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7:00 PM

Location:
Municipal Office Building
701 N 7th Street, Lobby
Kansas City, Kansas 66101
Commission Chambers

Name Absent

Mayor David Alvey

Commissioner At-Large Dist. 1 – Melissa Bynum

Commissioner At-Large Dist. 2 – Tom Burroughs

Commissioner Gayle E. Townsend

Commissioner Brian McKiernan

Commissioner Ann Brandau-Murguia

Commissioner Harold Johnson

Commissioner Mike Kane

Commissioner Angela Markley

Commissioner James Walters

Commissioner Jane Philbrook

SERGEANT-AT-ARMS:  CAPTAIN RONALD SCHUMAKER

I. CALL TO ORDER
II. ROLL CALL
III. INVOCATION GIVEN BY CEDRIC ROWAN, FIRST BAPTIST CHURCH
IV. PLEDGE OF ALLEGIANCE
V. REVISIONS TO NOVEMBER 21, 2019 AGENDA
VI. MAYOR'S AGENDA
VII. CONSENT AGENDA

  
(Anyone wishing to speak about a particular item on the Consent Agenda must notify the 
Mayor when he asks if there are any “set-asides” on the Consent Agenda. Your item will 
then be discussed and voted on separately. All remaining items on the Consent Agenda are 



viewed as a single group and voted on with one vote.)

Item No. 1 - MINUTES
Synopsis: Minutes from special session of October 31, 2019.
Tracking #: 191058
 

Item No. 2 - WEEKLY BUSINESS MATERIAL
Synopsis: Weekly business material dated November 14, 2019.
Tracking #: WEEKLY BUSINESS MATERIAL

VIII. PUBLIC HEARING AGENDA   

Item No. 1 – PUBLIC HEARING/RESOLUTION:  ISSUANCE OF IRBS FOR PQ 
CORPORATION
Synopsis:  Continue public hearing to approve the resolution of intent to issue IRBs in the 
amount not to exceed $100,000,000 for the benefit of PQ Corporation, submitted by Katherine 
Carttar, Director of Economic Development.  An IRB application was submitted by PQ 
Corporation for property tax abatement and sales tax exemption for acquisition, construction, 
improvements and equipment for the industrial facility expansions located at 1700 Kansas 
Avenue.

On October 28, 2019, the Economic Development and Finance Standing Committee, chaired by 
Commissioner Burroughs, voted unanimously to approve and forward to full commission.  This item 
was held over at the November 14, 2019, Full Commission Meeting.
Tracking #: 191060

IX. STANDING COMMITTEES' AGENDA

X. ADMINISTRATOR'S AGENDA

Item No. 1 - PRESENTATION/RESOLUTION:  CONVENTION AND VISITORS 
BUREAU'S 2020 BUDGET AND MARKETING PLAN
Synopsis: Presentation of the 2020 Convention and Visitors Bureau's (CVB) Budget and 
Marketing Plan, and request adoption of a resolution approving the budget and marketing plan.



Tracking #: 191059 

XI. COMMISSIONERS' AGENDA
XII. LAND BANK BOARD OF TRUSTEES’ AGENDA
XIII. PUBLIC ANNOUNCEMENT
XVI. ADJOURN



STATE OF KANSAS  )
WYANDOTTE COUNTY  )) SS   SPECIAL SESSION, THURSDAY, OCTOBER 31, 2019
CITY OF KANSAS CITY, KS )

The Unified Government Commission of Wyandotte County/Kansas City, Kansas, met 

in Special Session, Thursday, October 31, 2019, with seven members present:  Bynum, 

Commissioner At-Large First District (left at 6:30 p.m.); Burroughs, Commissioner At-Large 

Second District; Townsend, Commissioner First District; Johnson, Commissioner Fourth District; 

Walters, Commissioner Seventh District; Philbrook, Commissioner Eighth District; and Alvey, 

Mayor/CEO; presiding. McKiernan, Commissioner Second District; Murguia, Commissioner 

Third District; Kane, Commissioner Fifth District; and Markley, Commissioner Sixth District; 

were absent.  The following officials were also in attendance:  Doug Bach, County Administrator; 

Ken Moore, Chief Legal Counsel; Bridgette Cobbins, Unified Government Clerk; Alan Howze 

and Gordon Criswell, Assistant County Administrators; Rob Richardson, Director of Planning; 

Reginald Lindsey, Budget Manager; Alley Porter, Commission Liaison; and Officer Jay Doleshal, 

Sergeant-at-Arms.  

MAYOR ALVEY called the meeting to order.

ROLL CALL:  Burroughs, Townsend, Johnson, Walters, Philbrook, Bynum, Alvey.

NOTICE OF SPECIAL SESSION of the Unified Government of Wyandotte County/Kansas 

City, Kansas, to be held Thursday, October 31, 2019, at 5:00 p.m. in the 5th floor conference room 

of the Municipal Office Building for a presentation on Urban3.

CONSENT TO MEETING of the governing body of Wyandotte County/Kansas City, Kansas, 

accepting service of the foregoing notice, waiving all and any irregularities in such service and in 

such notice, and consent and agree that we, the governing body, shall meet at the time and place 

therein specified and for the purpose therein stated. 
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Mayor Alvey said as many of you know, we have a special guest tonight, Joe Minicozzi of Urban3 

and I’m going to pass this on to Mr. Bach.

Doug Bach, County Administrator, said for some time, I guess from a staff perspective, we’ve 

been looking at different things under the direction of the Commission of what we can do for 

improvements in the community and different ways where we look at things to improve the value 

by removing blight.  That’s been a Commission directive of how we go about that where we’re 

taking care of our own property and then looking at others and looking at the many vacant lots in 

our community.  Our emphasis has come from the Police Department and how they start to 

approach different things.  Through this process it starts to layout how we start to look at the value 

of a lot of different things in our urban core that we haven’t been spending as much time on and I 

think we found that Mr. Minicozzi proposal or his presentation really kind of highlights some 

different things for us that we should be taking into account.  In fact, bringing into our equations 

as we look at how are the best ways to improve the value in our community, particularly in a time 

when we’re going through a priority based budgeting process as well to say how what do we need 

to value back in our community in order to reduce our expenditures in certain areas or find other 

ways to grow revenue.  His information is very enlightening in that regards.
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Joe Minicozzi, Urban3, said I recognize a couple faces from earlier shows.  I’m going to go back 

through the information that I presented this morning.  We’re talking about essentially city 

municipal finance, but ultimately, it’s about taxation.  It’s how cities run financially.  I used to 

work in real estate development, I’ve worked in real estate finance, I’ve worked in city government 

and I had my ah ha moment in the middle of the recession.  When essentially your city freezes in 

time, when there are no permits that come in the door, at that point you can see your financial 

model at large.  Can you afford yourself or can you not afford yourself because when you’re not 

getting permits, all of a sudden everything is exposed, and I saw with city after city that people 

weren’t putting two and two together to see that we couldn’t essentially afford cities and we were 

essentially illiterate about our tax system.  
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I did a presentation in 2009 and I put this quote up from Mark Twain.  “A person who won’t read 

has no advantage over one who can’t read.”  I asked the audience, and this is a bunch of city 

planners and people doing city stuff, I said who here has read your local tax policies to see how 

your property tax assessment works and who understands the CAFR.  No one raised their hand.  I 

said we all work in cities, we all design cities and we don’t understand how they operate 

financially, so we’re essentially illiterate about how the tax system works.  I’m trained in 

architecture.  I like to draw pictures and stuff like that, yet I suffered through the tax code to figure 

it out because it’s your cashflow of how you manage a city.

Cities have a system.  There’s a system of finance but there’s also a system of design and 

the best way that I can put forward how I look at city’s is that city’s all have a DNA so KCK has 

a DNA.  It has a trajectory much in the way that I have a trajectory, so this is how I started my life 

when I was three months old and this is my path.

  

I will be poppa whether I like it or not or more importantly, I want to be this guy, again when I 

had hair.  I’m genetically Italian.  There’s not a lot I can do to change that.  You will see that by 

how much I wave my hands around, but my family also suffers from a genetic predisposition of 

heart disease, so I know that’s in me, so I have to make choices about the food I eat, the exercise 

that I do, all that stuff.  Your city is no different.  

If we don’t have a path of our materials, if we don’t understand what our genetic material 

is, we don’t know what our costs are, we don’t know what’s going on, so in Ashville our great-

grandfather is essentially Atlanta.  We look at Atlanta.  We’re nowhere near being Atlanta, but we 

can see the heart attack that Atlanta had and so we make different choices even though we’re only 
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90,000 people.  That’s a metaphor that I’m putting upfront.  I’m going to give you a lot of 

information, but the question to have in your mind when you think of KCK in the future, who is 

your grandfather, who is your grandmother, what do you want to be when you grow up and what 

heart attacks did KCMO have across the river that you want to try to avoid or what good stuff did 

they do that you can learn from.  You have examples all around you.  

I’m from Asheville.  I don’t know if you know where Asheville is.  

I wanted to make it relevant for you all, so basically, we are in the BBQ zone.  We’re on the pig 

side of the meat line.  We’re not cow BBQ.  Chicago is an outlier, but we’re also on the vinegar 

tomato line if you want to know exactly where we are in North Carolina and we’re not the freaky 
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BBQ like the mutton BBQ up in Kentucky or the yellow or white sauce people, so we speak your 

language just with pig.   

These are shots of Asheville from the 1970’s flat on our face.

Boarded up buildings and basically Asheville was the second largest city in North Carolina by 

1930 and we became—we had the highest debt per capita of the entire United States when the 

depression hit.  We thought we had $5M in the bank.  It turned out we had $18K in the bank, a 

little clerical error there and when that came down our City Council was indicted, and the Mayor 

committed suicide.  That’s how Asheville entered the depression.  For 50 years we just had these 

buildings that we just walked away from because we were flat broke.  
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Any time we tried to work on our downtown we would hear from people in the community that’s 

not who we are, we’re rural mountain people, we’re not urban people like Charleston or New 

Orleans or Charlotte, that’s not who we are.  I mean it was just biased because people were 

operating with things they thought they were without real information.

I ended up with this guys company.  Julian Price started a for-profit real estate development 

company.  We used his inheritance to fund fixing buildings and helping out entrepreneurs, so 75% 

of the money went into fixing buildings and 25% went into businesses like some eclectic 

restaurants, nightclub, the first vegetarian restaurant; we funded that.  
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It was about dealing with the city as a product and growing it up, so this is one of our buildings 

before and after.  These are small apartments for folks and a bookstore.  Banks wouldn’t fund 

something like this because they said no one would live in 400 to 500 sq. ft. apartments, but the 

thing is when you look at a city of 90,000 people, you’re only doing 24 units, so surely there’s 24 

people that want to live in a small apartment.  Sure enough, this has been 99% leased up ever since 

and in the developer world, that’s called a homerun.  

What I found in our community conversations is, we were talking about biases, we weren’t talking 

about data.  What does it mean for us to do development in the community?  What does it mean 

for everyone in the community for us to do that?
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This is the value of downtown Asheville.  If we’re a $15M investor investing in the core area of 

downtown, downtown was worth $100M in taxable value, so it’s a big portfolio.  We didn’t get a 

new building in downtown until 2008.

 This is the value of just activating those upper stories.  Every building you walk by when it’s got 

an empty floor, that’s an opportunity for value if you can get it active, if you can get some taxes 

growing.  Now the city also cooperated in this.  They did streetscape projects, they started investing 

in downtown and sent signals to us in the development world that okay, we can cooperate with 

this.  We’ll do some value enhancements too.  
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To show you, it’s not all roses in Asheville.  This is a campaign ad from the 1990s that’s got Chris 

Petersen and here he is complaining about $26M of investment in the downtown.  The city did 

some streetscape projects.  They started doing parking.  They got rid of parking requirements.  

There are no parking requirements in our downtown, but they went on a proactive parking 

management strategy.  Because we had all these buildings they didn’t want us tearing the buildings 

down to make parking, they started doing that, but $26M is a lot of money.  I don’t have $26M in 

my pocket.  

Let’s do some math here.  If you put $26M in a $100M asset and it grows to $500M, is investing 

26 and yielding $430M, is that a good return on investment?  Yes, why did we listen to Chis.  

People have opinions about stuff but then there are facts.  



11

October 31, 2019

It doesn’t stop Chris.  Chris has a website now with Fire & Brimstone with the City Council and 

the Mayor on it and you know he’s got a bias, he’s got an attitude; that’s great, whatever.  This is 

our Mayor.  I asked the Mayor is this a liquor drank.  She said it should be.  Chris is going to keep 

on going with this stuff.  That’s public discourse.  People are entitled to their comments.  

What I’ve found is we’ve lost the stability to have a civic discourse.  This is a kid book that I found 

in a garage sale.  In City, Town and Country; it’s a teacher guide, so as a teacher, you all are 

teachers training civics to our citizens in how the city operates.  You all get to see the budget and 

how this all happens.  You have to educate your friends and family about how this happens.  
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This is from 1959, it’s a third-grade text book.  In kindergarten you learn about your house, the 

first-grade the school, second-grade the neighborhood, the third-grade you learn about regional 

planning.  Did you all do that in third-grade?  We learned about city’s as part of our civic courses.  

We don’t have this in our schools anymore.  

