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Conference Room 2-West, Busch Municipal Building
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Roll Call

Approval Of Minutes

Minutes - November 6, 2018
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New Business

Request For Real Property Tax Abatement For Redevelopment 
Project Located Inside The Downtown Redevelopment Area At 154 
Park Central Square; History Museum Landlord, LLC, Applicant, 
Resolution No. 2018-3258

HMS TAX ABATEMEENT APPLICATION 11.28.18.PDF
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Adjourn
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Springfield Land Clearance for Redevelopment Authority
Tuesday, November 6,  2018 at 4:00 PM

Conference Room  2-West , Busch Municipal Building

Minutes

1. Call to Order

2. Roll Call

Present:  Ryan Cosby, Nancy Herchenroeder, Steve Jackson, and Dan Scott
Absent:  Allen Grymes
Others Present:    Kelly Byrne, Managing Member Say You Can, and Matthew Wine, 
Spencer Fane
Staff:  Sarah Kerner, Matt Schaefer, Bill Weaver, Judy White, and Tom Rykowski

3. Approval of Minutes

a. Minutes – October 2, 2018

Nancy Herchenroeder made a motion to approve.  Ryan Cosby            
seconded the motion.  Motion was approved (4-0)

4. New Business

a. Request for Real Property Tax Abatement for Redevelopment Project located 
inside the Kearney Street Corridor Redevelopment Area at 2431 North Glenstone
Avenue; O’Reilly Hospitality Management, LLC, Applicant. 

Dan Scott made a motion to approve.  Ryan Cosby seconded the motion.  Motion
was approved (4-0)

b. Blight Report and Redevelopment Plan for the East Cherry Pocket Neighborhood
Redevelopment Area, generally located along the north side of East Cherry 
Street near the intersection of East Cherry Street and South Fremont Avenue 



(1361 and 1365 East Cherry Street; Say You Can, LLC, Applicant.

Staff recommended denial of the blight designation on the East Cherry 
Neighborhood.

Ryan Cosby made a motion to approve.  Nancy Herchenroeder seconded the 
motion.  Motion was approved (3-0) Dan Scott abstained.

5. Other Business

LCRA Meeting – January 2019

Dan Scott made a motion to move the January 1, 2019 meeting to 
Tuesday, January 8, 2019 due to the holiday.  Nancy Herchenroeder 
seconded the motion.  Motion was approved (4-0)

6. Adjourn

Ryan Cosby made a motion to adjourn at 4:50 p.m.  Dan Scott seconded the 
motion.  Motion was approved (4-0)
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History Museum on the Square 
 

 

Project Scope Narrative 

 

The first and current phase of the project consists of the acquisition of two adjacent National Historic 

Registry buildings on the Square and their total renovation and conversion into a world-class History 

Museum. Future phases may entail other adjacent National Historic properties. 

 

The developer of the project is the History Museum Developer, LLC, an entity consisting of Rick and 

Mary McQueary. There are several other LLCs involved in the process with subsidiary roles, as is typical 

of historic tax credit projects.  

 

The facility is being developed as a private sector for-profit endeavor in order to utilize state and federal 

historic tax credit incentives. Other assistance has come from the Missouri Development Finance Board 

and Springfield’s Motel Tax Reallocation program. It is important to note that as the developer expends 

their funds for renovation of these historic registry buildings, they thereby trigger the receipt of an 

additional 35% net benefit of those expenses with the historic tax credits that flow into the project and 

thus, into our community. 

 

The tenant, which is essentially the benefactor of this development and all of the incentives, is the History 

Museum on the Square.  They will occupy the entire building under a long-term lease with the landlord. 

As is characteristic of this type of project, any and all incentives to the developer reduce the total project 

cost accordingly, and hence reduce the lease rate to the Museum as well as make possible additional 

expenditures of the available funds into the total development. 

 

The two buildings in this initial phase were previously known as 154 and 155 Park Central Square. They 

are now combined into one parcel identified as 154 Park Central Square. They are two stories tall with a 

mezzanine and full basements, and contain 18,360 square feet. 

 

A project team has been working on this endeavor for several years. The renovation itself has been 

directed and implemented by local architects, engineers, and contractors. The completion of the majority 

of the renovation is anticipated to occur by the end of 2018.  

 

As this renovation proceeds, the design ($1,300,000) and fabrication ($3,000,000) of the exhibits has been 

underway as well. The exhibit team consists of nationally known firms from Washington, DC, Boston, 

and Virginia. The completion of the exhibit installation is scheduled for the Spring of 2019. 

 

It is also significant that the developer chose a prominent downtown site for the community’s History 

Museum project, both because of its historical relevance as well as its impact on Springfield’s urban 

revitalization. Although acquisition was costly ($1,930,000) as are the time-consuming historic project 

processes, the Museum is anticipated to be 1. a cultural centerpiece for our community, 2. to encourage 

substantial additional redevelopment, and 3. to attract the economic benefit of approximately 80,000 

visitors a year. 

