun

Zona Rosa Developrmant
Karas City, Messouri

Public Sector &
MNon-Profit

Armourdale Renewal Association
Kansas City, Kamnsas

Bagnell Dom Snp Assockbicn
Loke Crark, Missouwn

Blue Hills Community Corp
Karsas City, Messouri

Bridges of Hope
Kansas City, Karsos

City af Blus Springs, Missoun
City of Burlingame, Kansas
City of Clayton, Missouni

City of Clree, lowa

City of Grandview, Missoun
City of Herington, Kansas

City of Horlon, Kansos

City of Independence, Missoun
City of Kamsas City, Massauri
City of Laa's Surmmit, Missoun

City of Lenem, Kansas

140 Walnut, Suite 203
v. B16-9216-3664

Copyright DI 2014

Crrr of Liberty, Missoun
City of Peabody, Kansas
City of Sugar Creak, Missoun

Dioremboram Counil
Eansas City, Missouri

Doremibgmm CID
Kansos City, Missour

EDC of Kansas City, Missoun
Eansas City, Missouri

EDC of Lew's Summit, Missoun

Groduate Frogram of Lirban
Flanning
University of Kansas

Kansas City Missoun School Detoc
Kansas Clity, Missoun

Kanzsas City Reparatory Theater
Eansas City, Missouri

Land Cleanance for Redevelopmaent

Aagthonty [LORA)
Kansas City, Missouri

Land Clearance for Bedeweboprmeant
Authonty [LCRA)
Lesa's Summmit, Missoun

Heighborhood Resnvestment Corp
Kansas City, Misscuri

Heghborhoods, Inc.
Limcaln, Plebraska

HH3 of Richland County, Wistonsin

Haorthlond Meighborhoods, Inc
Kansas City, Missour

Parking Authority of Kansas City
Kansas City, Missouri

Flanned Industral Expansion
Authosity [PIEA)
Kansas City, Missouri

River Market Area Fund
Kansos Ciby, Méssour

Fiver Market Commaunity
Dcml-:\pm-urﬂ Foundation
Eansas City, Missouri

Development Initiatives

woerw. di-kc.com

Biver Market CID
Konsas City, Missoun

Searmtt Renaissence Neighborhood

Associotion
Konsos City, Missoun

Spamow Comm. Devel. Comp.
Kansas City, Missouwni

Swops Community Builders
Eansas City, Missoun

Tax Increment Financing [TIF)
Commizssion of
Eonsas City, Missoun

Wastern Baptist Bible College
Eonsas City, Missoun

The Wheole Parsan
Kaonsen City, Missoun

Kansas City, MO 4641046
f. 816-421-2622
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DEVELOPMENT INITIATIVES, BLIGHT/CONSERVATION-PROJECT SUMMARY

BLIGHT ANALYSIS (353), RICHMOND, MO

BLIGHT ANALYSIS (LCRA), 50/291, LEE'S SUMMIT, MO

BLIGHT ANALYSIS (LCRA), LAKEWOOD BUSINESS PARK, LEE'S SUMMIT, MO

BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), 18™ & MCGEE AMENDMENT, KANSAS
Ciry, MO

BLIGHT ANALYSIS (LCRA), 36™ & GILLHAM, KANSAS CITY, MO

BLIGHT ANALYSIS (CID), NOLAND FASHION SQUARE, INDEPENDENCE, MO

BLIGHT ANALYSIS (353), HEER’S BUILDING, SPRINGFIELD, MO

BLIGHT ANALYSIS (TIF), VIEW HIGH GREEN, LEE’S SUMMIT, MO

BLIGHT ANALYSIS (353), BELVOIR 353 PLAN, LIBERTY, MO

BLIGHT ANALYSIS (TIF), BELVOIR TIF PLAN, LIBERTY, MO

BLIGHT ANALYSIS (CID), GLENSTONE MARKET PLACE CID, CITY OF KIRKSVILLE, MO
CONSERVATION ANALYSIS (TIF), WINCHESTER, KANSAS CITY, MO

BLIGHT ANALYSIS (TIF), CARONDELET, KANSAS CITY, MO

BLIGHT ANALYSIS (TIF), SUNRISE BEACH, MISSOURI

BLIGHT ANALYSIS (353), CITY OF LEE'S SUMMIT, MISSOUR]

BLIGHT ANALYSIS (LCRA), DOWTOWN CORE, CITY OF LEE’S SUMMIT, MO

BLIGHT ANALYSIS (LCRA), LICATA PLAN, CITY OF LEE’S SUMMIT, MO

BLIGHT ANALYSIS (353), CITY OF LIBERTY, MISSOURI

BLIGHT ANALYSIS-PEER REVIEW (353), GRANDVIEW, MO

BLIGHT ANALYSIS (CID), CROSSROADS SHOPPING CENTER, LIBERTY, MO

BLIGHT ANALYSIS (TIF), HIGHWAY Y & 58, BELTON, MO

BLIGHT ANALYSIS(CID), LIBERTY CORNERS SHOPPING CENTER, LIBERTY, MO
BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), VIVION CORRIDOR, KMCO
BLIGHT ANALYSIS (TIF), SOUTH HIGHWAY 63 CORRIDOR, KIRKSVILLE, MISSOURI
BLIGHT ANALYSIS-PEER REVIEW, (TIF), ATCHISON, MISSOURI

BLIGHT ANALYSIS (TIF), HIGHPOINTE SHOPPING CENTER, OSAGE BEACH, MISSOURI
BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), 39™ & STATE LINE, KCMO
CONSERVATION ANALYSIS (MODESA), LAKE OZARK, MISSOURI

BLIGHT ANALYSIS-PEER REVIEW, (TIF), MARINA VIEW, KIRKSVILLE, MISSOURI
CONSERVATION ANALYSIS (TIF), CLAYTON, MISSOURI

BLIGHT ANALYSIS, (TIF), DOGWOOD CENTRE, KIRKSVILLE, MISSOURI

BLIGHT ANALYSIS, (TIF), BRISCOE TIF, LAKE OZARK, MISSOURI

BLIGHT ANALYSIS, (TIF), US 54 & BUSINESS 54, LAKE OZARK, MISSOURI

BLIGHT ANALYSIS, (TIF), QUADRA TIF, BELTON, MISSOURI

BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), DODSON PIEA, KCMO
BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), CROSSROADS ARTS, KCMO
BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), CROSSROADS AMENDMENT, KCMO
BLIGHT ANALYSIS, (TIF), ROGERS SPORTING GOODS, LIBERTY, MISSOURI

BLIGHT ANALYSIS, (TIF), BELTON MARKETPLACE, BELTON, MISSOURI

BLIGHT ANALYSIS-PEER REVIEW, (353), WESTFIELD CORPORATION, ST. CHARLES, MISSOURI
BLIGHT ANALYSIS, (TIF), KANSAS CITY, MO SWOPE COMMUNITY BUILDERS
CONSERVATION ANALYSIS, (TIF), LAKE LOTAWANA, MO

BLIGHT ANALYSIS, (TIF), OSAGE BEACH, MO, OAK RIDGE LANDING DEVELOPMENT
BLIGHT ANALYSIS, (TIF), LAKE OZARK, MO, STANTON DEVELOPMENT COMPANY

c
-

56



DEUELDF’MEMTD INITIATIVEE

BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), WASHINGTON 23 AMENDMENT,
KCMO

BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), Fitm Row, KCMO

CONSERVATION ANALYSIS, (TIF) , KANSAS CITY, MO, TIME EQUITIES, INC., NEW YORK, NY
BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), VALENTINE/BROADWAY, KCMO
BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), WASHINGTON 23, KCMO

BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), BOULEVARD BREWING COMPANY,
KCMO

BLIGHT ANALYSIS (TIF), OZARK DIVERSIFIED DEVELOPERS, BRANSON, MO

BLIGHT ANALYSIS (TIF), MCCOWN GORDON CONSTRUCTION, KCMO

BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), LEVITT ENTERPRISES, KCMO

BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), TIME EQUITIES, NY, NY

BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), URBAN COEUR DEVELOPMENT, KCMO
BLIGHT ANALYSIS (TIF), HOSPITALITY MANAGEMENT ASSOC., LINCOLN, NE