The teacher guide has this.  While patterns vary from state to state, county’s are responsible for 

education, library, health & welfare, etc. and studying the functions performed by your county you 

will no doubt find there is a duplicate of services and overlapping jurisdictions and a lack of 

coordination between the county and the communities within it.  

You all are a joint city/county government.  You go across the river; the county wouldn’t 

even participate with the study with Kansas City.  That’s a disconnection that still happens today.  

This is 1959 and we just developed these biases without seeing that we’re all in this together.  The 
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citizens of Kansas City, Missouri are the citizens of Jackson County, why would you just ignore 

them?  

Here’s the lesson plan.  It’s one of those Dick and Jane books.  It’s painfully white and it’s also 

misogynistic, but putting all that aside, you see what’s going on here. There’s some overcrowding, 

there is a new factory that gets built, there’s even more kids that go to school, so as a third-grade 

teacher you ask your third graders this question right here.  Give four good reasons for building a 

new school and your third graders talk about what; equity.  Everybody should have a desk, maybe 

get everybody in the classroom together, maybe get another teacher and have two classes; that’s 

called infrastructure.  Your children learn about need.  

On the right, you learn about Mr. Canfield.  He didn’t want any schools.  He said our 

taxes are too high now.  If we build a new school, we need more teachers and everything else and 

we will have to pay higher taxes.  That is indeed true.  If you buy stuff, it costs money.  You all 

see that.  You have a budget you have to pass.  

In blue this is where you ask your third graders up here, why would some people have to 

pay higher taxes and why are some people against paying higher taxes.  What’s phenomenal to me 

is this is a third-grade text book and I know adults that can’t have this conversation.  They will 

pick one side or the other and they will stick to that dog mode without seeing that it’s all tied 

together.  We all have to work together in this community.
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My favorite part is this, again, for the teacher.  Remember too, that many children whether urban 

or rural and regardless of region are tragically limited in their knowledge of the world and their 

world is largely the space in which they live and operate.  People know where they live, how they 

drop their kids off at school, where they go to work, how to get their groceries and if there is a 

disturbance in that anywhere in the system, they’re going to show up here for public comment and 

make it your problem, right, yet you all have to see the totality of the whole city and how it all has 

to operate together, but we respond at a very personal level about what people want.  There’s data 

that needs to be looked at first.  Everybody is alright to ask and complain, do whatever you need 

but there is a higher authority that you all have and a higher obligation to manage a city.  

What we need to remember is the city is a finite boundary of land.  More so in your case.  You 

can’t annex the next county over.  The land you have is the land you have and those are the acres 
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you deal with, so when you talk to farmers they are always talking about land as an economic 

model and you’re dealing with the same thing. 

Your city is essentially—your county is essentially a corporation.  If you look up the word 

incorporate, it says to constitute a company, a city or other organizations as a legal corporation.  

In my case in Asheville, there is very little difference between my city and our real estate 

development company other than our ownership structure.  We’re both corporations.  The city is 

a corporation, the county is a corporation, our state is a corporation, our country is a corporation.  

Joe Biden said this on this Stephen Colbert show, the United States is the largest corporation in 

the world and I’m such a nerd at midnight, I’m looking it up, there is the law that lists us as a 

federal corporation.  Our system of government is a business.  It’s not to say that we’re a cabalistic 
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business, we are a social corporation.  We’re all in it together as shareholders, citizens in this 

cashflow that you all get to manage.  

My city at $13B is six times the value of Ted Turner if were in the Fortune 500, so think about 

that for a second.  Does Ted Turner look at Facebook every day and make his decisions off that, 

of course not?  Ted Turner is looking at data.  He is taking public comment, but he is looking at 

the data on how the shows perform on CNN or whatever, there’s data and information.  

So, back to the production of buildings.   
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This is one of our buildings that we did.  The city did the streetscape project.  This is what Chris 

got all upset about right there.  Thank you city, thank you all for the garbage can, the bike rack, 

two benches and a street tree; thanks for your investment in front our building.  Chris called that a 

subsidy and in theory he is right.  It’s in front of our building, but the entire public can walk on 

this, but we put in retail, office and residential, so the taxable value went from $300K to $11M, so 

what that represents for you all is an increase of 3,500% taxes on an asset that was already sitting 

there.  You get 3,500% more money.  Go out and buy 3,500% more garbage cans, we don’t care.  

Does that make sense?  If you have a 401K Plan that grows by 3,500% or a CD or a bond, wouldn’t 

you like that?  This is cultivating our community’s wealth.  How do we build wealth for all of us 

for all of us to share?  

People say, Joe, that’s not fair.  We’ve got this Walmart over here at $20M of value, fair enough.  
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That Walmart is paying $200K in property taxes, but it took 34 acres of my corporation to make 

that happen.  It’s not an apple to apples understanding.  

This is an apple to orange understanding, but if you want to see apples to apples with the per acre 

yield off this.
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This is what our building pays per acre in taxes versus their building.  Who would have thought 

that our building was a hundred times more tax productive than a Walmart?  Now, in North 

Carolina our attitude is like alright, we lose money on the property tax, we’re going to get it back 

in retail tax.  Let’s look at that.  We actually produce more retail taxes than they do, double.  We’ve 

got residential, they’ve got nothing.  We’ve also got a lot more jobs.  Now let’s talk about the other 

economic affects of this.  Of these retail employees that are here on the blue or the red, who is 

paying the retail employee more per hour, the local businesses on our ground floor or the Walmart.  

It would be us.

Now let’s ask the next level of economic question.  Who is hiring the local website 

designer, the local attorney, the local accountant, the right or the left?  These are all decisions we 

get to make in our community.  We just have to be open to looking at them.  Sometimes people 

say to me, well Joe, you just don’t like Walmart.  If that’s what you’re thinking, you’re missing 

the point.  
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I was presenting at the International Association of Tax Assessing Officers Conference.  I don’t 

know if you all hang out with assessors, but if you can imagine hanging out with 2,000 of them, it 

was a pretty interesting experience.  This guy got up, he’s the head of the Walmart Property Tax 

Division and he did this amazing presentation on the value of Walmart’s to all the assessors across 

the entire country.  He showed spreadsheet after spreadsheet after spreadsheet on how cheap his 

buildings are.  Let that wash over you for a second, how cheap the buildings are.  Now, Assessors 

are agnostic.  If it’s a cheap building, it’s a cheap building.  You can’t make value on something 

that’s not worth anything, so the assessors really thank you, thanks for making our job easier.  I’m 

having a coronary because I’m like how are you going to get away with this, but the assessors were 

doing their jobs.  I went up to the microphone and asked them.  I said Mr. Terrell what’s the useful 

life of one of your buildings and he quite honestly shot back, 15 years, maybe 20.  We design the 

building to depreciate as fast as possible and we will build another one and depreciate it down 

again.  That’s it.  We don’t care about the building.  It’s more about getting the goods out to people.  

The buildings are throw-away.  That’s their commitment to your corporation, 15 years and you’ve 

all seen this in your community where a Walmart happened, it’s died, another one pops up and 

they start that depreciation cycle again.  Don’t hate the player, hate the game.  This is a game that 

we’re all trapped in, but the game has more control at your local level than you know.  So, be 

aware of that and make sure—I just want it to be a conscious decision.  
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If that’s alright with you to have a 15- year commitment with a Walmart, which is the life cycle of 

a cat, go for it.  I’m a dog person, sorry, but I’m just trying to make light of how limited that 

relationship is.  

You all have to think about something that’s going to be around for generations, for 

hundred of years.  You’re operating a corporation that has an unlimited life cycle and you want to 

think about the long game.  

I breezed through all this information mostly to reframe how we look at mathematics.  

This isn’t complex stuff that I’m doing here.  It’s really like fifth grade divisions, about using land 

as a component of equal measure.  

We already do this when we talk about cars.  We don’t talk about cars on a miles per tank basis, 

do we?  
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If we did, we all would be driving Ford 150’s at 650 miles per tank and you would say to me, Joe, 

that’s stupid.  All the tanks are different sizes, that’s not a fair way of looking at cars, we say miles 

per gallon.  That’s efficiency, right?  

Miles per gallon the numbers change.
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And we should all be driving BMW Assettos at 70 miles per gallon.  If we’re doing this for a $3 

commodity, shouldn’t we be doing it for $30K commodity?  

You know this is your land, this is your community, look at it with value and the value that it has.  

We’ve done this all across the country, taking every single—all the cities that we’ve done and 

mashing them together. 
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We see this trend for every dollar of county taxes, somebody is paying out to the county who lives 

out in the county per acre.  Their brother or sister in the city is paying about five times that to the 

same county.  This is the Walmart, this is the mall, that’s a two-story building, this is a three-story 

building, and this is a six-story building.  This could be in Driggs, Idaho; Durham, North Carolina 

or Dallas.  As soon as you start stacking those stories, what you’re doing is you’re just stacking 

the dollar bills.  Every floor has its own value, but what’s crazy, it’s an exponential jump.  It’s not 

a proportional jump up when you add the stories and we’re not talking skyscrapers here.  

Back to Asheville for a second.  
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Here’s my county, 350 sq. miles.  I’ve got non-taxable in gray, right there and these are big parks.  

This is part of the Blue Ridge Parkway right here, so this is Mt. Mitchell, this is Mt. Pisgah.  Both 

of those are non-taxable, so just to be crude about it, they don’t pay any taxes.  I don’t care about 

it, just being rough about it.  Green is low value, purple is high value, so this is the Biltmore Estate 

right there, there’s low value, high value.  The Biltmore Estate is worth $100M, one house.  Does 

anybody have a house worth $100M?  When Bill Shadel shows up at one of our Commission 

meetings, we all genuflect and thank him for his time because he’s a very valuable person in our 

community.  I would argue how is that fair.  I don’t have a 180,000 sq. ft. house, I don’t have 2,000 

acres of land, he’s got the biggest gas tank, of course, he’s the most value.  

Rather than total value, let’s do value per acre and the map changes.  
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I will show it to you in 3D.  Can you all tell me where our downtown might possibly be.  Boom, 

yep.  Then you can see 10 miles away.  This is our little sister of Black Mountain.  This is a village 

of about 8,000 people.  You can see its downtown.  There are also other questions here, other data 

points.  I can tell you west Asheville, this is our Brooklyn over here.  This is a community of low 

wealth and middle income.  I live in this neighborhood and it’s actually more tax productive than 

one of our more wealthy neighborhoods.  You can see it clear as day on the map.

We also use this for community conversation.  I’ve got friends that live out here in 

Fairview and these folks think they pay a lot of taxes because the only people that they know are 

people who live further out, out here and pay less than them.  They have no idea what we’re paying 

in our downtown, so we can use this information and say look, we’re all in this together, we’re all 

paying 6-mills across this whole county area.  If you lay a 6-mill thick blanket across this thing, 

where is the county getting all its money?  The county residents, they out number us two to one in 

the city.  They’ve got our state representative that calls us a cesspool of sin.  

I was on the Downtown Association Board and we’re like really seriously.  How about a 

thank you card.  It’s like we’re giving you all this money, let’s all work together here.  If people 

can’t see that, they’re going to operate with their biases.  
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So, back to you all.

First, we had to go through your tax system.  Every new state that we go into we have to learn how 

you operate.  
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This is the way our tax system works.  We have a market value, gets the taxable reduction to the 

tax value, multiply your tax rate or your mill rate and you get your tax bill.  It’s a straight-line 

system.  There are more complexed ones that are out there. 

You all are pretty close to ours because you have a taxable reduction to it, an assessed value mill 

rate or whatever.  
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You have a couple quirks.  One quirk is your appraisal value.  You’re only appraising 25% of 

commercial and you’re only appraising 11% of residential.  

When you run the numbers for the same $600K worth of value, that’s what your commercial 

property is valued at.  This is what your residential property is valued at.  Do you all follow me?  

So, if you’re a resident, you get a discount, period.  When people talk about TIF and we complain 

about TIF or a deal that you all have to discuss here on Commission, that’s an active engagement 

into a tax increment.  We’re all conscious to it, we’re in the sunshine of being in this room talking 

about it, but that’s a TIF too.  If you’re going to tax a value less, that’s a gift.  Just own it.  That’s 

what it is.  
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Here’s your mill rate.  

So, basically, your resident is paying—or your commercial property is paying two times more than 

your residential property, so you talk to your citizens and this is common in a lot of states that we 

typically tax our commercial more than our residential.  That’s just the way the system is, but the 

citizens need to be aware of that.
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The other thing that’s kind of weird is that your State gives all the residential property $46 out of 

your Education Fund, so basically, anybody that’s a resident in Kansas state, gets $46.  

I don’t know how they’re trying to motivate you all but we kind of thought it was kind of like 

when Oprah shows up, like you get $46 and you get $46 and you get $46 and I’m like what’s up 

with that.  
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They essentially rated your Education Fund at your State level which essentially like throwing 

away—every resident threw away 12 backpacks or 300 pencils.  I mean there is a cost to your 

system.  These aren’t free gifts when your government hands you tax bills like that.  That affects 

other forms of running your system, so be conscious of that.  

This is your county in total tax value, so think of this as miles per tank and you see the big parcels 

are worth a lot of money, but again, they’re big parcels.
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So rather than total value, let’s go value per acre.  The map changes and this is the productivity.  

Again, non-taxable in gray, low value to high value.

