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APPROVING the First Amended Redevelopment Plan for the East Cherry Pocket
Neighborhood Redevelopment Area, generally located on 0.51 acres on
the north side of the intersection of East Cherry Street and South
Fremont Avenue; and authorizing the City Manager, or his designee, to
execute an amended and restated redevelopment agreement with the
developer, Say You Can, LLC, relating to the implementation of the
Amended Redevelopment Plan. (The Land Clearance for Redevelopment
Authority, the Planning and Zoning Commission, and City staff
recommend approval.)
_________________________________
WHEREAS, the Land Clearance for Redevelopment Authority (“LCRA”) law,
currently found at Sections 99.300 through 99.715 RSMo., provides the City of
Springfield with the authority to offer tax abatement incentives to persons and entities
who redevelop or rehabilitate blighted property in conformance with an approved
Redevelopment Plan; and
WHEREAS, the LCRA law authorizes cities to adopt a Workable Program to
assist cities with, among other things, the appropriate utilization of private and public
resources to eliminate and prevent the development or spread of blighted areas; and
WHEREAS, City Council adopted a Workable Program on March 26, 2018, by
General Ordinance 6437; and
WHEREAS, General Ordinance 6437 added, among other provisions, Section
40-15, ‘Amount of Abatement,’ to the City Code, which allowed for a reduced level of tax
abatement and the creation of a tax abatement “scorecard” used to determine the level
of real property tax abatement through the Workable Program; and
WHEREAS, the Redevelopment Plan for the East Cherry Pocket Neighborhood
Redevelopment Area was originally approved on January 14, 2019, by Special
Ordinance 27138 in accordance with the Workable Program; and
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WHEREAS, based on the “scorecard” analysis, the authorized level of real
property tax abatement for the East Cherry Pocket Neighborhood Redevelopment Area
was set at 65 percent of the assessed value of new improvements for ten (10) years,
with the remaining 35 percent of the assessed value being collected by the City as
payments in lieu of taxes; and
WHEREAS, General Ordinance 6437 incorporated a sunset provision affecting
Section 40-15, ‘Amount of Abatement’; and
WHEREAS, by operation of this sunset provision, Section 40-15, ‘Amount of
Abatement,’ has been repealed; and
WHEREAS, Say You Can, LLC, has filed a First Amended Redevelopment Plan
for the East Cherry Pocket Neighborhood Redevelopment Area, seeking to increase the
authorized level of abatement from 65 percent to 100 percent of the assessed value of
new improvements for a period of ten (10) years; and
WHEREAS, City staff supports the First Amended Redevelopment Plan; and
WHEREAS, the Land Clearance for Redevelopment Authority (“Authority”)
reviewed the First Amended Redevelopment Plan on September 1, 2020, and
recommended it be approved by a vote of 4 to 0; and
WHEREAS, the Planning and Zoning Commission reviewed the First
Amendment Redevelopment Plan on September 10, 2020, and recommended it be
approved by a vote of 7 to 0; and
WHEREAS, City Council held a public hearing on October 5, 2020, for which
notice was properly given in accordance with section 353.110.3, RSMo., and Chapter
40, Article II, Springfield City Code, and all interested parties, including affected political
subdivisions, were given the opportunity to be heard on such request.
NOW, THEREFORE, BE IT ORDAINED BY THE COUNCIL OF THE CITY OF
SPRINGFIELD, MISSOURI, as follows, that:
Section 1 – It is hereby found, determined, and declared that the East Cherry
Pocket Neighborhood Redevelopment Area, generally located on 0.51 acres on the
north side of the intersection of East Cherry Street and South Fremont Avenue, is
appropriate for the undertaking of a redevelopment project in conformance with the First
Amended Redevelopment Plan, which is attached as “Exhibit 1” and is incorporated
herein by this reference.
Section 2 – The First Amended Redevelopment Plan is hereby found to be
feasible and reasonable for redevelopment of the area and is in conformity with the
general plan for development of the City, and the First Amended Redevelopment Plan is
appropriate for the acquisition, clearance, reconstruction, rehabilitation, and renewal of
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the entire area, and for future land uses. The First Amended Redevelopment Plan is
found to meet the requirements of Section 99.430(4), RSMo., and is hereby adopted by
City Council.
Section 3 – Upon executing an Amended and Restated Redevelopment
Agreement with the City, which shall be in substantial conformance with the document
attached hereto and incorporated herein as “Exhibit 2,” the East Cherry Pocket
Neighborhood Redevelopment Area shall receive 100 percent real property tax
abatement of the assessed value of new improvements for a period of ten (10) years.
Section 4 – The City Manager, or his designee, is authorized to enter into an
amended agreement with Say You Can, LLC, that substantially conforms “Exhibit 2.”
Section 5 – The City Manager, or his designee, shall take all steps necessary to
inform the Greene County Assessor of the granting of such tax abatement and the
passage of this Ordinance.
Section 6 – The Authority and the City Manager, or his designee, are hereby
authorized to take such actions as are necessary to carry out the First Amended
Redevelopment Plan with the exception that any future agreements with developers or
amendments thereto shall be approved through Council action.
Section 7 – This Ordinance shall be in full force and effect from and after
passage.
Passed at meeting:
Mayor
Attest:

, City Clerk

Filed as Ordinance:
Approved as to form:

, Assistant City Attorney

Approved for Council action:

, City Manager
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EXPLANATION TO COUNCIL BILL 2020-239
FILED: 10-13-20
ORIGINATING DEPARTMENT: Planning and Development
PURPOSE: To approve the First Amended Redevelopment Plan for the East Cherry
Pocket Neighborhood Redevelopment Area, generally located on 0.51 acres on the
north side of the intersection of East Cherry Street and South Fremont Avenue; and
authorizing the City Manager, or his designee, to execute an amended and restated
redevelopment agreement with the developer, Say You Can, LLC, relating to the
implementation of the Amended Redevelopment Plan. (The Land Clearance for
Redevelopment Authority, the Planning and Zoning Commission, and City staff
recommend approval.)
BACKGROUND: Say You Can, LLC, has filed the First Amended Redevelopment Plan
for the East Cherry Pocket Neighborhood Redevelopment Area. It seeks to increase the
authorized level of abatement within Redevelopment Area from 65% of the assessed
value of the new improvements to 100% of the assessed value of new improvements for
a period of 10 years.
The Redevelopment Plan for the East Cherry Pocket Neighborhood Redevelopment
Area was originally approved on January 14, 2019, by Special Ordinance 27138. It
proposed redeveloping approximately 0.51 acres generally located on the north side of
the intersection of East Cherry Street and South Fremont Avenue (1361 and 1365 East
Cherry Street) as new pocket neighborhood development that will contain six attached,
single-unit dwellings oriented around a central courtyard. The Plan was approved in
accordance with the Workable Program, which was adopted on March 26, 2018, by
General Ordinance 6437. Among other things, the Workable Program imposed certain
provisions on all redevelopment plans that were specific to a single redevelopment
project. This included requiring a “but for” test, setting the base-level of real property tax
abatement at 50%, and instituting a tax abatement scorecard to enable projects to
receive up to an additional 25% abatement (75% maximum) according to certain
criteria. Based on the scorecard analysis provided in the Redevelopment Plan, the
Redevelopment Area was awarded an additional 15% abatement over the base level,
thus setting the authorized level of real property tax abatement at 65% of the assessed
value of the new improvements for 10 years. In accordance with a redevelopment
agreement between the City and the applicant, property taxes on the remaining 35% of
the assessed value would be collected by the City as payments in lieu of taxes
(“PILOTs”) and distributed among the impacted taxing districts on the same pro-rata
basis as the ad valorem taxes levied by said taxing districts.
The limited tax abatement and scorecard provisions in the Workable Program included
a two-year sunset clause, whereby the City Council would reevaluate their efficacy and
decide whether to keep or revise said provisions or allow them sunset. City Council
reevaluated those provisions in early 2020 and elected to allow them to expire. As of
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March 25, 2020, the authorized level of abatement for redevelopment plans approved
per the Workable Program is 100% of the assessed value of the new improvements for
10 years.
REMARKS: The Redevelopment Plan for the East Cherry Pocket Neighborhood
Redevelopment Area was the only redevelopment plan approved subject to the recently
expired provisions of the Workable Program that required a reduced level of abatement.
The applicant seeks to amend the Plan to increase the authorized level of abatement so
that it is consistent with the current provisions of the Workable Program and all other
redevelopment plans that have been approved in Springfield pursuant to Sections
99.300-99.715, the Land Clearance for Redevelopment Authority Law. The Amended
Redevelopment Plan no longer contains discussions regarding the tax abatement
scorecard or PILOTs. Furthermore, the tax impact analysis and project pro forma
statements contained with the Amended Redevelopment Plan have been updated to
reflect the increased level of abatement and the most recent assessed valuation and
property tax levies. Otherwise, all other details and characteristics of the Amended
Redevelopment Plan remain identical to the originally approved Redevelopment Plan.
The Land Clearance for Redevelopment Authority reviewed the Amended
Redevelopment Plan on September 1, 2020 and recommended it be approved by a
vote of 4 to 0. The Planning and Zoning Commission subsequently reviewed the
Amended Redevelopment Plan on September 10, 2020 and recommended it be
approved by a vote of 7 to 0. Staff also recommends approval.
Submitted by:
_____________________________
Matt D. Schaefer, AICP
Senior Planner
Recommended by:

Approved by:

Mary Lilly Smith, Director

Jason Gage, City Manager
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Exhibit 1

MATTHEW WINE
DIRECT DIAL: 816-292-8303
mwine@spencerfane.com

July 31, 2020
VIA ELECTRONIC MAIL
Springfield, Missouri City Council
840 Boonville Ave., 4th Floor
Springfield, MO 65802
Re:

East Cherry Pocket Neighborhood Redevelopment Plan

Honorable Council Members:
This letter summarizes the purpose for amending the East Cherry Pocket Neighborhood
Redevelopment Plan requested through the first amended plan as enclosed.
The Developer had originally applied for real property tax abatement under Chapter 99 of the Missouri
Revised Statutes that provides real property tax abatement for the redevelopment of blighted areas. In
accordance with the City’s Workable Program in existence at the time, the City did determine the
Redevelopment Area was blighted and that but for” the provision of real property tax abatement this
Redevelopment Area would not be redeveloped, however, the Developer was limited in the amount of
abatement that could be requested through a scorecard, recently adopted at the time, and was approved
at an abatement level of 65%. Prior Redevelopment Plans were not previously subjected to the scorecard,
nor were any subsequent Redevelopment Plans. Since that time, the City has eliminated the use of the
scorecard under the Workable Program and has again allowed Developers to seek 100% abatement. As
this was the only Redevelopment Plan subject to the now eliminated scorecard limitations, we seek the
removal of those limitations from the East Cherry Pocket Neighborhood Redevelopment Plan. Enclosed
is the “First Amended and Restated East Cherry Pocket Neighborhood Plan”. It is largely the same plan
as originally approved as the policy basis, requirements, obligations, design, and compliance requirements
are the same. The following two changes are the substantive modifications:
•
•

As the Redevelopment Area is subject to 100% tax abatement, any discussions regarding
PILOTs has been removed.
The Tax Impact Analysis has been updated to reflect 100% abatement versus 65% abatement.