BLIGHT ANALYSIS (TIF), HUSCH & EPPENBERGER, LLC, KANSAS CITY, MO

BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), KANSAS CITY NEIGHBORHOOD
ALLIANCE, KANSAS CITY, MO

BLIGHT ANALYSIS (TIF), KING HERSHEY, ATTORNEYS AT LAW, KCMO

BLIGHT ANALYSIS (TIF), LATHROP & GAGE, ATTORNEYS AT LAW, KCMO

BLIGHT ANALYSIS (TIF), POLSINELLI SHALTON WELTE, ATTORNEYS AT LAW, KANSAS CITY, MO
BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA), COMPASS ENVIRONMENTAL, CHICAGO,
ILLINOIS

BLIGHT ANALYSIS (TIF), DST REALTY, KANSAS CITY, MO

BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA) MCZ CENTRUM, CHICAGO, ILLINOIS
BLIGHT ANALYSIS AND REDEVELOPMENT PLAN (PIEA) UNION HiLL DEVELOPMENT, KCMO
BLIGHT STUDY AND ANALYSIS (TIF), GRAIN VALLEY, MISSOURI, WARD DEVELOPMENT
COMPANY

BLIGHT STUDY AND ANALYSIS, PERSHING STATION PARTNERS, KANSAS CITY, MISSOURI

57



EXHIBIT 1-b

ADDENDUM TO NOVEMBER 8, 2013 BLIGHT ANALYSIS
BY DEVELOPMENT INITIATIVES

The following shall serve as an update as to conditions and events since the November 8,
2013 Blight Analysis conducted by Development Initiatives, as updated January 21, 2014 (the
“Blight Analysis”).

The Blight Analysis concluded that blight existed on the subject property principally
related to the following conditions:

1. Defective or inadequate street layout

2. Insanitary or unsafe conditions

3. Deterioration of site improvements

4. Improper subdivision or obsolete platting

The Blight Analysis concluded that a fifth factor, “the existence of conditions which
endanger life or property by fire and other causes” was not present at the time. While no conditions
have changed to cause categories 1 and 4 to be updated, the improvements have further deteriorated
and new conditions and events have occurred such that the remaining factors, including the fifth
factor, must be updated here:

Category 2:  Insanitary or unsafe conditions

Since the Blight Analysis, additional insanitary or unsafe conditions have occurred.
Specifically, the interior of the improvements have vastly deteriorated. The empty hotel buildings
have been inundated by persons who have torn the interior of the buildings apart in an apparent
effort to find any metal or other objects of value. Almost all of the interior corridor ceilings are
torn apart. Many portions of the interior walls are torn apart. The building is no longer water-
tight. Debris from water and from trespassers is pervasive. Various hotel rooms have been raided
for metals or other apparent property of value. Furthermore, the empty hotel buildings have
become an apparent shelter for transients and illegal activity. It is apparent that people are living
in or about the hotel rooms, which is also a fire safety hazard given the lack of heating or any
means of putting out any fire through a sprinkler system. As a result of the above, on multiple
occasions the Springfield Police Department has been called out to the property for various related
reasons.

Related to the above, the City of Springfield has issued a Notice of Public Nuisance and
Order of Abatement (Case SVC2014-07956) because the structure was vacant and open (it has
since been closed up), which is a public safety issue. This is an ongoing condition and concern.

Finally, since the Blight Analysis an environmental survey of the subject property was
conducted that resulted in a finding of abundant asbestos at the property. A copy of such report is
attached hereto.

Category 3:  Deterioration of site improvements

Since the Blight Analysis, the improvements on the subject area have deteriorated
significantly as described above. Many of the exterior doors and windows had been broken and
exposed the buildings to the elements and to the realities of transient shelter. As stated above, the
interior of the buildings have been invaded in attempts to find anything of value—mostly metal—



which has left the interior of the buildings in shambles. The improvements are no longer usable
in a commercial sense due to the above.

Category 5. The existence of conditions which endanger life or property by fire and
other causes

Given the conditions above, there now exists conditions that endanger life or property by
fire and other causes. The continued water infiltration likely endangers the structure of the
buildings themselves. The use of the buildings by transients for shelter raises the likelihood of
endangering life or property. The building of a small fire to keep warm or the conduct of illegal
activities within the buildings are various possible causes of danger to life and property. The
Springfield Police Department calls and the City of Springfield Notice of Public Nuisance are also
examples of showing how conditions exist which endanger life or property at the subject area.

Conclusion: Considering the additional events and conditions that have occurred to the
subject property since the date of the original Blight Analysis, the conclusion that conditions are
creating an economic or social liability and a menace to the public health, safety, morals and
welfare is further reinforced.

Attachments:

a) Updated pictures taken April, 2015
b) Environmental Report
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FORMER HOWARD JOHNSON HOTEL

3333 S. GLENSTONE AVE.

SPRINGFIELD, MISSOURI ASBESTOS SURVEY REPORT
_

1.0 EXECUTIVE SUMMARY

Sunbelt Environmental Services, Inc. (Sunbelt) was retained by Brad Thessing to perform an
asbestos survey of the buildings formerly the Howard Johnson hotel situated on a single property
located at 3333 S. Glenstone Ave., Springfield, Missouri. The scope of work included a visual
inspection of all areas for suspect asbestos-containing materials, bulk sampling and laboratory
analysis. The survey was conducted on October 23-24, 2014.

20 INTRODUCTION

2.1  Purpose
This survey was conducted to comply with State regulations governing the demolition of
buildings.

2.2 Special Terms and Conditions

This report has been prepared in accordance with all Federal, State and local regulations
governing the inspection of asbestos-containing materials (ACM). The presence or
absence of asbestos hazards applies only to the tested or assessed surfaces on the date of
the field visit and it should be understood that conditions may change due to
deterioration. The results and material conditions noted within this report were accurate
at the time of the inspection and in no way reflect the conditions at the property after the
date of the inspection. We have diligently examined the information currently available
and designed the sampling plan based on this information. However, we cannot
guarantee the accuracy or thoroughness of the materials we review, nor whether such
review has allowed us to rule out the possibility of ACM hidden by building components
or debris. Given the foregoing, Sunbelt Environmental Services, Inc. does warrant that
the investigation and methodology reflect our best efforts. This report is not for use by
parties other than those named, or for the purposes other than the inspection for the
above-mentioned property. No other environmental concerns were addressed during this
inspection.

3.0 BACKGROUND AND REGULATORY CRITERIA

The property was formerly a motel consisting of five buildings with rental units, a restaurant,
lobby, ballroom and laundry. The buildings were reportedly constructed prior to 1978. The
buildings are to be demolished so the land can be redeveloped.

This asbestos survey was performed in accordance with the protocols for ACM sampling as
established by the Missouri Department of Natural Resources (MDNR) Air Pollution Control
Program and the Environmental Protection Agency (EPA) Asbestos Hazard Emergency
Response Act (AHERA).

_ _
SUNBELT ENVIRONMENTAL SERVICES, INC. -1- November 3, 2014
SPRINGFIELD, MISSOURI



FORMER HOWARD JOHNSON HOTEL
3333 S. GLENSTONE AVE.
SPRINGFIELD, MISSOURI ASBESTOS SURVEY REPORT

40 SCOPE OF INSPECTION ACTIVITIES

4.1  Methods
Asbestos is a naturally occurring fibrous mineral that has many beneficial
properties. It is resistant to acids and heat, and does not conduct electricity. It is
because of these features that it was widely used in building materials prior to
1978.

The buildings were inspected for the presence of materials that may contain
asbestos. These materials were described and categorized by homogeneous area
(HA). A homogeneous area is defined as an area of surface material, thermal
insulation material or miscellaneous material that is uniform in color, texture and
date of material application. A homogeneous area might be better understood as a
homogeneous material, since there is no requirement that a homogeneous area be
contiguous or continuous. An example of this might be a building that has a
single type of floor tile. All floor tile in the building would be considered a single
HA regardless of where it is located provided it is uniform in color, texture and
date of installation.

The building inspections were performed as follows:

1. A visual inspection of the buildings for suspect asbestos-containing
materials (ACM) to visually identify readily accessible suspect ACM.

2. Bulk samples were collected according to EPA guidelines, labeled and
recorded, and shipped to an accredited laboratory for analysis of asbestos
content.

3. Sample locations and estimated material quantities were documented.
Refer to APPENDIX B for locations and quantities, and APPENDIX C for
photographic documentation of the sample locations.