Then here it is in 3D.  This is the market valuation.
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Here’s the taxable once you do the reduction based off of the 12% and 40%, so you see how 

residential drops down a whole lot more than the commercial stuff.

Mayor Alvey said, Joe, if you could just pause here for a second.  We’re broadcasting this to our 

residents and so just to be clear, you can see the bar graph on the left—the graph on the left that 

shows the gray all the way down to the purple, it’s more value per acre—higher value per acre and 

then the heat map shows that the higher elevations are the more productive taxable value per acre.  

Mr. Minicozzi said yes, it’s all per acre.  This isn’t apples to apples understanding because then 

all of these parcels are different sizes, so this makes things relative.  Someone maybe is not paying 

a million dollars in taxes, but if you had an acre of that stuff, that’s what you would be collecting.  

When I first did the analysis of our building against the Walmart, somebody goes well 

that’s a cute trick Joe.  You know the Walmart is 34 acres and it’s going to be a much larger 

number.  I said to be fair, what’s 34 acres of my downtown if I had 34 acres of that building, so 

why wouldn’t we do that.  That would still be 100 times more than the Walmart.  Our minds play 

tricks in the way we look at numbers without seeing things in a parative level, so we just try to 

help people with that.  
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Just getting into the Kansas City slide, once this area drops off out here, this is the Kansas City 

limit.  

Again, total value, value per acre.
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There’s the map, so Bonner Springs and all that is its own park outside of there.  You see some 

really good value out here outside the University Hospital area, your downtown.

Then getting into the downtown area, this is total value, 
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Value per acre, and you see along Minnesota is where you’re getting heat here.  You also see a lot 

of non-taxable in through here, so this is your most fertile garden in most communities, so just be 

aware and be mindful of the non-taxable real estate and keep it in check.  

It’s not to say don’t have non-taxable.  Every city has a City Hall and a County building and parks 

and things like that, churches, but just be mindful of how much of that is non-taxable.  
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Speaking of which, here’s taxable, non-taxable for your county.  This is about average for counties 

that we see, about 17% unless you get out in the Rocky’s where a huge swoff of the County are 

federally protected mountains and stuff.  This is about average for particularly coast to coast.  

Kansas City is about 17% tracking with the county.
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When you get into downtown, you’re about 40%.  This is on the average side particularly for 

County Seats.  In Asheville, we’re a County Seat, we’re at 44% non-taxable, but again, you want 

to keep that in check particularly surface parking lots.  You want to be mindful of that because 

that’s a lot of horizonal use with no value.

Here’s a side view of your city if you’re look at it like a mountain range.  You can see Hanover 

Heights, downtown, the Speedway pops up and like Bonner Springs and then it’s a lot of flatness 

in here.
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As a share hold of the county, Kansas City is about 17% of the area, it’s about 11% of the value, 

that’s a 1:0.6 ratio for productivity.  That’s on the low side.  Cities are typically like a 1:3 ratio in 

cities and the county and my county we’re a 1:5 ratio.  We have a very potent city.  
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Your downtown is a piece of the city.

 A 1:5 ratio which is super productive, so even in the state your downtown is in, it’s a producer.
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To your downtown to the county is even greater at 1:9.  It’s good for your downtown.

Commissioner Bynum said could you just step back a couple of slides and just walk me through 

this part again?  I’m not tracking.  Mr. Minicozzi said sure.  Commissioner Bynum said the ratio.  

Mr. Minicozzi said the ratio just comes from the pie charts basically.  When you divide this 

number into that number, it gives you its potency.  Think of it this way, if you had 100 people—

you had a shoe store—I’ll choose this one, this one is better.  If you had a shoe store with 100 

people on the staff and one person is responsible for 5% of the shoe sales, how would you treat 

that person?  That’s person is productive, right?  It’s not 1%, she’s selling five times her capacity, 

so that’s the way I look at that.  It’s like a potency level, percentage of land area to value.  How 

much are you punching above your weight.  If you’re a 1:1, that means you’re just carrying your 

average.  

What you see here is your punching under your weight, so this is not strong.  That’s why 

I said this should be a 1:3 to a 1:5 ratio productivity.  Your potency of land area, it’s just a quick 

metric basically.  I understand, it’s kind of a weird thing, people don’t typically look at pie charts 

that way.  We’re trying to come up with a numerical crumb, but you see how it starts to escalate 

up once you see the potency of that little downtown across the entire county and that’s kind of 

typical of what we ought to see.  The slogan I like to say is what’s good for downtown is great for 

the city, but unbelievable for the county because typically counties don’t serve as the downtown 

particularly across the river.  Those folks in that downtown when they need the garbage picked up, 

it’s not the county that does it.  When they call the police, it’s not like the Sheriff shows up, it’s a 

police officer, so they pay an extra level of service to the city and the county.  In their case over 
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there, they’re also paying a Business Improvement District on top of that as well.  They are paying 

three levels of taxes.  

Commissioner Johnson said with regard to this ratio, and I think you might cover this later, but I 

want to make sure I completely understand it.  The overall comparison is 1:.63 or 64 which means 

there are several areas that are under valued in terms of that ratio.  I don’t think I saw that or 

understood where those areas might be this morning when you gave the presentation, so could you 

make that kind of clear as to where those areas might be that are kind of pulling that number 

down—the ratio down rather?  Mr. Minicozzi said it’s probably a lot of your vacant land that has 

incredibly low value, things like that.  It just—and that starts to depreciate land around it, so areas 

just start to depress, if that makes sense.  Commissioner Johnson said yes, you said this morning.  

I didn’t know how that related to—Mr. Minicozzi said I think that’s the relationship.  You’re 

totally right.

Again, we did this as a larger study.  Here’s you all and so your purple started at about $3M and 

we had to tune you differently because once we get across the river their kind of like a nuclear 

reactor that’s exploding.  
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There purples are starting at 10.  You can see how we tune you down based on that.  

You take a huge step down when we bring them in because they’re way more potent.  A lot of this 

is kind of hard because the valuation and assessment over there is done by different state rules, it’s 

a different market category, but just the best could do is line them up, getting people lateral level 

is the easiest way to do it from a valuation standpoint.  Theoretically, a greater Kansas City person 

had the opportunity to shop in all these areas and the purchasing power is going to be the same on 

both sides of the river.  What they spend on housing is going to be less value here based on what’s 

going on in the market place.  People will pay more to be on the other side, but we don’t have 

Johnson County which we would probably see a different distortion down there.  

Back to this real quick, you can see like they have a mountain of value here and then it 

kind of drops down and you get a second mountain right there in the Country Club Plaza area.  
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You can see like this really hard, that’s tree straight there and we will get into this with the red 

lining maps, but you can see the value affect of what happened east of Troost and that was by 

design, by a public policy that happened to those neighborhoods and we will get into that in a 

second.

For you all we typically grab the Walmart.  It’s like a control subject.  Everybody has a Walmart, 

so your Walmart is pulling about $150K of value per acre as a taxable value.  

I will keep it on the bottom of every slide right here so you can see it in relative terms.  It’s $147K.  

These houses are pulling $30-$40K an acre.  
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That’s your average.  Actually, both of these are above your average value.  Your average value 

of your housing across your entire city is $24K an acre and both of these are more potent.  I don’t 

know if you would have thought that driving by them, but they are, so let’s call it $25K an acre 

for the average single-family across the city.
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When you get into multi-family, it bumps up to almost double that at $48K of value per acre  Both 

of these are actually worth more than the Walmart.  You can those are the numbers.  Architecturally 

they lack a certain character, but they’re interesting.  The valuation is the value.  

When you get into the downtown, now we’re at $90K an acre, $36K an acre.
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Downtown housing is averaging at $56K or about double the average of your city housing.  

When you get into your multi-family in downtown, this is $195K or $200K an acre.
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Downtown multi-family is averaging about $90K or a little more than three times of average 

single- family.  That’s the value.

In Kansas City, Missouri the single-family is averaging three-quarters of a million—or three-

quarters of $100K, so $75K for single-family, about three times your single-family here.
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There is multi-family is killing it at about $100K, but they also have some incredibly large multi-

family.  They also have a lot of these guys, little six-packs that do really well.



51

October 31, 2019

Commercial Land Uses; here’s Cabela’s.  It’s productivity versus Walmart.  Again, a lot of that is 

a super cheap building per square foot and then they consume a tremendous amount of real estate 

with this parking.  That basically liquidates the value over the land.

This is Nebraska Furniture Mart doing better at about $175K.
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Here’s the Sam’s Club.  Target is killing it at $200K value per acre.

JC Penny is $200K and Walmart in South Wyandotte $230K or double the Speedway Walmart.
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Great Wolf Lodge at about—let’s call it $500K or half a million.

The Legends is half a million.  
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We’re a little freaked out by the art, it’s a little weird, but anyway that’s moving on.

Here’s the Homewood Suites by the Speedway at about $700K of value per acre.
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And then this is almost $700K in value per acre.  Again, it’s apples to apples.  We drive by this 

stuff.  Our eyes tell us one thing, but there’s data there that we should be looking at.  Think about 

this like being a doctor.  Your doctor is not going to just look at you and go well, you’re sitting in 

a chair, you must be good.  No, your doctor is going to look at data and check your blood pressure 

and do a couple cat scans or something like that.  They’re going to get data to make a decision.  

That’s $50K an acre off for that.

This is $800K an acre, $1.3M.  Let’s call it $1.4M actually.  This is your third most productive 

building in your entire county right there, it #3.
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This is #2 at $2.2M and $3M for this and, again, architecturally, I’m not going to defend this 

building.  This should be closer to the street in a more in a more urban pattern rather than doing a 

suburban portiere in front of it, but still with that, it’s still your number one producer.  This is the 

most potent building in your entire county.

Let’s not neglect the old stuff.  There are some patterns that your great-grandparents have left you 

that are actually very, very potent buildings.
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You can see them around in your community.  

Basically, these are pulling half a million, $600K, $700K and this is the new hotel.  That’s pretty 

productive, $700K of value per acre just down the street.
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Here’s another interesting lesson.  You have this downtown McDonald’s pulling $170K which is 

good.  That’s better than the Walmart, but would you have known this building is more productive 

than that McDonald’s?  You know, $600K of value per acre for Ray’s—everybody should go give 

Ray a big hug because he’s productive.

This is $600K, this is $700K.
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$730K, $800K, this is pushing a million right now.  

You don’t have to be a big building.  This is pulling $800K.  This one who is your #5 producer is 

empty and it’s almost a million dollar of value per acre, so what could we do to get this active and 

then it would bump up from there.
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I’m not going to go through this whole bar chart but will leave this with you.  This is basically 

everything that you just saw done as a bar chart so it’s the same information.  It’s the same 

information, it’s just a different presentation.  Blue is residential, red is commercial, green is 

mixed-use.  Here’s the single-family so this is all the residential stuff down here.  This is Terrace 

Gardens, but here’s the Super Walmart so Terrace Gardens is more productive than the Super 

Walmart.  Here’s your Target.  The Booth Apartments are more productive than the Target and 

then when you get into the downtown stuff you start to see up over here.

Here’s by the hospital, 39Rainbow at $2M, just in relative terms of what’s going on.  Basically, 

2.5 acres of the empty building would equal the 11-acre Target, apples to apples.  This is about 

what kind of gardening can you do, where can you prioritize the impact you can have, how do you 

do the surgery in the smallest amount of land possible to get the biggest return on that investment.  
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Half an acre of this thing would equal the 3 acre of that.  

This is out in Bonner Springs.  This little mixed-use building is doing really well.  Again, since 

density and the fact that there is a out going on in the little bit of footprint that it has, four acres of 

that building would equal a 24-acre Walmart.
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Basically, that’s the footprint of that little building right there, if you just did that.  

If you did 10 of those buildings, it would equal the Walmart that took up that land.  If you can find 

10 people in your community that would want to try out that kind of small investment, that’s 

spreading your risk out over your community rather than one big Hail Mary pass.
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Speaking of which, here’s the Kansas Speedway.  

We went ahead and measured that apples to apples against your downtown and right now it’s 

winning on the per acre valuation versus downtown.  That’s the truth in the data based on its 

valuation.
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When we removed the vacant land downtown, downtown actually jumps past the Speedway, so if 

you can deal with those vacancies and get that land active, it’s going to be very productive for you.

(Slide not available)

Speaking of land, we find weird stuff when we do the math and talk with your assessors about this 

stuff, ask questions.

(Slide not available)

Some of it’s just standards that they have to follow.  The same with your Finance Officers, they 

all have to follow standards of how they account for things and sometimes it makes sense and 

sometimes it doesn’t.  This is one of my favorites.  So, taking the buildings off the land and 

throwing the buildings away and just looking at the dirt per acre, so there’s no buildings in this 
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model, just dirt.  You expect the world to look like this.  Everybody in this neighborhood has the 

same value per acre in this neighborhood.  That seems fair, right, everybody is the same value, you 

and all your neighbors are all pulling the same value.  You start to see some anomalies over here.  

This could be human error, it could be math, it could be policy, but it’s an error; whatever it is.  

There is no reason why this person should be double the value of all their neighbors around them.

When I was presenting this in Cheyenne, Wyoming; I was asking the community, hey, 

what’s going on here, why is this blue and when you cross the street it doubles in value to orange.  