We kindly ask for you consideration and approval of the First Amended Redevelopment Plan so
that it is treated equally with similar projects under the City’s Workable Program.
Very truly yours,
Matthew Wine, Esq.
MEW/mw
Enclosure
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FIRST AMENDED AND RESTATED REDEVELOPMENT PLAN
FOR THE EAST CHERRY POCKET NEIGHBORHOOD REDEVELOPMENT AREA
SPRINGFIELD, MISSOURI
August ___, 2020
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First Amended and Restated Redevelopment Plan
I.

Introduction:

Say You Can, LLC, a Missouri limited liability company (the ''Developer”), has prepared
the following First Amended and Restate Redevelopment Plan (the “Redevelopment Plan”) for
the redevelopment of 0.5 acres in Springfield, Missouri, which is amended from the redevelopment
plan submitted to the City for consideration and approved via Special Ordinance 27138 on January
14, 2019 (the “Original Redevelopment Plan”), to seek an amendment permitting the Project to
receive 100% real property tax abatement under Chapter 99 of the Missouri Revised Statutes,
rather than the original 65% abatement approved under a since terminated scorecard limitation
provision of the City’s adopted Workable Program. The Redevelopment Plan proposes to
completely redevelop the Redevelopment Area (as defined below), eliminating an existing
blighted area and replacing it with an attractive and well-constructed pocket neighborhood
development consisting of six (6) residential units (the “Project”). Each residential unit will
include two (2) and two and a half (2.5) bathrooms and will have the appearance of single family
structures through thoughtful design that considers the character of the existing neighborhood.
The Project will provide housing for approximately six (6) to twelve (12) individuals. Real
property tax abatement will be utilized to encourage such redevelopment. The Developer will be
investing estimated equity of 25% of the projected $1.4 million cost of this Project to redevelop
the Project site. But-for the provision of tax abatement this Project and/or similar development
project activity to revitalize this blighted area would not be financially feasible.
II.

Background:

There are two (2) residential structures in the Redevelopment Area. One residential
structure is commonly identified as 1361 E. Cherry Street (the “1361 House”) and the other
residential structure is commonly identified as 1365 E. Cherry Street (the “1365 House” and
collectively with the 1361 Houses, the “Houses”). The Developer acquired both the 1361 House
and the 1365 House in early 2016.
III.

Description of the Project
A.

Boundaries of the Redevelopment Area

The area being redeveloped contains approximately 0.5 acres and is situated north of E.
Cherry St. between Kickapoo Avenue and Pickwick Avenue in the City of Springfield, Missouri
(the “Redevelopment Area”). A map identifying the Redevelopment Area is attached hereto and
incorporated herein as Exhibit “A,” and the Redevelopment Area is legally described on Exhibit
“B,” which is attached hereto and incorporated herein.
B.

Need for Redevelopment
1.

Rountree Urban Conservation District; Growth Management and
Land Use Plan

The Redevelopment Area is located in Area E of the Rountree Urban Conservation District
(the “UCD”). The UCD was approved by Springfield City Council in 1985 to allow the
1
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neighborhood to identify and solve problems associated with trash, noise, and safety.1 The UCD
is an overlay district with special regulations that exceed those of the underlying zoning district,
recognizing and protecting the unique nature of the area (the “District Regulations”).2 Area E
(also known as the Cherry Street Corridor Area) serves as home to many MSU students and
contains a mixture of multi-family and single family housing stock.3 The District Regulations
governing Area E are intended to, among other things, “promote the mixed residential nature of
the area to provide housing opportunities for students and to protect adjacent single-family areas
from the adverse effects of higher intensity development.”4 Multi-family dwelling is a permitted
use under the District Regulations.5 Commercial uses are not permitted under the District
Regulations. In addition, the Rountree Neighborhood Plan Addendum stresses how “[d]ilapidated,
vacant and abandoned houses and other structure affect not only their own viability but lend an air
of neglect to adjacent properties” creating safety hazards and making them less valuable. 6 As
noted in the Blight Report, one of the properties in the Redevelopment Area has been vacant for
some time, thus increasing the need for need for redevelopment. The City’s Growth Management
and Land Use Plan (“GMLUP”), is a component of the Vision 20/20 Springfield-Greene County
Comprehensive Plan.7 The GMLUP was adopted in November 2001 in order to provide broad
guidance for private and public physical development of the region. Although the GMLUP seems
to indicate the area is appropriate for Low-Density Housing, the GMLUP indicates areas directly
to both the west and east of the Redevelopment Area are appropriate for Medium or High Density
Housing. 8 Given the close location of the Redevelopment Area to these adjacent areas, in addition
to the location near the Missouri State University Activity Center,9 it follows that the
Redevelopment Area is appropriate for Medium or High Density Housing.
2.