4.2  Findings

ACM is defined as any material that contains more than one percent (>1%) asbestos.
ACM is then classified as either a friable ACM (material that can be crumbled,
pulverized, or reduced to powder by hand pressure) or a non-friable material. Non-friable
may further be defined as a Category I (packings, gaskets, resilient floor covering
including inastic, and asphalt roofing products), or Category II (other material excluding
Category I).

When evaluating this report, it is assumed that if one building component (i.e. green
97x9” floor tile, etc.) is positive for asbestos in a homogeneous area, then all other similar
building component in those areas are assumed to be positive. The same holds true for
samples with no asbestos detected, after a sufficient number of samples are analyzed to
demonstrate the material is non-asbestos containing.

L I L NPT
SUNBELT ENVIRONMENTAL SERVICES, INC. 2. November 3, 2014
SPRINGFIELD, MISSOURI



FORMER HOWARD JOHNSON HOTEL
3333 S. GLENSTONE AVE.
SPRINGFIELD, MISSOURI ASBESTQS SURVEY REPORT

4.3.1 Building 1 — Rental Units

Building 1 is a two-story structure of CMU block construction with brick veneer
and built up, flat roof. It consists of 38 rental units (rooms 101-118 and 201-220),
2 conference rooms (D and E), and two mechanical rooms (1 and 2™ floors by
the south stairwell). Gray 12” floor tile with black mastic (both mechanical
rooms), gray terrazzo pattern linoleum under ceramic tile in the bathroom
sink area (rooms 117, 118, conference rooms D & E, rooms 201-220), cement
board window infill panels behind metal skin (all windows), window unit
exterior perimeter caulking (all windows), and gray roof tar sealant were
found to be positive for asbestos content.

4.3.2 Building 2 - Rental Units

Building 2 is a two-story structure of CMU block construction with brick veneer
and built up, flat roof. It consists of 40 rental units (rooms 121-140 and 221-240),
and two mechanical rooms (1 and 2™ floors by the north stairwell). Gray 12”
floor tile with black mastic (both mechanical rooms), gray terrazzo pattern
linoleum under ceramic tile in the bathroom sink area (rooms 121-140 and
221-240), cement board window infill panels behind metal skin (all windows),
window unit exterior perimeter caulking (all windows), and gray roof tar
sealant were found to be positive for asbestos content.

4.3.3 Building 3 — Rental Units

Building 3 is a two-story structure of CMU block construction with brick veneer
and built up, flat roof. It consists of 40 rental units (rooms 141-160 and 241-260),
and two mechanical rooms (1% and 2™ floors by the south stairwell). Gray 12”
floor tile with black mastic (both mechanical rooms), gray terrazzo pattern
linoleum under ceramic tile in the bathroom sink area (rooms 241-260),
cement board window infill panels behind metal skin (all windows), window
unit exterior perimeter caulking (all windows), and gray roof tar sealant
were found to be positive for asbestos content.

4.3.4 Building 4 - Rental Units

Building 4 is a two-story structure of CMU block construction with brick veneer
and built up, flat roof. It consists of 40 rental units (rooms 161-180 and 261-280),
and two mechanical rooms (1% and 2™ floors by the north stairwell). Gray 127
floor tile with black mastic (both mechanical rooms), gray terrazzo pattern
linoleum under ceramic tile in the bathroom sink area (rooms 261-280),
cement board window infill panels behind metal skin (all windows), window
unit exterior perimeter caulking (all windows), and gray roof tar sealant
were found to be positive for asbestos content.

SUNBELT ENVIRONMENTAL SERVICES, INC. -3- November 3, 2014
SPRINGEIELD, MISSOURI




FORMER HOWARD JOHNSON HOTEL

3333 S. GLENSTONE AVE.
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4.3.5 Building 5 - Rental Units

Building 4 is a two-story structure of CMU block construction with brick veneer
and built up, flat roof. It consists of 44 rental units (rooms 401-422 and 501-522),
and one mechanical room (2 floor by the east stairwell). Black mastic
(mechanical room), cement board window infill panels behind metal skin (all
windows), window unit exterior perimeter caulking (all windows), and gray
roof tar sealant were found to be positive for asbestos content.

4.3.6 Laundry

The laundry building is a single-story structure of CMU block construction with
brick veneer and built up, flat roof. Black mastic beneath 12” floor tile, and
roof tar sealant were found to he positive for asbhestos content.

4.3.7 Restaurant & Lobby

The restaurant & lobby building is a single-story structure of metal and masonry
construction with stucco veneer and built up, flat roof. White 12” floor tile, and
roof tar sealant were found to be positive for ashestos content.

4.3.8 Grand Baliroom

The grand ballroom building is a single-story structure of metal and iasonry
construction with stucco veneer and rubber membrane, flat roof. No suspect
materials were found to be positive for asbestos content.

A total of 44 samples consisting of 52 layers were taken for the buildings located on the
property. Eight sample layers were identified as positive (>1%) for asbestos: 3,000
sq ft of floor tile & mastic, 2,000 sq ft of floor tile, 3,500 sq ft of cement board
window infill panels, 3,200 sq ft of linoleum beneath ceramic tile, 3,600 ft of window
unit caulking and an unknown quantity of roofing tar sealant. Refer to APPENDIX A
for a site diagram, APPENDIX B for a summary of the locations and laboratory results, and
laboratory documentation may be reviewed in APPENDIX D.

I - R T
SUNBELT ENVIRONMENTAL SERVICES, INC. -4 - November 3, 2014
SPRINGFIELD, MISSOURI




weaseiq ays - y xipuaddy



welbeiqg sus

L anbig

unossiy ‘pebuldsg

"OAY BUOISUID) "G CEEC
uoOSuyo pIEMOH

Z0asD 3mernN 'prrgioels T SOREL N 129
TONISIDIANTS TYILNIWNORIARNS

€ uipping

| 1 2wppng

woocijjeg puein _ T uipping

€ Swppng

t Sulp|ing

<zoma=




Arewnwng 3jdweg — g xipuaddy



onosi) %se | oN VN lIJUl MOPUIAA. POUUNS [B1OI ‘[eUBd JUSWa)) VN I 02-FH
u&.om#mn__ AUON SOA 9 mc___mu ainxa] uioddod 022 L 61-rH
pajoalaq SUON SOA 9 Buiian anxe uloddod L2 L 81-PH
olloshiy) %08 | SeA L Anu3 woouyieg | dlwese) Jepun ‘Wsled 0Ze.8 | “Wnalour] oLz I LLPH
pajoslag SUON SOA 9 Bunen aInixe ] wioodod oLz 1 9L-MH
Paloala(] auoN SOA 9 Buien aInixa] uioodod 902 L SI-rH
paloa)ag auUoN SOA 9 Buen ainxe ] woodod L0z L v1-rH
amosfiuD % | oN S 100]4 onsew yoelg wN | Alpuneq | el-pH
pejoaleg euoN | ON S 10014 weas) ‘eliL ,Z} ¥/N fpune | e1-PH
pepele euoN S8A ¥ Bulie ainixa ] uioadod V/N (leH urey gl-rH
pojoRlog BUON | SeA ¥ Bulien ainyxe | wi0adod VN |IeHuBw | LL-rH
pajosla( SuoN SOA 14 Buiie) ainjxa ] uioodod V/N leHue |  OL-rH
pejoeleg eUON SSA 14 Buien alnxe | uioodod V/N IIeH uepy 60-M'H
poloole@ SUON | SBA ¥ Buied ainixa | Woodod 8Ll L 80-"H
pseloels( auoN SOA I Buien 2INIXa | UMO(Q Yoouy gLl I L0MH
popRleg SUON | SOA I Bumed 2INIX8 | UMOQ HOOu, an 1 90-PH
peloajeq suoN | seA 1 Bued 2INXa | UMOQ Yo0u| 601 L SO-PH
pejoajad oUoN | sop ! Buied aINIXa ) UMO( HOOU 801 I #0-"H
peloalag auUoN ON £ loold OlSEIN MO|[BA Iedlueyoay 8 €0-rH
amoskiyn %2 | oN € 1004  O§SEW XoBIg [EdIUBLOON ! €0-"H
2NoSAILD %E oN g 10014 feip ‘ol 21 | reoweyoen | 1 €0-PH
paloelag euoN SOA < M punodwo) julof (Ne]8 ! c0-'H
paloolog QUON | SoA z M 3001192US 1oL L Z0-MH
pa109)a(] SUON SaA L Buiian aINIXa] Umo(] Yoouy LOL I LO-MH
usuon WOV |eigeny ,_MMM_AMM_,_ uoIEd0 uonduoasaq WooY Buping | eidwes