It goes from $15K to $35K just by crossing the street.  It’s the same zoning category, same school 

district, same fire district.  It was like 8:00 in the morning, the tax assessor raises her hand and she 

just yelled out in the room, hey, you don’t understand.  I’m like, what am I missing.  She goes well 

they have more land, the more land you have the lower the value.  The Mayor started laughing so 

hard that he almost spat coffee out.  I was like really, I get more land, you give me a discount.  She 

goes yes, that’s our standard.  I said alright, this fellow has three miles of streets around them, this 

person only has 200 feet.  She goes yes, we don’t count infrastructures as part of the valuation.  I 

said so your money that you put into the ground to make the investment happen, because no one 

is going to development out there until you run a pipe in a road, so you put money in the ground, 

you don’t want that money back.  She goes, no, that’s not part of our standard.  I said alright.  I’ve 

got a bigger building that I can put on this property and you can clearly see there is a mall on here, 

but again, there’s no building there.  It’s just property.  If I had a bigger property, I could put a 

bigger building and a bigger building means more trips, more trips mean more car accidents, means 

more fire calls.  She goes we don’t account for that in the system.  I said okay more commerce, 

more theft, more police calls.  She said we don’t measure that either.  

The average Walmart consumes more in police services than it pays in property taxes.  

Did you all know that?  Talk to your Police Department.  This is the thing, if we’re not matching 

that stuff up, how do you think I’m going to behave as a developer.  I’m going to go to big parcels.  

They’re typically at the edge of town, more infrastructure goes out there to them and I get a 

discount and what economic system does this work this way.  We have a limited resource and the 

more of that resource you get, the cheaper it is.  Does that work that way with diamonds?  If I get 

a bigger diamond, is it cheaper?  No.  

(Slide not available)
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I went to the Assessor’s Conference to ask them.  I’m like where did you get this standard, did 

Moses deliver it to you, where did this come from.  Now, to their credit, their magazine is called 

Fair & Equitable.  I asked them how is this fair and how is it equitable.  In their response they said 

it’s not.  I’m like where did this come from and they said we don’t know.  You need to talk to 

Larry, so I talked to this guy, Larry Clark, who is the head of Research and I said how is this fair 

and how is this equitable.  He said it’s not, we probably need to change it.  

(Slide not available) 

These are systems we’re all playing around with that we’re not conscious of how it affects us at a 

local level.  How is it going to steer the market?  
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We see this in your model as well.  

You know, the outparcels are worth more than the big parcels behind them.  

There’s your 3D model of it.
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Just zooming in, you can see the commercial corridor.  The commercial property is going to be 

worth more than the residential behind it.  The bigger parcels are worth less than the larger—the 

smaller parcels are worth more than the bigger parcels.  It’s in the data.

These are all standards that affect this.
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This is the Speedway out here.  Again, the outparcels are worth more than the bigger parcels behind 

them.

It’s in effect.  There’s lots of things that affects your policy and we really appreciate you all let us 

get involved with the redlining stuff.
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This is the Redlining Map.  When we started doing 30-year mortgages when we shifted our market 

with Federal Housing changes during the depression where people could get longer term 

mortgages and you can get more people into housing, great idea, but the banking industry also 

came out with these standards of where they would allow and not allow mortgages, and these were 

bias maps.  These were the grades they would give you.  Grade A was you’re good, you’re golden.  

You can get a mortgage, B, we might want to check you a little bit more and C you’re questionable, 

D we don’t think we’re going to allow you to get a mortgage.

We dropped your Redlining Map on your city.  We also raised another map.  This is 

called the One Dot Map which is mapping people based on ethnicity and you can clear as day—

this is Troost Avenue.  There’s a pretty hard line through Kansas City where they bifurcated that 

to an east side and a west side.  
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You can see what’s going on from a racial standpoint on where they drop those maps and that’s a 

reality of what happened in your community.  In KCK, your line goes east/west where you have 

your split.

This is the affect of what happens.  Once you start doing this investment people can’t get a 

mortgage, they can’t get a house.  It becomes not transferable from an ownership standpoint unless 

people have personal bank accounts or something, so that land goes into your rental or slumlord 

case or whatever, but it starts to decay, and you start to get vacancies.  

This is the vacancy map that follows and sure enough, the vacancies follow the pattern of the red 

stuff.  This is the legacy effect of disinvestment.  Again, here’s Troost Ave. and you can see the 

mass of legacy effect on the east versus the west side.  
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KCK, you all have about 3 sq. miles.  That’s what 3 sq. miles looks like.  That’s how much land 

area you have in aggregate of vacant land which is not a good thing.  You’re still better than KCMO 

which is pulling about 7 sq. miles of vacant land.  In both cases, you all, that’s an issue to contend 

with, but every American city hasn’t went through this.  

This is the KCMO side.  We laid the map on it.  
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You can see how it terraces down.  Basically, every color grade in it that you step down it drops 

in value.  That’s the aggregate value per acre of those districts.  Now, that’s the legacy effect of 

this stuff.
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On the KCK side, this is what you’re dealing with.  The north neighborhood—the north side was 

particularly hard hit in your community.  It’s down about half a million an acre in aggregate over 

the whole which is a big step down from here.

While we’re doing this stuff, your stuff was actually doing a great job.  I want to definitely call out 

Jud and Robert on this, doing work parallel us and running numbers and doing the same thing 

about the vacant land and what the existing home would be versus vacant homes and seeing the 

differences.  These two houses, the values versus what’s going on with the vacant land.  
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This will show you the value difference on the tax rolls.  I know this is a lot of math here, but 

basically, if you had on the vacant lot a new home, this is what you would get out of it.  

This is a lot of numbers here, again, showing the gain of an existing infrastructure versus building 

out a new subdivision, so it’s actually more valuable for you to add it where you already have 

infrastructure versus where you have to build infrastructure to cultivate new housing, so in that 

effect a gain with doing the infill.

Mayor Alvey said, Joe, this one I think is really an important slide because, again, when we talked 

about the 2.2 sq. miles of aggregate vacant land or vacated land, correct, these are places that 

already at one time had structures.  They’re really vacated, not just vacant.  What we’re looking at 

is an opportunity that we bring the density, we actually take advantage of the fact that the 
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infrastructure costs—added infrastructure is zero whereas to do a new subdivision anyplace else 

on greenfield is an additional $34K per lot.  Mr. Minicozzi said you will see here they also gave 

the new subdivision a fighting chance by giving $100K more value and it still lost at the end of 

the day.  So, even with more value, this is what kills you right here, is adding more infrastructure, 

adding more pipe.  You’re already carrying a lot of this.  In thinking through—you have great staff 

that knows all the numbers and are conversing in this and it’s real simple, when you buy more 

stuff, it costs more money.  It’s that simple.

Mr. Minicozzi said looking at Strawberry Hill, the 61 vacant lots in Strawberry Hill, if you put a 

new home on it at $200K, you get about $1,700 in new taxes from it.  
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With those 61 properties, that would be an increase in tax base of $172K or $173K all with zero 

added infrastructure.

Basically, a way of looking at it is this is what you get in value of vacant land this is what you get 

when new taxes with putting a building on it.  

Basically, if you add one home, it will equal 115 vacant lots.  That’s how you can start growing 

your wealth by filling that stuff in.  There will be hurdles to do that.  There will be what does it 

take from a zoning perspective, how do you facilitate that, it will be fine, just waive it.

Mayor Alvey said if I’m not being too simplistic here, if you go back, even if we were to make 

up the gap of basically $1,759 multiply by 10 years, that’s only $17,590.  A $17,590 investment 
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would get us the same place after 10 years as doing nothing at all plus we’re cutting those lawns, 

were cutting that, we’re maintaining those, and again, we’re not bringing any additional sales tax 

from residents who might be there, and we’re also don’t have the talent pool and we don’t have 

others.  They’re not helping out with the schools.  This is really very interesting.  Mr. Minicozzi 

said thank them.  They did this part.  

Mr. Minicozzi said this is cool.  This is an animation that I think Jud did this one.  What’s neat 

down here—I’m going to go ahead and hang on to this.  Check this out.  In 1910 your great-

grandparents had about a foot of sewer pipe per person.  Somehow they survived with a foot of 

sewer pipe per person, 82K people.  

(Slide not available)

As they increased every decade—this is an animation that rolls that up, so just go ahead and pay 

attention to that bottom number as you add people, but also look at the map on the left.  Look how 

much new infrastructure they’re adding and then things get crazy after WW2 and you start 

gobbling up more road infrastructure, more land, more pipe, all of that.  You go from basically one 

foot of pipe per person to 30 feet of pipe per person.  

When I as a developer build those pipes and give them to you as a city, what I’m doing 

is I’m giving you an obligation for your kids.  It’s going to be 40 years before you have to pay for 

rehabbing those pipes.  What you all are going through right now, let’s go back in time 40 years 

ago, this is basically what you’re dealing with is this expansion that was going on in the ‘70s and 

‘80s.  This is what your infrastructure rehab is going to and the streets, pipes, all that stuff.  



79

October 31, 2019

(Slide not available)

Basically, you grew your population by double, you grow your infrastructure by 27 times.  Again, 

it feels nice to stretch out, it feels nice to be out in the middle of nowhere, to not have a neighbor.  

That’s super awesome, but there’s a cost to that.  

I like to joke that I want to be 6 ft. tall and have a full head of hair, I think you should 

pay for that.  What kind of nonsense is that?  There’s lots of things we like.  I want to eat a lobster 

every day.  I think you all should pick-up my tab, but there’s a cost to this stuff and we have to 

balance that out.

This is what your great-grandparents had with 100K people in it.  They stayed in that boundary.  

You all added 50K more people, but you’ve grown your area out to this.  So 1.5% population 

growth is 6 times growth in land area which means more pipes, more roads and all that stuff.

(Slide not available)

Just to show you that you’re not alone and also maybe give you an example of somebody that’s in 

worse shape.  I don’t want this to be depressing.  

(Slide not available)

We did a project in Lancaster, CA which is up and over the mountain from Los Angeles and these 

people know that they’re about to collapse.  They’re seeing the signals of becoming a bankrupt 

city because they’re carrying a load.  They’re also losing Edwards Air Force Base as a prime job 



80

October 31, 2019

center in their community, so they’re staring down a lot of difficult situations, but they’re taking 

it in stride.  They want to know how to stop the bleeding, so they are interrogating the whole thing. 

(Slide not available) 

There are 166K people and on their main street they have one building that’s 3-stories tall.  Can 

you guess where it is in the model?  Boom.  They basically grew up at the wrong time.  They grew 

up in a 100% suburban city.  They didn’t incorporate until the ‘70s.  

(Slide not available)

One of the crazy things about them is they have 953 miles of roads.

(Slide not available)

You might wonder what that looks like.  They basically can go to Portland with their roads.  

(Slide not available)

Now, these roads all happened in different time periods.  You can see their great-grandparents 

went on a little road building spree in the early 1900s and then they went to sleep, and they did 

nothing until after WW2 and you can’t help but notice how the lane miles that they built after 

WW2—particularly in 1953 when they did all of that.  Guess what, when your great-grandparents 

built that, that comes back to haunt your parents generation here.  That’s your first rebuild.  Now, 

you all have been through—those of you that have been on the Commission long enough, you’ve 

seen capital calls where all of a sudden you have to reinvest in an area, rebuild a road or a pipe.  

What do you do when you’re hit with that amount of lane miles of rehab in your capital 

projects, you need more money.  In a lot of places what people do is either annex more land, they 

do more development.  In this case, they did more suburban development at their edges which 

brought more lane miles.  Well, this comes back to haunt you yet again today and it brings along 

with it the new stuff, so we stopped them in 2015 and said you’re not going to build another road 

from here to infinity

.  

(Slide not available)
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Let’s see what your case flow looks like if you do the build, rebuild cycle, the whole thing and this 

is what it looks like.  So, do you all see a problem?  That first wave was never tested, no civilization 

on the planet tested out suburbia the way we did and none of us ran the numbers about whether or 

not we could afford it in the future.  We just completely changed our civilization after WW2 and 

just went 100% into cars which is great, but how does it pencil out.  We told ourselves we’re car 

people now all of a sudden even though we’ve actually had thousands of years living without them.

(Slide not available)

We double downed on it with the second generation build of that.  Well, guess what, now it’s 

capitalizing on itself and getting bigger and bigger.  Again, remember we didn’t add another road 

to the system.  This is what’s happening.  Every American city is going through this compounding 

effect of a legacy effect of what our great-grandparents and our grandparents did.  It’s not their 

fault.  They didn’t know back then.  We just thought we were prosperous and we’re going to learn 

from this.  

(Slide not available)

This is the kind of hard decisions they’re making.  We just took their money and flushed it into the 

roads to see where it stopped, and we prioritized the big roads first.  Just to give them a graphic, 

that you can only afford—this is their cashflow situation right now.  They can only afford half of 

their roads.  They are trying to come up with other ways of dealing with this in other systems.  

They’re actually considering a Transportation Utility fee to treat the road like their own utility 

system.  If you want to choose to live way the heck out here and you have all this system, you’re 

already paying more of a share of it.  If you’re on a cul-de-sac, 10% of this system is cul-de-sac.  