Current Condition of Redevelopment Area.

As discussed in the preceding Blight Report, notwithstanding the Developer’s
commercially reasonable efforts to maintain the Redevelopment Area, the Redevelopment Area
suffers from much physical deterioration, insanitary and unsafe conditions, and is afflicted by
conditions which may endanger life or property. Specifically, the 1361 House has been vacant for
some time and the 1365 House is vacant also. Substantial capital investment will be needed to
1 See Ordinance No. 3645 (adopted on July 22, 1985). In connection with the establishment of the UCD, the City adopted the Rountree
Area Neighborhood Plan (dated July 1985) (such document, as amended by the Rountree Neighborhood Plan Addendum, dated May 14, 2001) is
referred to as the “UC Plan”). According to Section 4-2302, the purpose of the UC Plan and the UCD, include but are not limited to the following:

B. To maintain neighborhood character and integrity by focusing special attention on the maintenance of the physical
environment; the enhancement of physical, social and economic resources and the accommodation of desirable change; C.
To prevent economic obsolescence and to promote reinvestment by fostering stable property values through a high level of
economic activity, maintenance of essential urban services and by focusing financial assistance and other economic
development programs; D. To promote the efficient use of urban lands, including the encouragement of compatible infill
development on vacant and passed-over parcels; E. To encourage and to support rehabilitation of the physical environment
and programs for the conservation and revitalization of urban areas; F. To foster harmonious, orderly and efficient growth,
development and redevelopment; and G. To aid in the prevention or elimination of slums or blight.
2 The UCD may impose regulations in addition to those of the underlying zoning district. See Section 4-2300 of the City of Springfield,
Missouri zoning code.
3 See Art. III, §8(A) of the District Regulations.
4 Id.
5 See Art. III, §8(B)(4) of the District Regulations.
6 See Page 9 (Objective 3) of the Rountree Neighborhood Plan Addendum.
7

See Figure 18-5 of the GMLUP.

8

See Figure 18-7 of the GMLUP.
See Figure 18-5 of the GMLUP.

9
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fully rehabilitate and revitalize the Redevelopment Area, which further compounds the economic
obsolescence of the Redevelopment Area. The Developer will be investing an estimated 25%
equity of the projected $1.4 million Project cost.
Further, the Redevelopment Area is not capable of providing housing accommodations to
its utmost potential. The buildings in the Redevelopment Area only contain a total of four (4) small
rental units. This severely limits the number of individuals who can live in the Redevelopment
Area. The configuration of the Redevelopment Area does not allow it to support its highest and
best use, which is medium to high density housing. This underutilization prevents the
Redevelopment Area from generating taxes to its utmost potential and from fully contributing to
the potential vitality of the UCD and surrounding areas.
3.

Conformance of Redevelopment Plan with the UCD and GMLUP.

The Redevelopment Plan provides for the construction of a pocket neighborhood consisting
of six (6) residential units, which will be located in the vicinity of MSU's campus, within three (3)
blocks of the Greater Downtown District and within a block of various commercial uses located
around E. Cherry Street and S. Pickwick Ave. Each of the residences will contain two (2) bedrooms
and two and a half (2.5) bathrooms and possess the appearance of a single family residence. The
pocket neighborhood will also have a six (6) unit detached garage with an assigned parking space
for each residence. In total, the project will accommodate six (6) to twelve (12) individuals. The
Project will include landscaping and architectural/design elements consistent with the UCD and
surrounding properties as well as incorporate modern farm house design features such as a front
porch and a picket fence garden. The new construction will remedy blight by creating a desirable
living environment for residents, increasing the taxes generated by the Redevelopment Area, and
encouraging further investment in the area. In particular, the redevelopment of a vacant property
will cure the “air of neglect to adjacent properties” which creates safety hazards and makes nearby
land less valuable. 10 As reflected on the preliminary site plan in Exhibit “C” attached hereto and
incorporated herein, the site will be redeveloped to utilize the Redevelopment Area to its full
potential. Preliminary floor plans for the pocket neighborhood residential units are attached hereto
as Exhibit “D” and incorporated herein. This will increase density by providing housing for
approximately six (6) to twelve (12) individuals, which will in turn increase the area's pedestrian
traffic and level of activity.
The Redevelopment Plan is consistent with the intent of the UCD, in that it will: (i) promote
the efficient use of urban lands, (ii) encourage and support rehabilitation of the physical
environment, and (iii) aid in the prevention or elimination of slums or blight.11 In particular, the
Redevelopment Plan will remove two vacant homes from the Redevelopment Area. The
Redevelopment Plan is harmonious with surrounding uses and the development will consist of
landscaping and architectural/design elements consistent with the UCD – including those depicted
on “Exhibit D” attached hereto and incorporated herein. Specifically, the Developer will
incorporate features such as front porches, corbels, shutters, window boxes, landscaping, and the
planting of saplings near sidewalks. In addition, the Developer has already incorporated
suggestions of the neighborhood into the design, including the reduction in height of the residential
units to two stories. Although the Redevelopment Area is zoned R-HD, the Redevelopment Plan
10
11