| s} nsay ajdwesg sojsaqsy -




ﬁ

s)insaH sjdweg so)saqsy

Pejoalag suoN ON W/N {00H ueeas e | yoe|g W/N ) Ov-rH
pejdalag suoN S8A YAl Buipe) alnixe ] SARM V/N IIBH uew 6e-MH
pejoajaq auoN SOA gl e alnxa] aABM wool|eg urepy 86-rH
paloslag suoN SaA al e 2INXa | SABM wool|eg urepy L8TH
pejoalaq auoN SOA gl em 8inixe| SABAA wool|eg urepy 98-rH
pa19919q BUON ON St sdalg oNSeP UMOIE abelg uew Se-rH
pa19918 SUON ON Gl sdaig ue] ‘peal] JelS abeig urepy Se-rH
pejoaja auUoN oN ¥l looj4 olseW Noelg abeig uepw ¥e-rH
paloalag auonN ON 14 {0014 weald ‘allL .2k abelg urew PE-MH
poleeg SUON | S9A £l Bue) uisjed woodod ‘ellL 2 wool|[eq urei £€-rH
pajoajeq auoN ON 2l 100]4 OISBIN SUYM uayoiy ure 2e-rH
pa1o919(] SUON SBA zL looj4 ulayed 0zeila| ‘wna|joury uayouy 11=TH 2e-rH
pajosiaq auUoN ON Ll 100} punodwo? Bujiaaa usyouy uep LE-MH
Cemeship e | oN- | 100l SUUM “OIIL W21 ey | urew LE-PH
pajoslad w,._._oz . SOA . v/N I2AA Moouleays 915 S 0g-rH
pejosjeg suoN | saA o] Buyied eanxs | uloodod 9ls g 62-"H
po19ale] sUON SOA ol Buiien ainjxa] uloodod 205 S 8e-rH
pajoa1aQ SUON S8 ot Buied alnixa] wioodod L0S S Le-rH
pajosjag suoN S9A 6 Bumen alnpxa ] umopxoouy doy 891 12 9¢-rH
pajosleq SuoN SaA 6 Bumen ainixe | umopxoouy dow LZL ¥ S2-rH
psjoalag auoN S9A 6 Buyiad ainxe | umopxoouy] dopy 641 14 ¥¢-H
palovlod SUON S9A 8 Buiied aine | dop E¥l € ge-rH
pa10ala SuoN SaMN 8 Buyjien ainxa] dowy oS E ccTH
palosleq SUoN SeA 8 Bulien ainjxa] dop 651 £ Le-MH
wewon Wov | eiqend ,_MHMM«MH& UOIBO0 uondussag Wwooy Bupiing | eidwes




pajoalag auoN OoN VN SMOPUIM JolIoIXT BuyineD Aeto V/IN 1\ ¥-H

ooskiyD % | ON | WN  |Smopuim Jolieixa Bupine) umo.g VN Iy ev-PH
_ pa1991a(] SUON ON V/N _ jooy — alo) /N v er-r'H
‘enosAiyD %0E | - ON YN jooy lueresg re ] Aelo V/N v L-rH

wewod WOV |eiqend | iRl uole0 co._E_meo wooy Buipiing m_a_Emm

s)insey ojdwes so)saqsy -




uonejuawndloq siydesdoloyd — ) xipuaddy



PHOTOGRAPHS

Photo No.: 1 Site Name: Subject Property - Howard Johnson

Taken By: Jesse Carmack Friday, October 24, 2014

Knock Down Ceiling Texture

Photo No.: 2 Site Name: Subject Property - Howard Johnson

Taken By: Jesse Carmack Friday, October 24, 2014

Sheetrock
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PHOTOGRAPHS

Photo No.: 3 Site Name: Subject Property - Howard Johnson

Taken By: Jesse Carmack Friday, October 24, 2014

12" Floor Tile, Gray

Photo No.: 4 Site Name: Subject Property - Howard Johnson

Taken By: Jesse Carmack Friday, October 24, 2014

Popcorn Ceiling Texture

Page 2




PHOTOGRAPHS

PhotoNo.: 5 Site Name: Subject Property - Howard Johnson

Taken By: Jesse Carmack Friday, October 24, 2014

12" Floor Tile, Cream

PhotoNo.: 6 Site Name: Subject Property - Howard Johnson

Taken By: Jesse Carmack Friday, October 24, 2014

Popcorn Ceiling Texture

Page 3




PHOTOGRAPHS

Photo No.: 7 Site Name: Subject Property - Howard Johnson

Taken By: Jesse Carmack Friday, October 24, 2014

Gray Terrazo Linoleum

PhotoNo.: B Site Name: Subject Property - Howard Johnson

Taken By: Jesse Carmack Friday, October 24, 2014

Mop Ceiling Texture

Page 4




PHOTOGRAPHS

Photo No.: 9 Site Name:  Subject Property - Howard Johnson

Taken By: Jesse Carmack Friday, October 24, 2014

Mop Knockdown Ceiling Texture

Photo No.: 10 Site Name: Subject Property - Howard Johnson

Taken By: Jesse Carmack Friday, October 24, 2014

Popcorn Ceiling Texture

Page 5




PHOTOGRAPHS

Photo No.: 11 Site Name:  Subject Property - Howard Johnson

Taken By: Jesse Carmack Friday, October 24, 2014

12" White Floor Tile

Phofo No.: 12 Site Name: Subject Property - Howard Johnson

Taken By: Jesse Carmack Friday, October 24, 2014

Terrazo Linoleum

Page 6




PHOTOGRAPHS

Photo No.: 13 Site Name: Subject Property - Howard Johnson

Taken By: Jesse Carmack Friday, October 24, 2014

2' Ceiling Tile, Popcorn Pattern

Photo No.: 14 Site Name: Subject Property - Howard Johnson

Taken By: Jesse Carmack Friday, October 24, 2014

12" Cream Marble Floor Tile

Page 7




PHOTOGRAPHS

Photo No.: 15 Site Name:

Taken By: Jesse Carmack

Tan Stair Tread

Subject Property - Howard Johnson
Friday, October 24, 2014

Photo No.: 16 Site Name:

Taken By: Jesse Carmack

Wave Wall Texture

Subject Propenty - Howard Johnson

Friday, October 24, 2014

Page 8




PHOTOGRAPHS

Photo No.: 17 Site Name: Subject Property - Howard Johnson

Taken By: Jesse Carmack Friday, October 24, 2014

Wave Ceiling Texture

Page 9
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SanAir Technologies Laboratory

Analysis Report
prepared for

Sunbelt Environmental
Services, Inc.

Report Date: 10/28/2014

Project Name: Howard Johnson
Project #: A12774

SanAir ID#: 14029796

NGy

NVLAP LAB CODE 200870-0  Centification ¥ 652931

Sandir

Technofogles Laboratary

804.897.11717 Wwww.sanair.com




sl SanAir Technologies Laboratory, Inc.

1651 Oakbridge Drive, Suite B, Powhatan, VA 23139
804.897.1177 Toll Free: 888.895.1177 Fax: 804.897.0070
Web: hitp://www.sanair.com E-mail: iag@sanair.com

Sunbelt Environmental Services, Inc.
621 N. Prince Lane
Springfield, MO 65802

October 28, 2014

SanAir ID # 14029796
Project Name: Howard Johnson
Project Number:  A12774

Dear Jesse Carmack,

We at SanAir would like to thank you for the work you recently submitted. The 44 sample(s) were
received on Monday, October 27, 2014 via FedEx. The final report(s) is enclosed for the following
sample(s): HJ-01, HJ-02, HJ-03, HJ-04, HJ-05, HJ-06, HJ-07, HJ-08, HJ-09, HJ-10, HJ-11, HJ-12,
HJ-13, HJ-14, HJ-15, HJ-16, HJ-17, HJ-18, HJ-18, HJ-20, HJ-21, HJ-22, HJ-23, HJ-24, HJ-25,
HJ-26, HJ-27, HJ-28, HJ-29, HJ-30, HJ-31, HJ-32, HJ-33, HJ-34, HJ-35, HJ-36, HJ-37, HJ-38,
HJ-38, HJ-40, HJ-41, HJ-42, HJ-43, HJ-44.

These results only pertain to this job and should not be used in the interpretation of any other job.
This report is only complete in its entirety. Refer to the listing below of the pages included in a
complete final report.