They spend $2.5M a year is what they should be spending to maintain all those cul-de-sacs and 

those are publicly funded driveways.  They’re not transportation at work.  People move into a cul-

de-sac to not be near transportation, not to have cars by, so why should the public pick up that 

driveway when three people enjoy that.  It’s not fair, $2.5M a year.  
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Again, this is a pattern we’ve all been through. 

As your staff was doing the vacancy analysis, we were doing a similar one.
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Particularly on the north side up in the neighborhood where this blue square is.  

Just as a sample, this is a particularly hard-hit part of your community and you can see those are 

all the vacant lots and there is a spillover effect.  



84

October 31, 2019

The folks that live in that neighborhood suffer economic decline with it.  

They either get left behind or their economic decision is made for them.  They don’t have enough 

money or whatever and this is their option to move into it.  
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These are all the tax delinquency properties that fall within that.  Think of this as a causing effect.  

If it damages a neighborhood, there’s going to be a ripple effect to those left behind.  

These are all the vacant lots in here and this stuff that has houses on it, but even when it has a 

house on it in a neighborhood that’s been hammered pretty hard, notice that the lot price—or the 

lot price is actually 40 times as much by having a house on it.  So, you can cultivate value even in 

the hard-hit neighborhood.
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We went through the thought process of pulling the data from the Redline information.  What’s 

nice about—not nice, I guess an opportunity in the data, is they actually talk about the value of 

those neighborhoods so we can actually find what they considered a blighted house back then and 

figure out if folks were allowed to stay in that house and continue to pay taxes over the 80 years, 

what would even that house pay in taxes?  

We filled in all those lots with buildings and we did a net present value of those houses just to get 

a rough number on the back of the envelope.  It was about 700 vacant lots in this picture right here.  

The valuation of what they would be paying over 82 years is $30M in taxes.  It was about 700 

vacant lots in this picture right here.  The valuation of what they would be paying over 82 years is 

$30M in taxes.  Remember, this isn’t a decision that your grandparents made overtly.  This was 

done collaterally with these other documents that are out there saying don’t invest in those 
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neighborhoods.  Even if your community wanted to buy a mortgage, the banking industry wouldn’t 

let you do that, but this is the effect of what happened.  Basically, your predecessors burned $30M 

in the street, taxes that vaporized over that 80 years.  

Another way of looking at it is if you filled in all the houses, what would it yield and even at that 

current market valuation it would be about $12.4M.  Replacing a single lot in there would equal 

42 vacant lots, very similar to the study that you all did.  Another thing to do is if you put 17 houses 

in there, it would equal the value of the 700 lots.  So, is it hard to do?  Can you handle getting 17 

houses built in that area or nearby to start to cultivate your wealth?  
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Think small, think manageable, find ways to do that incremental infill thicken up a little bit.  We 

did pull the employment data because it matters on the KCMO side because they charge an 

earnings tax.

This is your population and their distribution based on density.  This area which is pretty close to 

the County Club Plaza area is the most dense part of your region.  

It’s also got the most jobs, so it’s got both jobs and residents, so it’s actually killing it.  
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These are all your most potent areas from a density standpoint.  A lot of these people can actually 

walk to work.
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A lot of your sales tax was giving us distribution at this level and we’ve talked to your Finance 

Officer about drilling into this, but this is the way we mapped it.  

We were like, okay, we can’t really map what’s going on when it’s doing that, but we can pull 

some of it.
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This is a relative model of your sales tax potency and you can see there’s a couple of big winners 

here in the downtown and then the Speedway is doing alright.

 
This is a side view of that and it’s sales tax per acre.
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This is just a couple of pulls.  The West Village is pulling about $1.8M, let’s call it $2M in sales 

tax per acre.  78th & State is doing about $4M and Downtown is doing about $2M.
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This is a three-dimensional model of it.  The caveat is we’re still missing data with this stuff, so 

this would change.

When we throw it into the regional model, you can see how potent it is over on the Missouri side 

and they’re garnering of the sales taxes.
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Here’s their property taxes.

Here’s the two of them stacked.  This is the stack of the property plus the sales tax here and in 

downtown and then this is over in the Country Club Plaza is this one up here which beats their 

downtown.

(Slide not available)

Since we’re talking about KCMO, this is by the Sprint Center.  There’s the highway interchange.  

We did a quick little land use analysis.  

(Slide not available)
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Here’s their green space, here’s their streets and roads, here’s their buildings and this is all surface 

parking.  Would have thought there really wasn’t that much parking over there and what’s crazy 

is these are all parking structures.  When we start talking about parking, there’s a financial effect.  

When somebody says there’s not enough parking, I need a better space, whatever, there is a cost 

to all that happens in that.

(Slide not available)

Let me explain it.  This is the entire city.

(Slide not available)

Done this level, so I’ve taken the city, and again, north is facing and then turning the city into a 

square.  This is the land area of the city and these are the different uses.  These are the different 

values.  Basically, here’s those uses lined up versus everything else. 

(Slide not available)

Then this is the valuation.  You see that the buildings are less area than then the road, but again, 

the roads are a big negative number.  The buildings are less are area than the parking but look at 

the value of the buildings versus the value of the parking.  

(Slide not available)

It’s real simple, if I’m a builder and these are their numbers in KCMO, the average Kansas City 

resident, there she is, she’s got about 1,000 sq. ft. of building dedicated to her and she’s got two 

parking spaces, but she’s also got an extra free one that’s non-taxable, so she’s got three parking 

spaces dedicated to her.  When this gets built, the assessor is going to go out there with a price tag 

and put a value on it, so this is the value of the average square foot of building in Kansas City, 

MO.  This is the cost of their roads per square foot.  When you say cost, cost also has—you should 

have a reserve account.  If I fix a building and put an air-conditioner on the roof, I know that air-

conditioner has a useful life of 20 years, so I have to charge you all rent, a little piece, for 20 years 

so that can build up $60K to replace that air-conditioner.  

Roads are no different.  When you get the road, you start thinking of a reserve account 

you have to build to fix that stuff because when you have to replace a road—if you go out and get 
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a bond, that’s like getting a credit card to payoff your mortgage.  You’re accruing debt but it’s also 

a visible indicator that you don’t have enough money to pay for your infrastructure.  You have to 

take out a loan.  But anyway, when you look at this, it’s $22 a sq. ft. in front of the building and 

it’s also $22 a sq. ft. in front of the parking, but if you follow the math on this—again, remember, 

these two things are paying the same millage rate.  You’re paying 2% of taxes on $44 and 2% of 

taxes on $3, so your revenue is 15 times greater in the building here versus here, yet your cost is 

the same so that’s called a subsidy.  If you charge me less for something, that’s a transference for 

subsidy.  Do you all follow me?  The cost is uniform.  When you look at the whole system this 

way and you see all your roads, there’s a special cost to all that.  

(Slide not available)

I’ll jump to the spatial analysis.  It only works for certain people over the age of 35 but anyway.

We did look at the TIFs on both sides.  
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There are good TIFs and bad TIFs.  We saw a couple bad ones on the other side of the river.  I can 

go into those later if you want.  

Your TIFs are more controlled in your city by comparison.  They had like 300 different TIF 

districts across the river.
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Here’s where yours are and these are the rough numbers of what they’re pulling from a value per 

acre standpoint.  Some of them don’t have a whole lot of development in them yet, so it’s not fair 

to just judge this as good or bad.  It is what it is at this point.

Mission Cliffs is doing better at about $50K 
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When you get into the Speedway, the Speedway is pulling a potent $200K of value per acre.  It’s 

still not in the millions, but it is what it is.

Just to close, if you’re not measuring this stuff, you can’t manage it.  Deal with the stuff you can 

get your data on first rather than the subjective stuff that’s a little bit harder to quantify.  Once you 

start getting your books in order about the stuff that’s measurable, you will start to see a different 

reality.  
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When you don’t have the money for the greenway, the art teacher, the dancing traffic cop, it’s not 

that you don’t have that money, it’s that it’s buried into a system that’s draining you of your wealth.  

You’re paying for it whether you like it or not.  The system is not a free market.  It’s a market 

that’s manipulated by policy decisions and where your money is going.  

This is all hiding in plain sight.  This is all in your books.  
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Just to close, you all are worth $1.3B so as a Board, you’re the Board of Directors for a $1.3B 

corporation if you’re out in the stock market or something like that.  Think of it that way which is 

about two Chiefs.  You all can liquidate yourself and buy a couple of Chiefs if you want to.

I can tell you that Mr. Hunt knows Patrick Mahomes towel bill.  I can tell you the cups in my 

nightclub costs 5 cents a pop.  You need to be conversing about what a mile of pipe costs, what a 

mile of road costs and where you’re getting your money for all this stuff.  It’s a cashflow.  

(Slide not available)

We call this Geoaccounting, just putting your numbers on a map.  Your accountant doesn’t care if 

you buy a boat.  
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(Slide not available)

Your accountant cares if you can afford a boat, so can you afford the things you own and how do 

you handle this stuff.

(Slide not available)

Putting it on a map helps that.

(Slide not available)

I would also recommend this book.  Chuck was here speaking yesterday or maybe the day before, 

(Slide not available)

So yep, do your math.  Thanks.

Mayor Alvey said we have plenty of time for questions or comments.  

Commissioner Bynum said I’ve been thinking about it all day and actually since I got my special 

session a couple weeks ago with Kathleen on our priority based budgeting, so I hope you’ll indulge 

me because I have three or four things.  The first one is, and Rob Richardson is here with Planning, 

we completed a Master Plan for our Northeast area community, which you spent quite a bit of time 

on here, we’re currently master planning in the Central Avenue area.  One of the things I’m 

thinking about is in those master planning processes we’re working hard to engage our community 

and what we’re asking them for is, community what do you want your community to look like and 

be like.  

So, we’re asking them to help us prioritize and I’m beginning to think now we probably 

better take our community that we’re master planning with through our exercise with us.  Not only 

do we need to be conversing in how things are taxed and the formula’s that are used and understand 

the accounting, but we need to bring the community along with because we’re going down this 

path we hope, and we’re master planning and asking the community to engage with us.  They may 

have an entirely different set of hopes and dreams and then we’re going to be like nope, sorry, we 

can’t do that, it doesn’t fit in our priority based budgeting.  It doesn’t fit in our vision of where we 

think priority investments should be made and so I’m thinking a lot about how do these things 
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merge together.  That’s kind of one of the things that’s slithering through my head.  You know, 

bringing the community along with I guess, or at least hearing them in terms of what are their 

priorities.  

The second thing on my mind is if we can use and understand this model and we can see 

the value per acre in turning of vacant lots into a lot that’s got a new home on it.  It seems like we 

could take that same philosophy and it would be equally powerful in making an investment either 

publicly, privately, or jointly in rehabbing and saving some of what we’re calling tipping point 

houses and blocks because we would also be increasing the value per acre of those areas.  We 

would also be addressing a key component of our—this community’s adopted Community Health 

Improvement Plan which includes as one of its focused areas safe and affordable housing as a 

social determinate of health outcomes in this community.  I’m just throwing this stuff on the table 

more for kind of comment and thought.  

The last thing that I’m hearing that I just think is interesting is we’re talking about the 

cul-de-sac, for example, as a subsidy.  In this community we’ve spent several decades working 

hand in hand with our law enforcement to organize neighborhoods and learn subset principles, 

crime prevention through environmental design and then that environment—the cul-de-sac is a 

crime prevention strategy, it’s a traffic calming strategy and it’s one that we’ve embraced almost.  

I grew up in a neighborhood that has more than 90 homes in, but one way in and out and 

we saw that as a good thing because it keeps outsider traffic outside and keeps the neighborhood 

safe.  That’s an interesting way to look at a cul-de-sac and I guess I understand you’re looking at 

it from a dollars and cents perspective.

Mr. Minicozzi said well, it’s dollar and cents and you’re picking up the infrastructure cost and 

when you disconnect large sections of your community and you force them into one road, what 

ends up happening, you may have a reflection of what’s going on in your neighborhood but what 

ends up happening is everybody is funneled into one collector road.  That becomes a super 

expensive road and then that becomes dangerous because it becomes—people get hit trying to 

cross it.  We see this in cities where they become car sewers.  Commissioner Bynum asked 

becomes what.  Mr. Minicozzi said car sewers, like sewer flow of cars, massive amounts of cars 

going really fast and then usually what follows from a land use perspective is no one wants to live 
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next to those and so then you get your strip malls and pawnshops and all that other stuff, the 

garbage architecture to follow it, not a main street.  

Again, all these things have trickle effects and the cul-de-sacs that your Police 

Department may have studied—you know there’s a lot of other data points that I would probably 

ask you about.  What’s the value of the houses that are there, where are they placed.  It’s not just 

because of cul-de-sac, it is there for crime free because I could take you to cul-de-sac communities 

that aren’t.  

Commissioner Bynum said we’ve used that in a different way than you’re describing it 

and now I feel like we’re at a crossroads.  Mr. Minicozzi said, again, from a clinically data 

perspective, there are four to five people on that cul-de-sac.  That’s a measurable.  From a clinical 

data perspective, you know the cost per square foot, it’s somewhere around $22 a square foot and 

just pencil that out.  Jud told me this morning, Jud lives on the end of a cul-de-sac, basically, at the 

end of a long dead end road.  He has 800 ft. of frontage and he joked with me today because Jud’s 

a nerd and he’s a data guy and he goes well, I guess I owe the city like $44K, like that’s what he 

owes in taxes based on his 800 ft. of frontage on his dead end road and he started laughing.  I said 

it looks like you figured out the subsidy.  He’s like it’s super awesome.  That’s the reality—he’s 

wrestling with this cognitively.  Commissioner Bynum said yes, I think I am too.  