See Page 9 (Objective 3) of the Rountree Neighborhood Plan Addendum.
See Section 4-2302 of the City of Springfield, Missouri Zoning Ordinance.
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acknowledges and respects the residential nature of certain portions of the surrounding area
through the provision of off-street parking, limited building height, and density well below the
applicable zoning limits and is consistent with the intent of the UCD. The Redevelopment Plan
is also consistent with the goals and recommendations of the amended Rountree Neighborhood
Plan, which is nearing completion (see Supplemental Statement).
The Growth Management and Land Use Plan (“GMLUP”), a component of the Vision
20/20 Springfield-Greene County Comprehensive Plan, indicates that the Redevelopment Area,
located just east of National Avenue along Cherry Street, and surrounding property is an
appropriate area for medium or high density housing. The GMLUP also identifies MSU and
surrounding areas as an Activity Center.12 The GMLUP 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.13 The
Redevelopment Area is located in close proximity to the MSU Activity Center. In addition, the
Redevelopment Area conforms to the guidelines for higher-density residential uses, as described
in the GMLUP. The highest and best use for this area includes well-designed residential properties
designed to support the residential density goals of the GMLUP Element and that promotes safe
and sanitary conditions and well-maintained building structures. Therefore, as set forth in this
Redevelopment Plan, partial real property tax abatement will be available for the development of
this attractive and high quality pocket neighborhood developed in accordance with this
Redevelopment Plan, the Comprehensive Plan, and the zoning that is in effect at the time of
development.
Without the comprehensive renovation and rehabilitation of the Redevelopment Area, its
physical condition will continue to deteriorate and detract from the area. Thus, implementation of
the Redevelopment Plan is needed to remediate blight in the Redevelopment Area, to create a safe
and desirable living environment that more fully utilizes the property, increase the taxable
revenues to the City.
C.

Redevelopment Plan Objectives and Strategies

The primary objective of the Redevelopment Plan is to remove blight and to redevelop the
area for use as higher density housing. The Project involves the construction of a pocket
neighborhood consisting of six (6) residential units. Each of the units will contain two (2)
bedrooms and two and a half (2.5) bathrooms and will be limited to two (2) stories in height. Each
unit will possess the appearance of a single family structure through thoughtful design. In total,
the project will accommodate up to approximately six (6) to twelve (12) individuals. The Project
will also provide on-site parking (in the form of a six (6) unit detached garage with dedicated
spaces) and will utilize outdoor lighting as needed with the intent to create a safe living
environment for the residents. The Project will include landscaping and architectural/design
elements consistent with the UCD and surrounding properties as well as incorporate modern farm
house design features such as a front porch and a picket fence garden.

12

See page 18-34 of the GMLUP.

13

See page 18-28 of the GMLUP.
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IV.

Land Use Plan:
A.

Former and Existing Land Use

The Redevelopment Area currently consists of two (2) houses. The 1365 House is currently
divided into three (3) multi-family dwelling units, is vacant. The 1361 House, a single-family
residential structure, is vacant. The Developer recently acquired the Houses in early 2016.
B.

Proposed Land Use

The proposed land use for the Redevelopment Area is as a pocket neighborhood consisting
of six (6) residential units. Each residence is intended to contain two (2) bedrooms and serve as a
residence for one (1) to two (2) individuals. All the units in the pocket neighborhood will be
limited to two (2) stories in height and each unit will be designed with the character of a modern
farm house to include a front porch and picket fence garden, thereby possessing the appearance of
a single family structure. All of the living space will be on the ground floor except for one (1) to
two (2) bedrooms and one (1) bathroom on the second floor. A preliminary site plan reflecting the
proposed land use in Redevelopment Area is attached as Exhibit “C” and incorporated herein. 14
C.

Existing and Proposed Zoning

The existing zoning for the Redevelopment Area is High-Density Multi-Family Residential
District (R-HD). Moreover, the Redevelopment Area is located in the Rountree Urban
Conservation District. There is no new zoning proposed for the Redevelopment Area. The Project
is consistent with zoning requirements.
D.

Regulations and Controls

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

Execution of the Project:
A.

Execution

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

Land Acquisition

There will be no land acquisition required to implement the Redevelopment Plan, as the
Developer owns the land within the Redevelopment Area.15

14
15

Note, the preliminary site plan includes the residential units and associated garage structure.
Note, 1365 E. Cherry is currently owned by an affiliate of the Developer, 311 S. Hampton, LLC.
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C.

Financing

The Developer is utilizing conventional financing to finance the Project. Developer will
contribute an estimated 25% of the projected $1.4 million cost of development.
D.

Disposition of Property

No land is proposed to be disposed of within the Redevelopment Area.
E.

Plan for Relocation Assistance

Both the 1361 House and 1365 House are vacant.
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 November/December 2018
Site Work (Demolition): Completed by January 2019
Construction of Building: Completed by 1st Quarter of 2021
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 and require the Developer and any
successors in interest to redevelop and utilize the real property within the Redevelopment Area in
accordance with 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.
VI.

Other Provisions:
A.

Compliance with General Plans

As discussed in Article III, Section B above, the Redevelopment Plan for the
Redevelopment Area conforms to the Rountree Neighborhood Plan and the District Regulations.
B.