Sincerely,

)jnww/éé bting

Sandra Sobrino
Asbestos & Materials Laboratory Manager
SanAir Technologies Laboratory

Final Report Includes:
- Cover Letter
- Analysis Pages
- Disclaimers and Additional information

sample conditions:
44 sample(s) in Good condition



sankir SanAir Technologies Laboratory, Inc.

Trchnalogles Laberdtary

1551 Oakbridge Drive, Suite B, Powhatan, VA 23139
804.897.1177 Toll Free: 888.895.1177 Fax: 804.897.0070
Web: http:/fwww.sanair.com  E-mail: lag@sanair.com

Sunbelt Environmental Services, Inc.
621 N. Prince Lane
Springfield, MC 65802

Name:
Address:

Collected Date:
Received Date:
Report Date:
Analyst:

Asbestos Bulk PLM EPA 600/R-93/116

Stereoscopic

Components

SanAir ID 7 Description Appearance % Fibrous
HJ-01 / 14029796-001 White
Fnock Down Ceiling Texture Non-Fibrous

Homogeneous

Stereoscopic Components

% Fibrous

Project Number:
P.Q. Number:
Project Name:

% Non-Fibrous
100% Other

% Non-Fibrous

Sandir ID Number

14029796

FINAL REPORT

A12774
26252
Howard Johnson

10/24/2014

10/27/2014 8:30:00 AM
10/28/2014 10:42:14 AM
Childress, Christopher

Ashestos
Fibers

None Detected

Ashestos
Fibers

SanAir ID / Description

Appearance

HJ-02 / 14029796-002 White 5% Cellulose 5% Othexr None Detected
Sheetrock, Sheetrock Non-Fibrous

Heterogeneous
HJ-02 / 14029796-002 White 100% Other None Detected
Sheetrock, Joint Compound Non-Fibrous

Homogeneous

Stereoscopic Components

Asbestos

% Fibrous

SanAir ID / Description

Appearance

% Non-Fibrous

Fibers

HJ-03 / 14025796-003 Beige 37% Other 3% Chrysotile
Flocor Tile, Floor Tile Non-Fibrous
Homogeneous

HJ-03 f 14029796-003 Black 33% Other 7% Chrysotile
Floor Tile, Mastic Non-Fibrous
. Homogenecus

HJ-03 / 14029796-003 Yellow 100% Other None Detected
Floor Tile, Mastic Non-Fibrous
Homogeneous

Stereoscopic Components

% Non-Fibrous

Ashestos

% Fibrous

SanAir 1D / Description Appearance

HJ-04 / 14029796-004 White 2% Wollastonite
Knock Down Celling Texture Non-Fibrous
Homogenecus

98% Other

Fibers
¥one Detected

Ashestos

Certification

Reviewed:

signature:  (feaen Mm

Date: 10/28/2014

Stereoscopic Components
SanAir ID / Description Appearance % Fibrous % Non-Fibrous
HJ-05 / 14029796-005 White 2% Wollaatonite 98% Other
Knock Down Ceiling Texture Non-Fibrous

Homogeneous

Date: 10/28/2014

Fibers
None Detected

Page 1 of 8



sankr SanAir Technologies Laboratory, Inc.

M 1551 Oakbridge Drive, Suite B, Powhatan, VA 23139
804.897.1177 Toll Free: BBB.895.1177 Fax: 804.897.0070
Web: http://www.sanair.com  E-mail: iag@sanair.com

Sunbelt Environmental Services, Inc.
621 N. Prince Lane
Springfield, MO 65802

Name:
Address:

Project Number:
P.O. Number:
Project Name:

Collected Date:
Received Date:
Report Date:
Analyst:

Asbestos Bulk PLM EPA 600/R-93/116

Stereoscopic

Components

Sanhir ID Number

14029796

FINAL REFORT

A12774
26252
Howard Johnson

10/24/2014

10/27/2014 8;30:00 AM
10/28/2014 10:42:14 AM
Childress, Christopher

Asbestos
Fihers

SanAir D/ Description Appearance % Fibrous

HJ-06 / 14029796-006 White 2% Wollastonite
Knock Down Ceiling Texture Non-Fibrous
Homogeneous

% Non-Fibrous
98% Other

None Detected

Asbhestos

Stereoscopic Compeonents
SanAir ID / Description Appearance % Fibrous
HJ-07 / 14029796-007 White 2% Wollastonite
Knock Down Ceiling Texture Non-Fikrous

Homogeneous

Stereoscopic Components

Appearance % Fibrous

SanAir ID / Description

% Non-Fibrous

98% Other

% Non-Fibrous

Fibers
None Detected

Asbestos
Fibers

HJ-08 / 14029796-008 White 5% Wollastonite
Ceiling Texture Non-Fikrous
Homogeneous

Stereoscopic Components

% Fibrous

55% Other

% Non-Fibrous

None Detected

Ashestos
Fibers

SanAir ID / Description

Appearance

HJ-09 / 1402%796-009 White 5% Wollastonite
Ceiling Texture Non-Fibrous
Hemogensous

Stereoscopic

55% Other

None Detected

Asbestos

SanAir ID / Description Appearance % Fibrous
HJI-10 / 14025796-010 White 5% Wollastonite
Ceiling Texture Non-Fibrous

Homogeneous

Stereoscopic

Components

s Non-Fibrous
95% Other

Fibers

Hone Detected

Asbestos

SanAir ID / Description Appearance % Fibrous
HJ-11 / 14029796-011 White 5% Wollastonite
Ceiling Texture Non-Fibrous

Homegeneous

Stereoscopic Components

% Fibrous

% Non-Fibrous
95% Other

% Non-Fibrous

Fibers
None Detected

Asbestos
Fibers

SanAir ID f Descripticn
HJ-12 / 14029796-012 White 5% Wollastonite
Ceiling Texture Non-Fibrous

Homogeneous

Appearance

Reviewed:

Signature:  (Ypaen W

Date: 10/28/2014 Date: 10/28/2014

95% Other

Nene Detected

Page 2 of 8



sl SanAir Technologies Laboratory, Inc.

1551 Oakbridge Drive, Suite B, Powhatan, VA 23139
804.897.1177 Toll Free: 888.895.1177 Fax: 804.897.0070
Web: hitp:/fwww.sanair.com  E-mail: iaq@sanair.com

Sunbelt Environmental Services, Inc.
621 N. Prince Lane
Springfield, MO 65802

Name:
Address:

Project Number:
P.O. Number:
Project Name:

Collected Date:
Received Date:
Report Date:
Analyst:

Ashestos Bulk PLM EPA 600/R-93/116

Stereoscopic Components

Sanair ID Number

14029796

FINAL REPORT

A12774
26252
Howard Johnson

10/24/2014

10/27/2014 8:30:00 AM
10/28/2014 10:42:14 AM
Childress, Christopher

Asbestos

% Fibrous

SanAir ID / Description

Appearance

HJI-13 / 14029796-013 Beige

Floor Tile, Floor Tile Non-Fibrous
Homogeneous

HJ-13 / 14029796-013 Black

Floor Tile, Mastic Non-Fibrous
Homogeneous

Stereoscopic

Components

% Non-Fibrous
100% Other

53% Other

Fibers
None Detected

7% Chrysotile

Asbestos

SanAir ID / Description Appearance % Fibrous
HJ-14 f 140289796-014 White 5% Wollastonite
Ceiling Texture Non-Fibrous

Homegeneous

Stereoscopic

Components

% Non-Fibrous
95% Other

Fibers

None Detected

Asbestos

SanAir ID / Description Appearance % Fibrous
HJ-15 / 14028796-015 White 5% Wellaastcnite
Ceiling Texture Non-Fibrous

Homogenecus

‘Stereoscopic
Appearance

Components
% Fibrous

SanAir ID / Description

% Non-Fibrous
95% Other

% Non-Fibrous

Fibers
None Detected

Ashestos
Fihers

HJ-16 / 14029796-016 White 5% Wollastonite
Ceiling Texture Non-Fibrous
Homogeneous

Stereoscopic Components

95% Other

None Detected

Ashestos
Fibers

% Fibrous

SanAir ID / Description
HJ-17 / 14029796-017 Beige 15% Cellulcse
Linoleum Non-Fibrous

Homogeneous

Appearance

Stereoscopic Components

% Non-Fibrous
55% Other

30% Chrysctile

Ashestos

Appearance % Fibrous

SanAir ID / Description

HJ-18 / 14029796-018 white 5% Wollastonite
Ceiling Texture Non-Fibrous
Homogeneous

% Non-Fibrous
95% Other

Fibers

None Detected

Certification

Reviewed:

signature:  (feaen W

Date: 10/28/2014 Date: 10/28/2014

Page 3 of 8



SanAir ID Number

Sanlir S@nAir Technologies Laboratory, Inc.