Mr. Minicozzi said again, these are all value statements.  You all have to go through this 

budgets and from a planning perspective and I’m a planner.  I’ve been through plenty of sessions 

where I sit there with citizens and I’m like what do you all want which is really not fair to the 

citizens because do they know what point of reference they’re coming from.  Do you ask your kids 

what do you want to buy or do you say to your kids we’ve got $25, what do you want to buy with 

that.  Commissioner Bynum said I just think what you’re bringing us is something that’s going 

to cause us to think—you know add a layer of thinking to planning processes.  Mr. Minicozzi said 

yes, true.

Mayor Alvey asked, Joe, can you explain or tell us about any cities or counties that have done 

what Commissioner Bynum is implying and that is taking this information, these insights, and then 

applied it to the development process or policies.  You mentioned the Transportation Utility Fee, 

so right now we’re going through a process of trying to restructure our Stormwater Fee and the 

pushback that we’re getting from people is, as you said, saying from Colonial America’s, don’t 
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tax me, don’t tax the, tax the man behind the tree; no one wants to pay the taxes.  So, as we look 

at the stormwater costs, there are those that are saying I’m not using the stormwater system, why 

am I being taxed for this or I live in a part of town that we pay all the taxes, we should not being 

paying for this.  

If you look at the patterns, you can clearly the see the suburban development and the 

tremendous amount of infrastructure costs that hasn’t caught up yet.  Mr. Minicozzi said, again, 

the citizens are going to be tragically limited in their knowledge of the world until they’re 

informed.  I think a lot of this, and your dead on, I think all of us have to have a civic conversation 

about this stuff and this is sort of my role here, is just a different form education.  I’m just giving 

you a different math.  We’re looking at civics that you all have—you’re obligated to serve, and 

you also see that there are tough budget questions that you have to wrestle out at the end of every 

year when you get into budget season and what you can prioritize.  You know there’s not enough 

money to pay for everything, so you all already know this stuff and you have to convey this stuff 

to your citizens.  In their defense, most people can’t even do their tax bill.  They have no idea how 

their taxes are formed, they don’t understand what a millage rate is.  A lot of this stuff is just 

obfuscated to a level that’s not fair to the citizens.  That’s why we do this presentation with the 

dummies, I make jokes, you know this is how do I mainstream this so that normal people can 

understand this stuff.  I’m not going to talk in data points that are really difficult to understand and 

it’s not to debase citizens.  It’s like you all have jobs, you got like day jobs, you’re doing other 

things, you’re busy and I don’t need to come in here and nerd out about millage rates and some 

complex math and stuff like that.  I’m going to make pictures.  

The citizens give them information that’s easily digestible, not to patronize them, but to 

like help them out because they’re busy people and they’ve got other priority’s in their life.  If the 

habit has been for them to come here and just ask for anything, and even worse, when we hold 

meetings and say the sky is the limit, what do you want.  You can’t start that way.  One thing is 

that will blow their minds, but too, it’s going to set expectations that you could never fulfill.  

In the cul-de-sac situation, there is a cost per square foot and just make sure you put it 

out there for people and say is this a priority for our community.  This is the cost, and these are the 

other effects that are going to happen, is this the best use of our money.  

In the case of stormwater, let me show you this one, this is a study we did in Eugene, 

Oregon.  We did the revenue model and they wanted to take the next step deeper.  I was like okay, 
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if you can do the revenue, can you do the cost.  This is their city floating in the lake looking at the 

side of it and you can see here’s all their revenues and here are their costs down here and this is 

just the hard stuff; pipes, bridges, roads, physical stuff that you own at that point.  We’re not talking 

about staff and we’re not going to Geoaccounting worthy where the City Attorney needs to be or 

whatever, but this is the physical stuff.  

When you net your cost against your revenues, this is what’s in the black and this is 

what’s in the red and they immediately saw how upside down their city was.  This is the top view 

of the model and this is the bottom view.  What it is, is a death by a thousand cuts, a lot of little 

micro subsidies that are out there.  Just as you saw, you’re taxing your residential 40% when you’re 

taxing commercial, well, how much land use of that do you have.  The majority of your land use 

of your city is essentially paying half where your commercial properties are.  That’s a subsidy.  

When you look at your building—this is a really compacted version of their presentation.  We call 

this the Brady Bunch slide, but this is like residential, low density, median density, high density, 

mixed-use, low/median, high, commercial, low/median high and this is how it nets out.  The 

average house is upside down about $1,400 an acre in their community per year.  When you do 

that, you’re essentially operating in a deficit in that land use which you can cover if you have a lot 

of this stuff to compensate.  

Their city is actually pretty well laid out.  It’s pretty compact.  They have a growth 

boundary, so they’ve choked themselves down at a certain area, 6% of their growth boundary has 

vacant land on it, 6%.  They basically built in a container, like a petri dish, they didn’t expand out, 

but even that, they’ve 80% of their land use in that single-family category at that deficit.  I would 

be a fool to say you can’t have a single-family house.  I’m not saying that.  I’m just saying put that 

in check and make sure you write that down and everybody is conscious of it because everybody 

wants to have a house.  Maybe if we just thought about, okay, we’ve got this one category or these 

two categories, we’ve got that set, we’ve got plenty of that in our market already; maybe we need 

to start doing these other ones to compensate.  You’ve got to balance your diet.  I can’t eat—I’m 

doing a really good of eating BBQ every single day here, but I can’t do that my entire life.  I’ll kill 

myself.  You heard about my heart disease.  You guys are already killing me.  I’ve been to Slaps, 

I’ve been to all these places.  We do this with our diets, right, so do this with your balance of your 

diet in your budget.
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It looks like it’s doing alright over here.  This is their version of Country Club Plaza.  

Why don’t you do a couple more of these out here and maybe do a couple of pieces in downtown.  

Downtown can’t subsidize everything, but it can carry some weight and you have to reinvest in 

downtown too.  When you talk to anybody that has downtown property, you hear from them on 

the sidewalks and all the stuff they need, that’s expensive, but they’re also producing low.

One of the other ways of looking at subsidy is, and this again back to the UG model, little 

things like this, dialing in, in your infrastructure properly.  This is their sewage system so this is 

where all their sewers go.  All of these are different sewage basins so each of these colors is its 

own little sewage subarea.  This neighborhood up here has eight different lift stations.  Lift stations 

are super expensive.  I asked the sewer folks, they’re like we’re an enterprise account, we’re good, 

we’re all good and I said hold on a second.  Do these people pay more per flush per gallon than 

these people and they said no.  I’m like these people have more costs.  It seems like a per gallon 

they should be paying a little bit more than these folks over here.  Do you follow me?  Again, 

that’s a subsidy.  I’m not saying to out and do that, but at least talk to the folks in the neighborhood 

so they’re aware that a lift station is super expensive, that you’ve got to pay for this stuff.  Get 

people civically literate about this stuff.  

When you look at these two neighborhoods here and here, and this is downtown, again, 

sometimes you’re going to have biases inside your own staff where they’re like—in this case the 

Engineering Department is like we’re good, we’ve got everything under accounting, we’ve got our 

own budget system, we don’t have to go through property taxes, we’re cool.  We showed them 

these two neighborhoods and we said look, this neighborhood—you know what’s more dense and 

I’m like yes, the width of the pipe is only one inch wider here.  It’s not that expensive to dig a ditch 

one inch wider.  It’s much more expensive to dig that ditch one foot longer and the Engineer was 

like yes, you’re right.  I’m like this neighborhood on the right has doubled the amount of people 

in the district and it has half the amount of pipes.  So, with that and that thought too, these people 

have four times the amount of feet per person in pipe, four times the cost, yet they’re paying the 

same rate.  Why is that fair?  Then you look at the valuation, you’re getting more value out of this 

neighborhood and the Engineer was like I don’t care about property taxes because we have an 

enterprise account.  I said go ahead and tell that to the Finance Officer or the Police Department 

or the Planning Department, ask them if they care about property taxes because that’s how they’re 

paid.  So, you don’t care about other departments in the city and the guy took it back.  He’s like I 
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see your point.  We said but secondly, check this out, it costs more to replace that system versus 

this system.  

These are professionals that didn’t get it.  I’m like you might want to just dial the 

accounting differently in that and we don’t think that way.  We’ve got these habits the way that 

we’ve always thought about this stuff.  I know that this is different thinking, so I play idiot.  I’m 

not a Finance Officer, I don’t know what I’m doing, I’m an architect, I just ask questions.

Commissioner Johnson said I need to talk through this with you, so I might be talking around or 

rambling, but 22-23 years ago we combined the City and the County to become the Unified 

Government.  We began to work on what’s now called the Legends.  The idea at that particular 

time is that if we would invest out there then at some point we would be able to leverage that 

investment to be able to do things on the eastern side of town.  The likes of which we are—I think 

we are in that point right now where we’re trying to do that which brings us to this conversation I 

think the Mayor is leading us in with regard to the development of the eastern part of town.

When I look at those slides it makes me wonder—I just wonder about that investment 

now.  It’s causing me to kind of second guess or to think about that investment out west.  It seemed 

completely logical to me up to this point and time and now I’m wondering if we were to be able 

to do it again, was that the right move.  I still think that it was.  I still want to see the western part 

of town develop because I live in the eastern part of town and I want to leverage those things, but 

when you talk about just the cost of infrastructure and how far we’ve expanded and the real value 

of that, it’s causing me some turmoil, some tension on the inside.  I’m wondering how do we—

that’s the first item of tension.

The other item of tension ties into what Commissioner Bynum talked about with the 

Northeast Master Plan and what we felt like at that particular time was that we were not leveraging 

this real asset, community asset called Fairfax Industrial area, that is part of the northeast area.  For 

a long time, we did not equate the two of them together and then when I looked at those graphs 

again in terms of the matrix, the industrial area is not really—you used the term in terms of its 

potency.  It’s not a potent area, but the logic I had and reason, I don’t know about my colleagues, 

was that it is in fact a potent area and we need to leverage that potent area in order to build up the 

northeast.  So, kind of help me through these areas of tension if you don’t mind.



109

October 31, 2019

Mr. Minicozzi said the question of industrial came up this morning and it’s going to depend.  It’s 

going to depend on the project, it depends on the deal if it was a TIF or any kind of subsidy that 

happened.  We see a lot of those manufacturing jobs get that.  Just the typology of building that 

they’re in, particularly if they’re manufacturing, they’re not valuable buildings and they are also 

really big.  So long as that’s the type of job that’s in it, great, that’s what it is and it’s just something 

you accept, that what we’re doing is a tradeoff.  We’re getting the jobs that bring people and when 

I bring people they get into a house, but that house is going to be discounted a little bit, but that 

house is also going to bring a shopper.  That shopper is going to spend 30% of their discretionary 

income in retail purchases, okay, there’s a tradeoff effect, there’s a trickling effect.  If you’re doing 

that like in the case of like a retail square footage, pound for pound, dollar for dollar, the small 

shops tend to do more higher producer than the big shops.  You saw that with our building 

compared to the Walmart.  It’s going to depend on the typology, but that’s something that’s good 

to have to those jobs if they stay here, but if they’re just here for a teaser or some tax break and 

then that vaporizes, and they leave—Commissioner Johnson said there in lies our challenge 

because you talk about those high paying jobs in that area and yet we have one of the lowest 

household median incomes in the state of Kansas.  We have in terms of wages, we have the second 

or third highest wages being paid out of Wyandotte County, so we’re constantly struggling with 

that in terms of something that we need to work on I guess in other areas.  It’s just layers of issues 

that we’re working through that makes it kind of cloudy to me in terms of getting a good firm 

direction.

Mr. Minicozzi said I recommend Chuck’s book.  It’s a pretty quick read.  One of my 

favorite analogies that he uses is we tend to think of the city as a complex system and it is, but it’s 

not complex, it’s complicated.  Growing a crop of corn is complex.  It’s difficult to know how corn 

grows, what it needs and all that stuff, but a rainforest is complicated.  There’s lots of moving 

parts, there’s lots of things that you can’t tell if your affecting something.  Corn you can tell.  Don’t 

go into the city thinking that this is going to be a complex problem, it’s complicated.  There’s a lot 

of moving parts, but so long as you’re curious and dig in and ask questions and just test things out 

and minimize your risk on your test, do the small moves and see how they’re going.  I’m not going 

to say the whole cloth, the western part of your county is cast off, anything but that.  It’s just you’re 

with it now, so just make sure that area can grow up in its areas too, but I can tell you that when 
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you stack stories, you’re stacking your dollar bills, you’re doing it on less square footage of 

infrastructure.  

There is some finite measurables that you can use to balance your budget.  The way to 

start is can you afford all the things you want.  Just start there and if the answer is no, then it’s like 

alright, we’ve got to start asking questions.  You started 20 years ago, and the idea was all these 

annexations would pay for the east side.  Let me ask you the simple question, do you have enough 

money to solve that problem now, no.  It obviously didn’t meat its goals which is alright.  You 

can’t turn the clock back, but you can learn from it.  It’s an aboding set of problems.