Compliance with Workable Program

Pursuant to Section 40-13(a)(1) of Article II of Chapter 40 of the Springfield City Code
(the “Code”) the Project described in this Redevelopment Plan would not be financially feasible
6
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“But-for” the allowance of tax abatement. The City of Springfield’s Economic Development
Incentives Policy Manual states under its General Policies that requests for discretionary
incentives, such as partial real property tax abatement shall meet the “but for” test.16 “There must
be a finding by the City Council that the project would not occur, or would only occur at a
significantly smaller scale, or will not be financially feasible or stable, or that public benefit will
not occur if the incentive is not provided.”17 The Policy Manual also mentions that such incentives
may be granted if the City Council finds there to be an overriding public benefit or a reduction in
costs that would otherwise be paid by the City. 18 Exhibit E contains two 10-year project pro forma
financial statements (one with tax abatement, one without) provided by the Developer, each
providing yearly cash flows and cash-on-cash return analyses. The cash-on-cash return is a
measure of the annual rate of return made on the developer’s equity or cash invested the project.
This calculation is one method of determining whether a project can provide a return on investment
necessary to attract developer capital. The projections provided within these statements indicate
that partial real property tax abatement is necessary in order for the project to proceed. Exhibit E
also includes an amortization schedule and additional information that supports the conclusion that
“but for” the tax abatement provided to the Project that the development of this high quality and
attractive pocket neighborhood providing housing for six (6) to twelve (12) individuals that
eliminates existing blight would not be feasible. Exhibit F contains a project budget supporting
the estimates of the Developer and appraisal. The appraisal also indicates that the Developer is
assessing a minimal development fee of 3.6% compared to an estimate of 15% for an alternate
market rate development project.19 The Developer here is making a significant contribution of
equity and reduced fees to support this Project at levels that make it financially feasible for
traditional financing sources.
The Project will be subject to the property taxes due to the Greene County Assessor based
upon their assessed valuation of the completed Project, but the improvements made to the existing
parcels exempt for a period of ten (10) years. The developer has also provided a tax impact analysis
comparing the estimated property tax revenues with redevelopment and partial real property tax
abatement to those without redevelopment and abatement. According to the tax impact analysis,
the affected taxing jurisdictions would see a net positive impact of $438 over the next 10 years
(based on existing land assessment values). The tax impact analysis also provides an estimate for
Year 11 (the first year after abatement) that shows the estimated total tax for the redeveloped
parcels would be $9,169.77, which is an additional $8,643.19 over the average tax collected from
the parcels if not developed over the prior 10 years If the redevelopment occurs and 100% tax
abatement is authorized, as opposed to the redevelopment not occurring and tax abatement not
being authorized, the jurisdictions stand to generate more in tax revenue (approximately 164%) in
Year 11 after development than the entire previous 10 year period if not developed. As this
Redevelopment Plan recognizes that “but-for” the abatement, redevelopment would not occur, the
most fiscally beneficial decision for the taxing jurisdictions to generate the maximum tax revenue
is to provide the requested abatement.

16

Economic Development Incentives Policy Manual, City of Springfield, Missouri, February 15, 2011 (as amended on May 12, 2014).

17

Id.

18

Id.

19

See Ex. G, Appraisal Report, Roundtree Pocket Neighborhood, CBRE Valuation & Advisory Services, August 22, 2018, G, p. 44.
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C.

Compliance with State and Local Law

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

Compliance with Redevelopment Agreement

Prior to application for Certificate of Qualification for Tax Abatement (the “Certificate”)
issued in connection with this Project, a redevelopment Agreement must be executed between the
applicant for the Certificate and the City. The provisions of the Redevelopment Agreement
between the City and the applicant are essential provisions of the Redevelopment Plan and
violations of the Redevelopment Agreement shall also constitute violations of the Redevelopment
Plan. The Redevelopment Agreement shall at a minimum address the requirements specified in
Section 4-14 of the Code.
E.

Population Density

The Project will provide six (6) housing units on a 0.5 acre site (12 du/acre). Each
residence will include two (2) bedrooms and two (2) bathrooms. In total, the Project will provide
housing for six (6) to twelve (12) individuals.
F.

Public Facilities

It is not anticipated at this time that the Project will require any additional public facilities
or utilities.
VII.

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.
Supplemental Statement – Rountree Neighborhood Planning
Pursuant to a review initiated by the Rountree Neighborhood Association Board in the
Spring of 2015 and a City Council directive to City staff in January 2017 to proceed with
recommendations for amendments to the UCD (“Neighborhood Plan Proposals”) and approval of
a final neighborhood plan (the “Rountree Neighborhood Plan”). At the time of the Original
Redevelopment Plan submission, City staff was in the process of finalizing proposed amendments
to the Rountree Neighborhood Plan. The Developer has had prior direct communication with City
staff and provided its intend to comply with the goals and recommendations of City staff as it
pertains to the Rountree Neighborhood Plan.
Due to timing issues related to the design of this Project, the initial construction schedule,
and the significant investment of capital into this Redevelopment Plan the Developer proceed with
the submission of the Original Redevelopment Plan for consideration by directly addressing any
8
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concerns regarding any pending changes to the Rountree Neighborhood Plan. The Developer
reviewed the proposed amendments to the Rountree Neighborhood Plan and the Redevelopment
Plan appeared to conform to the proposed amendments.
The Redevelopment Plan conforms to the goals and recommendations put forward by City
staff of the amended Rountree Neighborhood Plan in several ways:
1. Encourage increased pedestrian activity through the design of the Project such as front
porches, common areas, etc. The Project is designed as a pocket neighborhood with access
and parking off the rear alley. Residents park on the backside of the Project and walk
through the common courtyard to access their residences.
2. Support a mix of housing stock. Residents that prefer less property maintenance or a
housing design that provides modern amenities not always available in older housing stock.
3. The Project building design supports components of a home most often used, such as
master bed/bath, living, kitchen, office on the ground level main floor. This increases
access to housing for tenants of multiple generations allowing residents from outside the
Roundtree neighborhood to relocate as a housing option becomes available or allows
existing residents who are no longer compatible with existing living conditions but do not
wish to leave the Rountree neighborhood to relocate to a housing option that better supports
their physical needs.
4. Provides housing options for MSU staff and faculty near the university.
5. Four apartment style units are being replaced with six higher quality single family style
units that will attract more disposable income close to local businesses in the neighborhood.
6. Removal of blighted housing that poses a potential for nuisance violations.
7. The Project traffic will be “Rear-Loaded” off the alley to garage spaces. The traffic is
funneled from the alley to Pickwick on the east and Kickapoo to the west. Traffic can then
divert to Elm or to Cherry which will reduce generally the traffic impact on Cherry,
specifically between Kickapoo and Pickwick.
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Exhibit A
Map of Redevelopment Area
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Exhibit B
Legal Description of Redevelopment Area
ALL OF LOTS THIRTEEN (13) AND FOURTEEN (14), AMENDED PLAT OF RALPH
WALKER’S SECOND SUBDIVISION, IN THE CITY OF SPRINGFIELD, GREENE
COUNTY, MISSOURI.
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Exhibit C
Site Plan
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Exhibit D
Site Layout and Design
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Exhibit “E”
Tax Impact Analysis
[please see attached]
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EXHIBIT “F”
Estimated Project Budget
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Exhibit “G”
Appraisal
[Provided Under Separate Cover]