ST 1551 Qakbridge Drive, Suite B, Powhatan, VA 23139 14029796
804.897.1177 Toll Free: 888.895.1177 Fax: 804.897.0070
Web: http://www.sanair.com  E-mail: iaq@sanair.com FINAL REPORT
Name: Sunbelt Environmental Services, Inc. Project Number: A12774
Address: 621 N. Prince Lane P.O. Number: 26252
Springfield, MO 65802 Project Name: Howard Johnson

Collected Date: 10/24/2014
Received Date: 10/27/2014 8:30:00 AM
Report Date:  10/28/2014 10:42:14 AM
Analyst: Childress, Christopher

Asbestos Bulk PLM EPA 600/R-93/116

Stereoscopic Compgenents Asbestos
SanAir ID / Description Appearance % Fibrous % Non-Fibrous Fibers
HJ-19 [ 14029796-019 White 5% Wollastcnite 95% Other None Detected
Ceiling Texture Non-Fibrous

Homogeneous

Stereoscopic Components Ashestos
SanAir ID / Description Appearance % Fibrous % Non-Fibrous Fibers
HJ-20 / 14028796-020 Brown 65% Other 35% Chrysotile
Cement Board Non-Fibrous

Homogeneous

Stereoscopic Components Asbestos
SanAir ID / Description Appearance % Fibrous % Non-Fibrous Fibers
HJ-21 / 14029796-021 white 100% Other None Detected
Mop Ceiling Texture Ncn-Fibrous

Homogeneous

Stereoscopic Components Ashestos
SanAir ID / Description Appearance % Fibrous % Non-Fibrous Fibers
HJ-22 / 14029796-022 White 100% Other None Detected
Mop Ceiling Texture Ncn-Fibrous

Homogeneous

Stereoscopic Components Asbestos
SanAir ID / Description Appearance % Fibrous % Non-Fibrous Fibers
HJ-23 / 14025796-023 White 100% COther None Detected
Mop Ceiling Texture Non-Fibrous

Homegeneous

Stereoscopic Companents Asbhestos
SanAir ID / Description Appearance % Fibrous % Non-Fibrous Fibers
HT-24 / 14029796-024 White 100% Other None Detected
Mop Knockdown Ceiling Texture Non-Fibrous

Homogeneous

Stereoscopic Components Asbestos
SanAir ID / Description Appearance % Fibrous % Non-Fibrous Fibers
HJ-25 / 14029796-025 white 100% Other None Detected
Mop Knockdown Ceiling Texture Non-Fibrous

Homogeneous

signature:  (Ypeen M—lﬂﬂ Reviewed:

Date;: 10/28/2014 Date: 10/28/2014 Page 4 of 8



Skt SanAir Technologies Laboratory, Inc.

T 1851 Oakbridge Drive, Site B, Powhatan, VA 23139
804.897.1177 Toll Free: 888.895.1177 Fax: 804.897.0070
Web: hitp://mww.sanair.com  E-mail: iaqg@sanair.com

Sunbelt Environmental Services, Inc.
621 N. Prince Lane
Springfield, MO 65802

Name:
Address:

Project Number:
P.O. Number:
Project Name:

Collected Date:
Received Date:
Report Date:
Analyst:

Asbestos Bulk PLM EPA 600/R-93/116

Stereoscopic Components

% Fibrous

% Non-Fibrous

SanAir ID Number

14029796

FINAL REFORT

A12774
26252
Howard Johnson

10/24/2014

10/27/2014 8:30:00 AM
10/28/2014 10:42:14 AM
Childress, Christopher

Ashestos

Appearance

HJ-26 / 140239796-026 White
Mop Knockdown Ceiling Texture Non-Fibrous
Homogeneous

Stereoscopic

Components

100% Other

Fibers
None Detected

Ashestos

SanAir ID / Description Appearance % Fibrous
HJ-27 / 14029796-027 White 5% Cellulose
Ceiling Texture Non-Fibrousa

Homogeneous

Stereoscopic
Appearance

Components
% Fibrous

SanAir ID / Description

% Non-Fibrous
95% Other

% Non-Fibrous

Fibers
Nene Detected

Asbestos
Fibers

None Detected

HJ-28 / 1402%796-028 White 5% Cellulose 95% Other
Ceiling Texture Non-Fibrous
Homogeneous

Ashestos
Fibers

Stereoscopic Components

% Fibrous % Non-Fihrous

SanAir ID [ Description

Appearance

HJ-2% / 1402%796-029 White 5% Cellulose 95% Other None Detected
Ceiling Texture Non-Fibrous

Homogenecus

Stereoscopic ' its Asbestos
SanAir ID / Description Appearance % Fibrous % Non-Fibrous Fibers
HJ-30 / 14029796-030 White 5% Cellulose 95% Other None Detected
Sheetrock Non-Fibrous

Homogenecus

Stereoscopic Components

Asbestos

Appearance

% Fibrous

% Non-Fibrous

Fibers

HJ-31 / 14029796-031 Beige 98% Other 2% Chrysotile
Flcor Tile, Flooxr Tile Non-Fibrous

Homogenecus
HJ-31 / 14029796-031 Grey 100% Other Nene Detected
Flcor Tile, Leveling Compound Non-Fibrous

Homogenecus

Certification

Reviewed:

Signature: W W

Date: 10/28/2014 Date: 10/28/2014

Page 5 of 8



Sanflr SanAir Technologies Laboratory, Inc.

1551 Oakbridge Drive, Suite B, Powhatan, VA 23139
804.897.1177 Toll Free: 888.895.1177 Fax: 804.897.0070
Web: hitp://mww.sanair.com  E-mail; iag@sanair.com

Sunbelt Environmental Services, Inc.
821 N. Prince Lane
Springfield, MO 65802

Project Number:
P.O. Number:
Project Name:

Name;
Address:

Collected Date:
Received Date:
Report Date:
Analyst:

Asbestos Bulk PLM EPA 600/R-93/116

Stereoscopic Components

Sanhir ID Number

14029796

FINAL REFORT

At12774
26252
Howard Johnson

10/24/2014

10/27/2014 8:30:00 AM
10/28/2014 10:42:14 AM
Childress, Christopher

Asbestos
Fibers

% Fibrous

SanAir ID / Description

Appearance

% Non-Fibrous

HJ-32 / 14029796-032 Beige 50% Cellulose 30% Other None Detected
Lincleum, Lincleum Fibrous 15% Synthetic

Heterogeneous 5% Glass
HJ-32 / 14029796-032 Off-white 100% Other None Detected
Linoleum, Mastic Non-Fibrous

Homogeneous

Stereoscopic Components

Ashestos

% Fibrous

SanAir ID / Description

Appearance

HJ-33 / 14029796-033 Grey 85% Glass
Ceiling Tile Fibrous
Homogeneous

Stereoscopic Components

% Non-Fibrous
15% Other

Fibers
None Detected

Ashestos

Appearance % Fibrous

SanAir ID / Description

% Non-Fibrous

Fibers

HJ-34 / 14029796-034 Beige 100% Other None Detected
Floor Tile, Floor Tile Non-Fibrous

Homogeneous
HJ-34 / 14029796-034 Black 100% Other None Detected
Floor Tile, Mastic Non-Fibrous

Homogenaous

Stereoscopic Components

Ashestos

% Fibrous

SanAir ID / Description

Appearance

% Non-Fibrous

Fibers

HJI-35 / 14029796-035 Belge 100% Other None Detected
Stair Tread, Stair Tread Non-Fibrous

Homogeneous
HJ-35 / 14029736-035 Brown 100% Other None Detected
Stair Tread, Mastic Non-Fibrous

Homogeneous

Compaonents

Stereoscopic

Ashestos

SanAir 1D / Description Appearance % Fibrous
HJ-36 / 14029796-036 White
Wall Texture Non-Fibrous

Homocgenecus

Certification

Reviewed:

signature:  (fpaen Mm

Date: 10/28/2014 Date: 10/28/2014

% Non-Fibrous
100% Other

Fihers
None Detected

Page 6 of 8



St SanAir Technologies Laboratory, Inc.