Mayor Alvey said, Commissioner, just to clarify, I think what we have seen is the increase in 

property values around the Legends has generated a tremendous amount of revenues for the city 

as well as the sales tax which is being redirected to our blight remediation and also to paying for 

infrastructure and for public safety.  There was an intentional move as well as a reduction in 

property taxes.  We took some of the burden off the property owners within Wyandotte County 

and placed it on the visitors who are coming into the Legends.  We are seeing some redirection of 

that.

Commissioner Burroughs said Mayor Alvey and Administrator Bach, I want to thank Joe.  The 

information is key here.  The data is quite telling, and it will be a challenge for us to work through 

that data and utilize it to the best of our ability.  This morning I asked you a specific question about 

exempt property and how it affects a community’s bottom line and if you continue to give away 

property to exempt entities, what impact that has moving forward.  After listening to your 

presentation today, I picked up on something else that when we reinvest in a community with 

infrastructure on—I’ll talk about our new schools in an aging community.  We’ve reinvested in 

our education facilities in our community which was much needed; however, the neighborhoods 

around those schools have a lot of vacant lots, a lot of underdevelopment, and so we’re talking 

about a different return here.  One is we’re giving property away to exempt entities and, two, we’re 

not developing the property that’s available around those entities.  Help me understand the benefit 

of one and maybe the opportunity with the another.

Mr. Minicozzi said we did a project in Gainesville, Florida.  Gainesville is the home of 

the University of Florida, a big large non-taxable entity.  This is a (inaudible) county zooming into 
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Gainesville.  Here’s Gainesville.  Downtown is over here.  This is the University and you can see 

it’s a big non-taxable thing.  That’s the only fraternity that was kicked off campus.  We told them 

they needed to kick more fraternity’s off campus because they’re tax is paying them.  Sarah Vidal 

was the Economic Development Director and she was doing all these TIF districts between 

downtown and the University and she wanted measurables to say should we keep these TIF 

districts, are they worth keeping, is it good activity of what’s happening; she had no idea.  She 

knew that things were happening, and you can clearly see she has created value in this area, but 

she wanted measurables.  Let’s kind of zoom in for a second and look at what her territory is.  This 

is getting into the city from the county and the county by the way was on her back about these TIF 

districts and they’re like okay the clocks done, give us our taxes back, your TIF districts have 

expired.  That was the political tension that was happening, so zooming into just the TIF districts, 

here’s downtown right here, here’s the University and this is Sarah’s world, just these for TIF 

districts right here.  

We went into each of these districts and broke them down based on productivity and you 

can see some districts aren’t doing so well compared to others, so she wanted to know what the 

measurables were.  These are the four different TIF districts.  We came up with like how do you 

make things simple for folks so that they can understand or have a simple matrix.  We made a 

monopoly card of the district.  This district here, we’re like okay, here’s the taxable value, here’s 

size, here’s the percent non-taxable, here’s the peck value the top of your model, here’s your 

average and this is your growth from the recession to today.  You actually grew by 19% in value, 

that’s really good and your peck value is really good, and your average value is really good.  This 

neighborhood right here, Pleasant Street, this is a traditional African-American neighborhood.  Her 

office is in here and she’s working with that neighborhood as well.  They actually cleaned their 

cloth.  This one is growing even more valuable, but they’re coming from a much lower point of 

average value and a much lower peak.  She knows she still has to work with that neighborhood.

One of the things she’s doing there is code hacks where if somebody goes in there and 

fixes the house or does a house or whatever, she’s learning what all the hurdles are that are in the 

way and turning around and breaking those down so that folks inside the neighborhood can do 

those improvements rather than having to figure out what the code process is and all that stuff.  

She’s like why should somebody that just has access to capital and their daddy is a land use 
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attorney, why should they be allowed to come in and do investment and not the folks inside the 

neighborhood.  She’s awesome.

This one she still has to do more work because the average value is a little low.  

Downtown, killing it, 40% growth, but a much lower average value than over here, so maybe let 

this one go, this one is done, you’ve done your job, you still have a little more work to do here, 

this one you need a lot more, but over here, this is not good.  That neighborhood is losing at 3% in 

value.  That’s going down.  That’s bad, the city is worse.  How is your whole city seeking in value 

and the county is even worse off than that, so this is the reason why the county is asking for that 

tax base.  I get it.  One of the things we said is maybe you all should hire Sarah to do a little bit of 

consulting out in the county because she’s obviously figuring some stuff out.  You’ve got a little 

fighter pilot right here, she’s amazing, utilize her countywide every once in a while because she’s 

obviously figuring some things out.  Again, having measurables to see that.

One of the other thing that’s kind of awesome about the model, you can see it’s like 

having an ocean.  The ocean doesn’t lose value, the ocean is an opportunity for value at the 

beachfront and she figured that out.  She basically had a whole bunch of student housing built so 

rather than have the students on campus, I’m going to put them on taxable real estate and get their 

money.  Students are kind of awesome.  They don’t have bottoms in their pockets.  Anybody that 

has a college student in their life knows they just drop money all over the street.  They’re really 

good at spending money, so she’s taking advantage of that.  There’s all sorts of bars and whatever 

and for her that’s tax base.  

Commissioner Burroughs said the second part of my questions was the vacated properties around 

there.  She figured out how to put investment around a exempt piece of property, but what do we 

do about neighborhoods that need infill housing to make enough of an impact—building one or 

two homes a year in a neighborhood can be a benefit, but how do you make the real big bang in a 

period of time that supports the school districts investment as well as the infrastructure investment 

we as a community put in.  Mr. Minicozzi said that’s what she’s doing with these two 

neighborhoods, that’s the code hack.  We have a term of art inside economics called Economic 

Gardening and a gardening is not just done all at once.  You have to constantly tend to the crop.  

You have to go in there and weed, you’ve got to do stuff, so she’s been doing that in these 

neighborhoods.  It’s not as big of a bang out the door, but it raises the tide of whole district.  Over 
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here it’s easier by the side of the University to drop an 8-story building with students shoved into 

200 sq. ft. pods, students don’t care, you can jam in there.  In the neighborhood it’s a different 

form of economic development.  Right now, she was leveraging one against the other.  She had 

access to all the portfolios, but she very responsible in the fact that she realizes that she needs to 

move on to other areas and focus on them.  It’s the code hacks, it’s the little ones.  Could you have 

free teacher housing where that’s an incentive for a teacher in the school to walk to school and 

maybe that’s the giveaway from a housing standpoint, build it and flip it to a teacher.  Just give a 

rule they have to live there for 10 years.

Buffalo, New York is losing population and one of the things they did with the students 

at the University of Buffalo, they gave the students a house for a dollar, but the rule is they have 

to live there for 10 years.  The attitude is that if that student lives there after graduation for 10 

years, generally they’re going to put roots down and at that point they become a citizen and so 

they’re like whatever, that’s our loss but we’re not going to lose the house as a tax producer 

because that person will pay the taxes even though they got the house for a dollar.

Commissioner Philbrook said I was fortunate.  I got to visit Gainesville over Labor Day weekend 

and we took a drive down through there and my friend was showing me around there to show me 

what had happened up in the Pleasant area and how that’s changed and the way they were letting 

the community transform their homes.  It’s pretty amazing to see because as you go from block to 

block you can see one person started and then the next one and it was a very, very exciting domino 

effect because those are a lot of older homes.  The older, you know, 1800s type homes and it was 

really exciting to see those changes that are happening.  It was also totally shocking really to be 

right next to all of that gray area which is the University and then see all of the activity that is 

going on with the high-rises and all the stuff with everybody getting to go out and play and eat and 

all the fun stuff that makes the money that pays a lot of taxes.  That was very exciting.

The downtown was kind of interesting because they are still kind of—even though it 

shows a 42% growth, they’re still struggling a little.  There are struggles but you can tell they’re 

making some gains but maybe not as dramatic as what is going on because of course they started 

at a lower level as you said.  This is very exciting and to see it really brings this home and I 

appreciate you bringing this all forward.  I really enjoyed your presentation way back—how long 

ago was that when you were down on the Plaza, a year or two ago, and that was very exciting.  
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Every time I hear it, more of it sinks in and the bottom line is when Commissioner Bynum was 

here, sorry she’s gone, but when she brought up the cul-de-sac issue, it’s basically as a community 

we kind of made a decision to pour more money into an area to support what we thought, I think, 

was safety and comfort and that sort of thing and maybe just didn’t realize in my real life, I wasn’t 

here then, but realize what the after affects would be as to how much money it was going to cost 

us to maintain that kind of a neighborhood.

Mr. Minicozzi said back to Asheville for a second.  One of the things that’s probably not fair when 

I do the presentation, in Asheville we liked to joke that our downtown was an instant success, it 

only took 20 years.  These were all moves that were done in the 80’s and slow moves over time.  

Now we’re one of the top ten tourist places on the planet and we get 10M tourist a year that comes 

through my city.  I have 150 restaurants, 40 breweries, it’s ridiculous, but going back in time it 

wasn’t like that.  Even when I moved to town in 2003 it wasn’t like that.  I mean it was getting hot 

but not anything where we are today.  I can tell you Gainesville, I visited that when I was in college 

and their downtown was bombed out.  It does take time to do this stuff and Sarah is doing a bang 

up job up there turning it around.  Your observation about downtown is spot on.  It’s little pieces 

of it that are good, but it kind of falls apart pretty quickly.

Commissioner Townsend said I have not had the benefit of hearing this presentation before, so 

this is great, a case of first impression.  A couple of things I wanted your opinion on.  We are 

currently contemplating and are actually in the process of a zoning rewrite code.  From your 

presentation I got a couple of things I’m going to walk away with.  One we had heard before over 

and over that housing on a vacant lot is certainly going to yield than not or on a vacant house.  One 

of the things that this code will address and anticipate are tiny houses.  We are in the process of 

trying to decide is there going to be a minimum square footage for a tiny lot.  I’ve heard one 

amount, one square footage amount given and what is that going to look like on what kind of size 

of lot.  Do you have any words of caution or joy for another word, concerning when you look at 

these houses if that kind of square footage, and I think I’ve heard 400, was the square footage on 

these tiny lots.  I’m concerned in that area of city that have a lot of lots you’re going to get these 

little tiny houses and what’s that going to do to other residential structures in the area in terms of 

their valuation?  Could you speak to that?  Also, it sounded like at first, and I get it later, that 
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Walmart was in trouble, but I think what I’m taking away from this is it’s a more impervious 

surface in the bigger area, there’s a cost to that.  I also have to mention for anyone that may be 

working in Fairfax that we love Fairfax.  It’s the oldest industrial area in the country, but since I 

have been here I have always treated them as an industrial, a commercial constituent so they’ve 

been very active and wanting to improve their area.  I don’t think we want to not do that.  I don’t 

think that’s what Commissioner Johnson was meaning.  Just in case, members of the Fairfax 

Industrial Association have been great to work with.  If you’re listening, don’t take that as a knock 

it off.  

Mr. Minicozzi said you need those jobs and it provides a neat opportunity and the assets 

there.  As far as the tiny house thing, actually the other night Chuck joked, you know our ancestors 

called those houses.  They weren’t called tiny or anything.  You had what you could afford.  From 

a standpoint of valuation, there’s not a finite answer to that because, let me give you an example, 

like this is Charleston, SC.  I told them you didn’t make all this value by the ocean, God gave you 

the ocean, so I’m going to go ahead and wipe away that value because you can’t claim what God 

gave you, but this is what humans make.  They’re an old city that predates the Declaration of 

Independence, so I have a birth date of my country right there and they have buildings that predates 

that like these guys.  That is a tiny house.  It’s an apartment above a liquor store and it’s built in 

1686.  It’s smaller than a parking space, but look at its value per acre, $13M of value per acre.  

This is the length of the building, so we could call it a tiny house.  I call it very, very potent and 

when you pull just those buildings that predate the Declaration of Independence, here they are, 

here they are in plan, there’s 21 acres of those buildings.  This is what they paid in county taxes in 

2015.  Now mind you, they paid city taxes and Business Improvement District taxes, and this is 

just what the county got, $630K.  Out in the county I have another building, 21 acres, and this is 

what it paid the same year.  Part of this is a little bit of freakonomics, it’s like a little weird seeing 

these numbers, but this isn’t the only example.  

I’ll give you another example, this is West Palm Beach, Florida; that’s a small 

commercial building on the left, this is a skyscraper.  Notice that this is more potent than that one 

and they’re two blocks away from each other.  It’s like who would have thought a little building 

is more potent than a big building, but it is.  

We grabbed all the Donald’s property, now this was before he was President, but the 

Donald is pulling about $400K of value per acre which is less potent than these shotgun shacks in 
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the poor African-American neighborhoods.  These are tiny houses, they are more potent than him.  

I showed this to the folks in West Palm Beach and one of the commissioners said to me, he goes 

that’s not right, and I went correct.  It’s not right, but that’s the truth.  This is what’s going on 

inside our economic system.  Just because it’s a small house doesn’t mean that it’s not potent, it 

doesn’t mean that it’s a home for somebody in your community and doesn’t mean it doesn’t add 

value to your community, so this is what people can afford.  When you have a kitchen and a 

bathroom, per square foot, that’s going to drive the value up on a piece of property.  Having a 

kitchen and a bathroom in a house, even if it’s a small modest house, it’s a starter home for 

somebody that becomes a resident in your community and if it’s designed in a way that they can 

add on grow in their community as their family grows, that’s good.