 

Insofar as a tax incentive program is concerned, there is a uniquely substantial leverage of investment into 

our community with this project. 
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Downtown Redevelopment Area – Supportive Information 
 

Relationship of project to Center City Plan Element 

The project consists of: 

o A private sector initiative, assisted by public incentives, 

o consisting of two adjacent National Historic properties,  

o located prominently on and as an extension of  the Public Square, 

o undergoing a substantial financial revitalization for a  

o museum to attract a projected 80,000 visitors/year into the center city’s mixed-use 

environment,  

o as well as to create a cultural centerpiece for the Springfield regional community that 

enhances the arts and education communities as well as serving as a unique special event 

venue 

 

1. Developer 

a. Name: History Museum Developer, LLC; Members are Rick (William) and Mary McQueary. 

b. Experience and qualifications: 

Mr. McQueary has been involved in owning and managing a successful business in 

Springfield for decades. This has included the management of their large facilities. He 

then has acquired and redeveloped other properties, including his own office building at 

205 Water Street. The recently completed historic tax credit project for the corporate 

headquarters of Andy’s Frozen Custard in his own three-story building at 211 Water 

Street is probably the most notable. 

 

 For this museum project, Mr. McQueary has assembled a Developer Team to implement 

the large scale and unusually complex project. The key members are  

• Casey Architecture as the architects as well as Allen Casey serving as the project 

director and the Owner’s Representative. Allen has completed several national 

historic renovation projects in this role, including his own 5-story office building and 

3-story apartment building in Springfield, the 2-story History Museum in downtown 

Monett, and the $12 million Heartland Financial Center in Dubuque, Iowa. 

• Mike Marsh from MarksNelson in Kansas City, one of the Midwest’s most notable 

tax credit project accounting firms 

• Ingrid VanBiber from Polsinelli in Kansas City, one of the Midwest’s most notable 

tax credit project legal firms 

• Deb Sheals from Historic Preservation Consulting in Columbia, one of Missouri’s 

most notable historic property consultants. 

c. Financial capability:  

  Financial statements are being furnished 

 

2. Development Plan 

a. Legal Description:  

Attached 

b. Description of project development:  

The project consists of the total renovation of two adjacent buildings on Park Central 

Square. The buildings have now become one tract and completely combined. Each has 

been totally cleared out but for the historic character-defining elements, had remediation, 

and then been renovated to contemporary high-level museum standards. There are new 

special windows, sophisticated environmental control HVAC systems, museum quality 

lighting, an over-sized museum elevator, new finishes throughout, and all of the normal 
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building improvements such as structural enhancements, roof, sprinkler system, doors, 

stairways, security systems.  

 

Once completed, the $4.3 million of exhibits will be installed.  

c. Project stages: 

The project planning essentially began in 2008 and has advanced ever since. The general 

construction for this phase of the project is to approximately 95% complete by the end of 

2018. The exhibit installation should be complete in early 2019. 

d. Documentation of construction costs 

a. See the two attached most recent (10/31/18) Kenmar (general contractor) pay 

applications. They indicate the total value of his construction contract (for 154 PCS - 

$3,666,371, and the total amount paid to date, $2,796,172; and for 155 PCS -  

$1,185,468.93 and $941,848) 

 

e. Source, nature and terms of required project financing: 

Attached are the development team’s CPA’s financial narrative and projection sheets 

illustrating the project financing. He will assist with any desired explanations or questions. 

f. Plans and specifications are attached. 

 

3. Documentation of abatement requested 

Attached are the development team’s CPA’s financial narrative and projection sheets illustrating 

the project financing. He will assist with any desired explanations or questions and may contacted 

through Allen Casey at any time. 
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HISTORY MUSEUM ON THE SQUARE 

FINANCING NARRATIVE 

 

The History Museum on the Square consist of a couple of historic building (154 and 155 PCS) 

that are being rehabilitated and used as a museum. 

The total rehabilitation and design cost for the museum is $13,759,970, which will be funded 

mainly by capital contributions and charitable donations.  

Only $2,500,000 will be funded through a permanent bank loan.  The museum may be able to 

support more debt, but the developers want to wait and see how the museum will perform 

before considering any additional debt financing.  

The lease will be a triple net lease, meaning the museum will pay for all the operating and 

maintained cost of the building.  

The museum consultant estimated an annual attendance of 80,000 but we only use 80% to be 

conservative and we assumed a single ticket price of $8.00, whereas the museum consultant 

estimated an entry fee of $10.00 per person.  

The salaries were based upon 4 to 5 full time employees and the operating expenses were 

based upon the average cost for a museum of this size, which is a little over 18,000 square feet.  

Without tax abatement the IRR on a revisionary basis will generate a return of 2.56% and an 

annual cash on cash return of 2.3% to 3.1%. 

With tax abatement the IRR on a revisionary basis will generate a return of 3.27% and an annual 

cash on cash return of 2.95% to 3.85%. 
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