S 1551 Oakbridge Drive, Suite B, Powhatan, VA 23139
804.897.1177 Toll Free: 888.895.1177 Fax: 804.897.0070
Web: hitp://www.sanair.com  E-mail: iag@sanair.com

Sunbelt Environmental Services, Inc.
621 N. Prince Lane
Springfield, MO 65802

Name:
Address:

Project Number:
P.O. Number:
Project Name:

Collected Date:
Received Date:
Report Date:
Analyst:

Asbestos Bulk PLM EPA 600/R-93/116

Stereoscopic

Components

SanAir ID Number

14029796

FIRAL REPORT

A12774
26252
Howard Johnson

10/24/2014

10/27/2014 8:30:00 AM
10/28/2014 10:42:14 AM
Childress, Christopher

Ashestos
Fibers

SanAir ID / Description Appearance % Fibrous

HJ-37 / 140297%6-037 White
Wall Texture Non-Fibrous
Homogeneous

% Non-Fibrous
100% Other

None Detected

Ashestos

Stereoscopic
Appearance

Components
% Fibrous

SanAir ID / Description

Stereoscopic Components

Appearance % Fibrous % Non-Fibrous
HJT-38 / 14029796-038 White 100% Other
HWall Texture Non-Fibrous

Homogeneous

% Non-Fibrous

Fibers
None Detected

Asbestos
Fibers

HJ-39 / 140297%6-0339 White
Ceiling Texture Non-Fibrous
Homogeneous

Stereoscopic

Components
% Fibrous

100% Other

% Non-Fibrous

Ncone Detected

Asbestos
Fibers

SanAir ID / Description Appearance

HI-40 / 1402979%6-040 Grey 30% Cellulose
Roofing Tar Non-Fibrous
Homogeneous

70% Other

None Detected

Asbestos

Stereoscopic

Components

Stereoscopic Components
SanAijr ID / Description Appearance % Fibrous % Non-Fibrous
HT-41 / 14023796-041 Grey
Reofing Tar Nen-Fibrous

Homogeneous

70% Other

Fibers
30% Chryscotile

Ashestos

SanAir ID / Description Appearance % Fibrous
HJ-42 / 14029736-042 Black 25% Glass
Roofing Core Non-Fibrous

Homogeneous

Stereoscopic
% Fibrous

% Non-Fibrous
75% Other

Fihers
None Detected

Ashestos
Fibers

SanAir ID / Description
HJ-43 / 14029796-043 Brown 5% Wollastonite
Caulking Non-Fibrous

Homocgeneous

Appearance

Certification

Reviewed:

Signature: a“,‘;\ MM"?

Date: 10/28/2014 Date: 10/28/2014

0% Other

5% Chrysotile

Page 7 of 8



Saniir ID Number

St SanAir Technologies Laboratory, Inc.

M 1561 Oakbridge Drive, Suite B, Powhatan, VA 23139 14029796
804.897.1177 Toll Free: 888.895.1177 Fax: 804.897.0070
Web: hitp://www.sanair.com E-mail: iag@sanair.com FINAL REPORT
Name: Sunhelt Environmental Services, Inc. Project Number: A12774
Address: 621 N. Prince Lane P.Q. Number: 26252
Springfield, MO 65802 Project Name: Howard Johnson

Coliected Date: 10/24/2014
Received Date: 10/27/2014 8:30:00 AM
Report Date:  10/28/2014 10:42:14 AM
Analyst: Childress, Christopher

Asbestos Bulk PLM EPA 600/R-93/116

Stereoscopic Components Ashestos
SanAir ID / Description Appearance % Fibrous % Non-Fibrous Fibers
HJI-44 [/ 14029796-044 Grey 100% Other None Detected
Caulking Neon-Fibrous

Homogeneaous

Signature: CIul}* Mm . Reviewed:

Date: 10/28/2014 Date: 10/28/2014 Page 8 of 8



Disclaimer

The final report cannot be reproduced, except in full, without written authorization from SanAir.
Fibers smaller than 5 microns cannot be seen with this method due to scope limitations. The
accuracy of the results is dependent upon the client's sampling procedure and information
provided to the laboratory by the client. SanAir assumes no responsibility for the sampling
procedure and will provide evaluation reports based solely on the sample and information
provided by the client. This report may not be used by the client to claim product endorsement by
NVLAP or any other agency of the U.S. government.

For NY state samples, method EPA 600/M4-82-020 is performed.
Polarized- light microscopy is not consistently reliable in detecting asbestos in fioor covering and
similar non-friable organically bound matenials. Quanfitative transmission electron microscopy is

currently the only method that can be used to determine if this material can be considered or
treated as non-asbestos containing.

NY ELAP fab ID 11983



1551 Oakbridge Drive Suite B
Powhatan, VA 23139
804-867-1177 / B8B-BG5-1177
Fax 804-897-0070

Asbestos
Chain of Custody

Technologies Laboratory

WWW.5anair.com

Sanair ID Number

140 25196

Company:

Sunbelt Environmental Services, Inc.

Project #. A12774

Callected by: JE€S8E Carmack

address: 521 N. Prince Lane

Project Name: HOWard Johnson

orone  417-831-5052

Gity, st zip: SPringfield, MO 65802

Date Collested: 10/24/2014

o1 417-831-6258

Stale of Collection: MO Account¥: 1259 P.0. Mumber: 26252 Email:jcarm‘—’mk@s"!nbeltem"'COPn
Bulk Air Soil/Vermiculite
ABB PLM EPA 600/R-93/116 ABA PCM NIOSH 7400 I:l ABSE | PLM EPA B00/R-93/116 (Qual.). [:I
Positive Stop D ABA-2 | OSHA w/ TWA* D ABSP | PLM CARB 435 {LOD <1%) D
ABEPA | PLM EPA 400 Point Count |:| ABTEM | TEM AHERA I:I ABSP1 | PLM CARB 435 (LOD 0.25%) [:'
ABB1K | PLM EPA 1000 Paint Count D ABATN | TEM NIOSH 7402 El ABSP2 | PLM CARB 435 (LOD 0.1%) D
ABBEN | PLM EPA NOB [:l ABT2 TEM Level Ii D
ABBCH | TEM Chatfield I:l Dust
ABBTM | TEM EPA NOB l:l New York ELAP ABWA | TEM Wipe ASTM D-648C El
PLM NY | PLM EPA 500/M4-82-020 D ABDMV | TEM Microvac ASTM D-5755 D
Water ABEPAZ| NY ELAP 1881 D
| ABHE I EPA 1002 | Dl ABENY | NY ELAP 198.8 PLM NOB D fAatrix Cther
ABBNY | NY ELAP 198.4 TEM NOB D { | | |:| l
Turn Around 3 HR {4 HR TEM) ©] & HR (8HR TEM) O 12HR [ 24HR B
Times 2Days O 3Days O 4Days O 5Days O

] Special Instructions | l
] e e

Sample # Sample Identification/Location Yolume S%;"p‘;[e R | start top
HJ-01 Knock Down Ceiling Texiure
HJ-02 Sheetrock
HJ-03 Floor Tile
H.J-04 Knock Down Ceiling Texture
HJ-05 Knock Down Ceiling Texture
HJ-06 Knock Down Ceiling Texture
HJ-07 Knock Down Ceiling Texture
HJ-08 Popcorn Ceiling Texture
HJ-09 Popcorn Ceiling Texture
HJ-10 Popcorn Ceiling Texiure
HJ-11 Papcorn Ceiling Texture
HJ-12 Popcorn Ceiling Texture
Relinquished by Date Time Received by Date ~ Time
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Unless scheduled, the turn around time for all samples received after 3 pm EST Friday will begin at 8 am Monday
marning. Weekend or Holiday work must be scheduled ahead of time and is charged for rush turn around time.