48 of 57

WA 15258939.1

Exhibit 2

SPACE ABOVE THIS LINE IS FOR RECORDER’S USE ONLY
Title of Document:

Redevelopment Agreement

Date of Document:

, 20

Grantor:

City of Springfield, a municipal corporation

Grantee:

_______________________

Legal Description:

See Exhibit A attached hereto.

Please return recorded
document to:

City of Springfield
Planning and Development Department
P.O. Box 8368
840 N. Boonville Ave. Springfield, MO 65801

This cover page is attached solely for the purpose of complying with the requirements
stated in §§ 59.310.2; 59.313.2 RSMo 2001 of the Missouri Recording Act. The
information provided on this cover page shall not be construed as either modifying or
supplementing the substantive provisions of the attached Redevelopment Agreement.
In the event of a conflict between the provisions of the attached Redevelopment
Agreement and the provisions of this cover page, the attached Redevelopment
Agreement shall prevail and control.
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REDEVELOPMENT AGREEMENT BETWEEN
AND
CITY OF SPRINGFIELD, MISSOURI
FOR
THIS REDEVELOPMENT AGREEMENT (“Agreement”), is being entered into this day
of
, 20
, by and between the CITY OF SPRINGFIELD,
MISSOURI, a municipal corporation(“City”), and
(“Developer”),
a
, with a mailing address of
.
W I T N E S E T H:
WHEREAS, on
,
the Land Clearance Redevelopment
Authority (“LCRA”) recommended approval of the First Amended Redevelopment Plan
for the East Cherry Pocket Neighborhood Redevelopment Area; and
WHEREAS, on
,
the Planning and Zoning Commission
recommended the Amended Redevelopment Plan be approved; and
WHEREAS, on
approved Special Ordinance
Plan; and

,
following public hearing the City Council
, which approved the Amended Redevelopment

WHEREAS, pursuant to Chapter 40 Article II, Section 14 of the Code of the City
of Springfield, MO, the Developer is required to enter into a redevelopment agreement
with the City approved by the City Council and in accord with the requirements of said
Article and Special Ordinance
, and submit an executed copy of the
agreement with its application for a certificate of qualification from the LCRA.
NOW, THEREFORE, for and in consideration of the premises, and the mutual
covenants herein contained, the City and Developer agree as follows:
1.
Items Incorporated in this Agreement. The provisions of Special
Ordinance
, Chapter 40 Article II of the Springfield City Code; Amended
Redevelopment Plan for the East Cherry Pocket Neighborhood Redevelopment Plan, a
copy of which is on file at the office of the City Clerk; Certificate of Qualification issued
by the LCRA; and the provisions of Section 99.300, RSMo et seq., as amended as of
and including the date of this Agreement, are hereby incorporated herein by reference
and made a part of this Agreement.
2.
Legal Descriptions. The Redevelopment Area is legally described in
Exhibit A attached hereto and incorporated herein by reference.
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3.
Assignment. This Agreement shall be binding upon and shall inure to the
benefit of Developer and its successors and assigns, and the term “Developer” as used
herein shall be deemed to include such successors and assigns (including any
subsequent purchasers or transferees of any portion or all of the real property located
within the Redevelopment Area); provided, however, that no assignment of the
Redevelopment Plan shall be effective nor discharge Developer of its obligations
hereunder unless and until it has been approved by the City Council (“Council”) by
ordinance which approval shall not be unreasonably withheld. Council approval is not
required for the sale of all or any portion of the real property located in the
Redevelopment Area. Developer shall notify the City Manager in writing of any
assignment of any or all of the Redevelopment Plan at least ten (10) days after said
assignment. Said notice shall specify the name and address of the Assignee. The
Assignee, within six (6) months after the date of assignment, shall notify the City
Manager in writing of the Assignee’s election to continue under the Redevelopment
Plan. No such assignment shall release Developer of its rights and obligations
hereunder without approval of the Council.
4.
Breach - Failure to Comply. If Developer breaches any term of this
agreement, then upon certification of such fact to the Council by the City Manager, the
Council may declare the developer in breach, and the City Attorney shall commence
such proceedings in the appropriate court to terminate the abatement of ad valorem
taxes. Should the Assessor fail to terminate the abatement, the Developer shall pay the
full amount of abated taxes to the City in the form of a PILOT that shall be remitted to
the appropriate taxing jurisdictions, including the City, which levy taxes on the real
property inside the Redevelopment Area at a rate proportional to the taxes so levied by
said taxing jurisdictions.
5.
Default. In the event Developer materially defaults in the performance of
any of its obligations pursuant to the terms of the Amended Redevelopment Plan or this
Agreement, the City may, after giving Developer thirty (30) days written notice and an
opportunity to cure such material default, terminate this Agreement, including the
Redevelopment Plan, and all rights granted pursuant thereto. Said termination shall be
subject to the rights, if any, to continuing partial tax abatement as provided in Section 8
of this Agreement.
6.
Notice. Any notice required by this Agreement is deemed to be given if it
is mailed by United States certified mail, postage prepaid, and addressed as hereinafter
specified:
To the City:

With a copy to:

City Manager
City of Springfield, MO
840 North Boonville Avenue
Springfield, MO 65802

City Attorney
City of Springfield, MO
840 North Boonville Avenue
Springfield, MO 65802
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To the Developer:

With a copy to:

Each party has the right to specify that notice be addressed to any other address by
giving to the other party ten (10) days written notice thereof.
7.
Modification - Interpretation. The terms, conditions, and provisions of this
Agreement and of the Redevelopment Plan can neither be modified nor eliminated
except by agreement between the City and Developer and approved by an ordinance or
ordinances duly adopted by the Council.
8.
Effective Date. This Agreement becomes effective on the effective date of
the Certificate of Qualification or the date of the actual execution hereof by the City and
Developer, whichever last occurs, and shall remain in full force and effect so long as
Developer receives partial tax relief pursuant to the provisions of this agreement.
9.
Applicability. This Agreement applies only to the Redevelopment Project
referred to herein.
10.
Recording. This Agreement shall be recorded by Developer in the
Recorder’s Office of Greene County, Missouri
11.
Interpretation. In the event of any conflict between the terms of the
Redevelopment Plan and this Agreement, the terms of this Agreement shall prevail.
12.
Headings. The headings or captions of this Agreement are for
convenience and reference only, and in no way define, limit, or describe the scope or
intent of the Agreement or any provision hereof.
13.
Severability. The provisions of this Agreement shall be deemed
severable. In the event that any provision of this Agreement is found by a court of
competent jurisdiction to be invalid, the remaining provisions of this Agreement shall
remain valid unless the court finds that the valid provisions are so essentially and
inseparably connected with and so dependent upon the invalid provisions that it cannot
be presumed that the parties hereto would have agreed to the valid provisions of this
Agreement; or unless the court finds the valid provisions, standing alone, are
incomplete and incapable of being executed in accordance with the contracting parties’
intent.
14.
Counterparts. This Agreement may be executed in counterparts, each of
which shall be deemed an original but all of which shall constitute one and the same
instrument.
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[SIGNATURE PAGE FOLLOWS]
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IN WITNESS WHEREOF, the parties hereto have set their hands and seals the
day and year first above written.
CITY OF SPRINGFIELD, MISSOURI
By:

City Manager

ATTEST:
City Clerk
Approved as to form and legality:
City Attorney

DEVELOPER
By:
Print Name:
Title:

ATTEST:
Secretary
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STATE OF MISSOURI
COUNTY OF GREENE

)
)
)

ss.

BE IT REMEMBERED, that on this ___ day of _____________, 20___, before
me, the undersigned, a Notary Public in and for the County and State aforesaid, came
________________________, the ______________________ of the City of Springfield,
Missouri, a municipal corporation duly organized, incorporated and existing under and
by virtue of the laws of the State of Missouri, and _________________________,
___________________of the City of Springfield, Missouri, who are personally known to
me to be the same persons who executed, as such officials, the within instrument on
behalf of said municipal corporation, and such persons duly acknowledged the
execution of the same to be the act and deed of said municipal corporation.
IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official
seal, the day and year last above written.

Notary Public

My Commission Expires:
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STATE OF MISSOURI
COUNTY OF GREENE

)
)
)

ss.

BE IT REMEMBERED, that on this ___ day of _____________, 20___, before
me, the undersigned, a Notary Public in and for the County and State aforesaid, came
________________________, the [title/position] of [name of entity] , a
[corporation/partnership/etc.] duly organized, incorporated and existing under and by
virtue of the laws of the State of _____________, who is personally known to me to be
the same person who executed, as such officers, the within instrument on behalf of said
corporation, and such person duly acknowledged the execution of the same to be the
act and deed of said corporation.
IN WITNESS WHEREOF, I have hereunto set my hand and affixed my official
seal, the day and year last above written.

Notary Public

My Commission Expires:
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EXHIBIT A
LEGAL DESCRIPTION OF REDEVELOPMENT AREA

ALL OF LOTS THIRTEEN (13) AND FOURTEEN (14), AMENDED PLAT OF RALPH
WALKER’S SECOND SUBDIVISION, IN THE CITY OF SPRINGFIELD, GREENE
COUNTY, MISSOURI.
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