Work with standard turn around time sent Priority Overnight and Billed to Recipient will be charged a 510 shipping fee. 4
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Sample # Sample Identification/Location S?;';‘L'e g::::" St;ti’fimp
HJ-13 Fioor Tile
HJ-14 Popcorn Ceiling Texture
HJ-15 Popcorn Ceiling Texture
HJ-186 Papcorn Ceiling Texture
HJ-17 Linofeum
HJ-18 Popeorn Ceiling Texture
HJ-19 Popcorn Ceiling Texture
HJ-20 Cement Board
HJ-21 Mop Ceiling Texture
HJ-22 Mop Ceiling Texture
HJ-23 Mop Ceiling Texture
HJ-24 Mop Knockdown Ceiling Texture
HJ-25 Mop Knockdown Ceiling Texture
HJ-26 Mop Knockdown Ceiling Texture
HJ-27 Popcorn Ceiling Texture
HJ-28 Popcorn Ceiling Texture
HJ-29 Popcorn Ceiling Texture
HJ-36 Sheetrock
HJ-31 Floor Tiie
HJ-32 Linoleum
HJ-33 Ceiling Tile
HJ-34 Floar Tile
HJ-35 Stair Tread
HJ-36 Wall Texture
HJ-37 Wall Texture
HJ-38 Wall Texture
HJ-39 Wave Ceiling Texture
HJ-40 Black Roofing Tar
HJ-41 Gray Roofing Tar
HJ-42 Roofing Core
HJ-43 Brown Caulking
Special Instructions
Relinguished by Date Time Received by Date Time
R DT N S Y AUl g gnis | Y BTAM

Unless scheduled, the turn around time for all samples received after 3 pm Friday will begin at 8 am Monday morning.
Weekend or Holiday work must be scheduled ahead of time and is charged for rush turn around time.
Work with standard turn around fime sent Priority Overnight and Billed to Recipient will be charged a $10 shipping fee.
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—— . Sample| Flow Time*
Sample # Sampte Identification/Location Typi Rate* | Start— Stop
HJ-44 Gray Caulking
Special instructions
Relinquished by Date Time Received by Date Time
R AN 4 i JUT AT T

tUnless scheduied, the turn around time for all samples received after 3 pm Friday will begin at 8 am Monday morning.
Weekend or Holiday work must be scheduled ahead of time and is charged for rush turn around time,
Work with standard turn around time sent Priority Overnight and Billed to Recipient will he charged a $10 shipping fee,
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Expiration Date: 6/30/2015

Missouri State Registration for Asbhestos Contractors
issued by Department of Natural Resources

P.O. Box 176

Jefferson City, MO 65102

Phone (573) 751-4817

Sunbelt Environmental Services, Inc.

has successfully completed the requirements for registration as an Asbestos Contractor. This
Missouri State registration is subject to review and the director may deny, suspend or revoke the
registration per RSMo chapter 643.230.
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5/28/2014 R
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Director of Air Pollution Control Program

Expiration Date:  12/27/2014
Training Date: 12/27/2013

Missouri State Certificate for Asbestos Related Occupations
issued by Department of Natural Resources
P.O. Box 176

Jefferson City, MO 65102

Phone (573) 751-4817

Jesse Carmack

has successfully completed the requiréments for certification as a INSPECTOR. This Missouri State
Certification is subject to review and the director may deny, suspend or revoke the certification per
RSMo chapter 643.230.

™ g .
3/7/2014 “‘Zéfymm . %Awmﬁ_.

Director of Air Pollution Control Program
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EXHIBIT 2

EXPLANATION TO COUNCIL BILL NO: 2015-
FILED: 05-19-2015
ORIGINATING DEPARTMENT: Planning and Development

PURPOSE: To adopt a special ordinance approving the Petition to Establish the
Glenstone Marketplace Community Improvement District; declaring the area in such
district to be a blighted area and its redevelopment necessary for the preservation of the
public peace, prosperity, health, safety, morals, and welfare; and authorizing the City
Manager, on behalf of the City, to execute a Cooperative Agreement between the City of
Springfield, Glenstone Marketplace Community Improvement District, and Glenstone
Marketplace, L.L.C. (Staff recommends approval.)

BACKGROUND INFORMATION: Morris Group Properties, Inc.; Morris PCSQ, LLC,;
and BBC&W Company, LLC have filed with the Springfield City Clerk, in accordance with
Sections 67.1401 to 67.1571, RSMo (the “CID Act”), the Petition to Establish the
Glenstone Marketplace Community Improvement District. The proposed District
comprises approximately 13.4 acres generally located along the west side of the 3200
and 3300 blocks of South Glenstone Avenue. More specifically, it includes the site of the
former Howard Johnson Inn/ Clarion Hotel Conference Center (the “Former Hotel Site”) a
small portion of Friendly Ford, a private frontage road that extends south from East Erie
Street and provides access to Friendly Ford and the Former Hotel Site, and an adjoining
portion of public right-of-way along South Glenstone Avenue. The District will be a
political subdivision of the State of Missouri and have a life of 20 years. It will be
governed by a five-member board of directors who shall be appointed by the Mayor with
the consent of the City Council.

Designation of Blight

Community improvement districts are typically restricted to funding only public
improvements and services. However, the CID Act allows districts to fund private
improvements, in addition to public improvements, if the City Council declares the area
inside the District a blighted area and determines that construction of the proposed
improvements will result in the remediation of said blight and serve a public purpose.
Section 67.1401.2(3), RSMo defines a “Blighted Area” as:

An area which (a) by reason of the predominance of defective or
inadequate street layout, insanitary or unsafe conditions, deterioration of
site improvements, improper subdivision or obsolete platting, or the
existence of conditions which endanger life or property by fire and other
causes, or any combination of such factors, retards the provision of housing
accommodations or constitutes an economic or social liability or a menace
to the public health, safety, morals or welfare in its present condition and
use; or (b) has been declared blighted or found to be a blighted area
pursuant to Missouri law including, but not limited to, chapter 353, sections
99.800 to 99.865, or sections 99.300 to 99.715.



The Petition includes a blight report, which provides evidence supporting a declaration of
blight. The Springfield Land Clearance for Redevelopment Authority will review the
blight report on May 14, 2015 and make a recommendation to City Council as to whether
the District should be declared a blighted area. Staff will forward the Authority’s
recommendation to City Council in a supplemental explanation sheet.

Use of CID Funds

The Glenstone Marketplace Community Improvement District will have the power to
impose a sales and use tax at a maximum rate of one percent (1%) on all retail sales
made within the District that are subject to taxation pursuant to state law. Revenues
generated from the district sales and use tax will be used to fund public and private
improvements that will facilitate blight removal inside the District and redevelopment of
the Former Hotel Site into new commercial and retail development. The improvements
are estimated to cost approximately $2.25 million. They include, but are not limited, to
the following:

Private Improvements
e Demolition of the former Howard Johnson Inn/Clarion Hotel Convention Center

(buildings only);

Public Improvements

e Pavement improvements to the portion of the frontage road located in front of
Friendly Ford;

e Reconstruction and extension of the portion of the frontage road located in front of
the Former Hotel Site to the southern boundary of the District, which will provide
vehicular and pedestrian connectivity to the adjoining property to the south;

e Construction of a right-in/right-out access off of South Glenstone Avenue;

e Relocation of Southwestern Power Administration and City Utilities electrical
transmission lines in order to accommodate redevelopment of the Former Hotel
Site and extension of the frontage road to the south, and;

e Professional services, including engineering, surveying, architectural, and legal
services related to the creation of the District and project implementation.

As stated in the Petition, the District and its authority to impose sales and use taxes shall
expire after 20 years or upon repayment of reimbursable project costs, whichever occurs
first.

In order to reimburse the City for costs incurred to establish the District, review
reimbursable project costs and annual budgets, and participate in certain district
functions, the District will pay the City an administrative fee equal to one and one-half
percent (1.5%) of the sales and use taxes it collects on a quarterly basis.

The Cooperative Agreement between the City of Springfield, Glenstone Marketplace
Community Improvement District, and Glenstone Marketplace, LLC specifies how the
District sales and use tax revenue will be collected and disbursed. Under this



agreement, the Missouri Department of Revenue will collect the District sales and use tax
and deposit the revenues into a special trust account created by the District. The District
shall use the funds to reimburse the Developer for the costs incurred on construction of
the CID project. Prior to disbursement of funds, the Developer shall submit a Certificate
of Completion and Reimbursable Project Costs to the City and the District, verifying the
CID project is completed and the reimbursable costs are indeed associated with the CID
project. Documentation in the form of receipts, invoices, etc. will be required in order to
confirm that the costs were in fact incurred and paid.

REMARKS: The Petition has been certified by the Springdfield City Clerk as a proper
petition in accordance with the CID Act. Staff recommends approval.

Submitted by:

Matt D. Schaefer
Senior Planner

Mary Lilly Smith Greg Burris
Director, Planning and Development City Manager
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