Mayor Alvey said we have to end here.  I want to thank you again.  This is awesome.  You’ve 

been very helpful to us and we’re not done with this conversation.  We will have about a 10 minute 

transitional period.  We will convene in regular session at 7:05 p.m.

MAYOR ALVEY ADJOURNED 

THE MEETING AT 6:55 p.m.

Bridgette D. Cobbins
dt Unified Government Clerk
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1. BPU REPORTS:  

2019 Third Quarter Unaudited Financial Statement Reports for the period ending September 30, 
2019.

Action: Received and filed.

2. PUBLIC NOTICE:

Alandon Tow, 6224 Kansas Ave., held a public auto auction on November 5, 2019 at 10:00 a.m.

Action: Received and filed

3. COMMUNICATION: 

Pam Kahao, Interim Accounting Manager, regarding warrant cancellations:

Warrant # Reissue? Date Issued   AMOUNT FUND / ACD Vendor Name
Reason for void 
(dropdown)

867285 YES 10/25/2019  $             302.35 750 2009 Lewis, Ralph E. II Wrong vendor

857502 YES 5/3/2019  $             500.00 212 42161355441 Otto, Gabriele Stale dated

866850 YES 10/18/2019  $        31,600.00 110 4100015279 Renaissance Infrastructure Lost warrant

807371 YES 2/3/2017  $               39.58 790 2113 Smith, Denise Yvonne Stale dated

 $               22.50 160 2125 "

844389 YES 9/7/2018  $               41.14 790 2113 Estrada Barraza Claudia Guadal Stale dated

 $               25.00 160 2125 "

844390 YES 9/7/2018  $               30.86 790 2113 Estrada Barraza Claudia Guadal Stale dated

 $               25.00 160 2125 "

863902 NO 8/23/2019  $             144.16 162 19000025269 Dowling, Beverly Issued in error

  Action: Received and filed.

4. PERSONNEL ACTION COMMUNICATION, DATED NOVEMBER 7, 2019:  

Section III - Separations

Name Department/Division Eff. Date Job Title

Arianna Beard-Harris Parks/Rec 7/10/19 Rec Leader
Jaelan L Bradley Parks/Rec 6/16/19 Lifeguard
Caleb Brown Parks/Rec 8/11/19 Lifeguard
LeeRoy Carpio Sheriff 10/25/19 Deputy 
Daniela Gonzalez Parks/Rec 9/2/19 Lifeguard
Margarita Gonzalez Parks/Rec 9/2/19 Lifeguard
Emmanuel Hooks Parks/Rec 9/2/19 Rec Leader
David D Isaacs Parks/Rec 11/13/19 Park Maint Tech I 
Bre'Anna Jones Parks/Rec 8/7/19 Lifeguard
Doris Jones Parks/Rec 9/2/19 Instructor
Larry Jones Parks/Rec 8/11/19 Lifeguard



Marcus Jones Parks/Rec 9/2/19 Lifeguard
Reginald Jones Parks/Rec 9/2/19 Lifeguard
Abril Lara Parks/Rec 8/11/19 Lifeguard
Andrew Loaiza Parks/Rec 8/3/19 Lifeguard
Macolm Nash Parks/Rec 7/26/19 Rec Leader
JaJuan Reed Parks/Rec 8/6/19 Lifeguard
Sa'Mone Springsteen Parks/Rec 6/7/19 Lifeguard
Tayler Wash Parks/Rec 7/19/19 Rec Leader
Robert Watson Jr Parks/Rec 9/2/19 Lifeguard

Section VIII - Other Requests

   Name Department/Division Action Requested and Explanation

   Vacant Health/PHS/WIC Status change from Part Time A to Fulltime effective 10/10/2019

Action:  Received and filed.  Copy previously forwarded to Payroll.  

5. PERSONNEL ACTION COMMUNICATION, DATED NOVEMBER 12, 2019:  

Section VIII - Other Requests

Name Department/Division Action Requested and Explanation

Michael Backus Police/Asset Protection ACD code change effective 11/14/19
Leroy Cowhick Police/Asset Protection ACD code change effective 11/14/19
Leo Easterwood Police/Asset Protection ACD code change effective 11/14/19
James Eickhoff Police/Asset Protection ACD code change effective 11/14/19
Justin Grenovich Police/Asset Protection ACD code change effective 11/14/19
Hector Lopez Police/Asset Protection ACD code change effective 11/14/19
Marvin Main Police/Asset Protection ACD code change effective 11/14/19
Rickie Martin Police/Asset Protection ACD code change effective 11/14/19
John Oberdorf Police/Asset Protection ACD code change effective 11/14/19
Thomas Powell Police/Asset Protection ACD code change effective 11/14/19
Aaron Quinn Police/Asset Protection ACD code change effective 11/14/19
Royal Rader Police/Asset Protection ACD code change effective 11/14/19
Caleb Smith Police/Asset Protection ACD code change effective 11/14/19
Walter Thomas Police/Asset Protection ACD code change effective 11/14/19
Christopher Townsend Police/Asset Protection ACD code change effective 11/14/19
Nick Vega Police/Asset Protection ACD code change effective 11/14/19
Grady Wayne Police/Asset Protection ACD code change effective 11/14/19
John Wayne Police/Asset Protection ACD code change effective 11/14/19
Gary Wohlforth Police/Asset Protection ACD code change effective 11/14/19
Robert Youngs Police/Asset Protection ACD code change effective 11/14/19
Vacant- PIN 6912 Police/Asset Protection ACD code change effective 11/14/19
Vacant Police/Asset Protection ACD code change effective 11/14/19
Vacant Police/Asset Protection ACD code change effective 11/14/19
Vacant Police/Asset Protection ACD code change effective 11/14/19

  
Action:  Received and filed.  Copy previously forwarded to Payroll.  

6. PERSONNEL ACTION COMMUNICATION, DATED NOVEMBER 14, 2019:

Section I - Appointments

Name Department/Division Eff. Date Job Title

Joy L Frazier NRC/Building Inspection 10/31/19
Fiscal Supt 
Specialist

Ernesto Hernandez B&L 11/14/19 Caretaker

Carlos J Lara Del Real Estate 11/14/19
Admin Supt 
Specialist



Eric L Owens B&L 11/14/19
Bldg Trades 
Plumber

Section II-Transfer

Name Department/Division Eff. Date Former Job Title New Job Title

Ryan M McFarland PW/WPC 11/14/19
General Maint 
Worker

Sewer Maint 
Worker

Section IV - Leave of Absence

Name Department/Division Lv. Beg Lv. Ends Leave/Pay

Michael M Burgard PW/Street 10/29/19 11/28/19 unpaid

Section V - Increase per Memorandum of Understanding

Name Department/Division Eff. Date  Job Title

Kerry B Madrigal Court Trustee 11/1/19 Admin Supt Specialist

Section VIII - Other Request

Name Department/Division Action Requested and Explanation

Vacant- PIN 6321 Health ACD code change effective 10/1/19

Action:  Received and filed.  Copy previously forwarded to Payroll.  

7. CLAIM FOR DAMAGES:

Tiffany Duran, 2434 W. 155th Terr, Basehor, KS, alleging metal pieces from the construction crew 
on 18St., caused damage to her tires. 

Action: Referred to Legal.  Copies previously forwarded to Legal.

8. SUMMONS:

Joseph Harter vs. Officer Faisal Hassan, Terry Ziegler and Unified Government of Wyandotte 
County, Kansas City, KS

Action: Received and filed.  Copy previously forwarded to Legal.

9. TRAVEL REQUEST:

Jamie Vanttouten, Community Corrections, travel to Topeka, KS, February 21 – June 26, 2020, to 
attend the Emerging Leaders Academy, General Fund/Dir.



Action: Approved by Administrator’s Office bv and received and filed.

10. CERTIFICATES OF INSURANCE:

KCPI Security, Inc.
G4S Secure Solutions (USA), Inc.
Gregory Van Booven Lawn, Landscape & Tree Care
Supreme Green Landworks, LLC & Supreme Green KC, LLC dba SGKC Excavating

Action: Referred to License.
 

11. BUSINESS BONDS:

  Electrical Contractor’s Bonds
Angell Electrical Services, LLC
Capital Electric Construction Company, Inc. (2)
Grant Evans
Richard A. Davey dba Lesser Electric
Ronald Fredericks
Southwind MVP Service, LLC dba MVP Heating and Electric

Plumber’s Bonds
Accurate Mechanical, LLC
Calvert Plumbing
Chris Keane DMA Keane Plubing
Eric Johnson Plumbing
Perez Pat DBA Danny The Plumber
Pro-Mechanical, LLC

Mechanical Contractor’s Bond
Aaim Services, LLC

Mechanical/HVAC Contractor’s Bonds
Cates Heating and A/C Service
Custom Refrigeration Solutions, LLC
Jones Lang Lasalle Americas, Inc

Metro Tech Service, LLC
Southwind MVP Services, LLC dba MVP Heating Cooling and Electric

Action: Referred to License.

12. CONTINUATION CERTIFICATES:

Electrical Contractor’s Bonds
Rohan R Kerr DNA Kingston Electric
Worthwhile Renovations

Miscellaneous
Sol’s Loan Office



Action: Referred to License.

13. REINSTATEMENT NOTICES:

Gerald Brungardt

Action: Referred to License

14. CANCELLATION NOTICES:

Cadence Electrical, LLC
Chapman Electric, LLC
JKS Electric, LLC
Metro Heating & AC
Stuck’s Heating & Cooling
Sunny Day Group, LLC d/b/a – CM Moose & Son (3)

Action: Referred to License.

15. APPLICATION FOR CMB LICENSE:

Rickie Suber, Jr. dba The Brothers Eatery, LLC, Parallel Pkwy.

Action: Referred to License.  

16. APPLICATION FOR DRINKING ESTABLISHMENT:

Chris O’Connor/William Hutton dba Johnnies on 7th, 55 S. 7th St.
Daniel Castillo dba The Mockingbird Lounge, 204 Orchard St.
James Hendricks dba Danny’s Bar & Grill
Jose Hernandez dba Jalisco’s Inc.
Joseph Collins dba Strawberry Hill Brewery Company
Villa Marina, LTD, Juan Ramirez dba Las Islas Marias, 7516 State Ave.

Action: Referred to License.  

17. APPLICATION FOR CATERER/DRINKING EST./HOTEL:

Clifford E. Dale dba Mason Jar, LLC, 941 N. 74th Dr.

Action: Referred to License.  



Staff Request for 
Commission Action

 Tracking No. 191060

Full Commission Meeting Date: 
Committee: Full Commission
 

Date of Standing Committee Action: 
   (If none, please explain): 
 

Publication Required: No     
Date:

11/15/2019 
Contact Name:

Katherine Carttar
Contact Phone:

x5176 
Contact Email:

kcarttar@wycokck.org 
Department/Division:

Economic Development 
Item Description:
Continue public hearing to approve the resolution of intent to issue IRBs in the amount not to exceed 
$100,000,000 for the benefit of PQ Corporation, submitted by Katherine Carttar, Director of Economic 
Development.  An IRB application was submitted by PQ Corporation for property tax abatement and sales tax 
exemption for acquisition, construction, improvements and equipment for the industrial facility expansions 
located at 1700 Kansas Avenue. 

Action Requested: 
Budget Impact: (if applicable)
Amount: 
Source:
     Included In Budget: 
     Other (explain): 
Attachments List:
Resolution of Intent (PQ 2019), CBA_PQ_Corp_10142019



 

 
 
  

  

 RESOLUTION NO. R- ____-19 

 

 RESOLUTION DETERMINING THE INTENT OF THE UNIFIED GOVERNMENT 

OF WYANDOTTE COUNTY/KANSAS CITY, KANSAS, TO ISSUE ITS 

INDUSTRIAL REVENUE BONDS IN THE AMOUNT NOT TO EXCEED 

$100,000,000 TO FINANCE THE COSTS OF ACQUIRING, CONSTRUCTING AND 

EQUIPPING AN INDUSTRIAL FACILITY FOR THE BENEFIT OF PQ 

CORPORATION AND ITS SUCCESSORS OR ASSIGNS 

                                                                                                                

 WHEREAS, the Unified Government of Wyandotte County/Kansas City, Kansas (the “Unified 

Government”), desires to promote, stimulate and develop the general welfare and economic prosperity of the 

Unified Government and its inhabitants and thereby to further promote, stimulate and develop the general 

welfare and economic prosperity of the State of Kansas; and  

 

 WHEREAS, the Unified Government is authorized and empowered under the provisions of K.S.A. 

12-1740 to 12-1749d, inclusive (the “Act”), to issue industrial revenue bonds to pay the cost of certain 

facilities (as defined in the Act) for the purposes set forth in the Act and to lease such facilities to private 

persons, firms or corporations; and 

 

 WHEREAS, PQ Corporation, a Pennsylvania corporation (the “Company”), has submitted to the 

Unified Government an Application for the Issuance of Industrial Revenue Bonds (the “Application”) 

requesting that the Unified Government finance the cost of acquiring, constructing, improving and equipping 

an industrial facility expansion located at 1700 Kansas Avenue in Kansas City, Kansas, as more fully 

described in the Application (the “Project”) through the issuance of its revenue bonds in one or more series in 

the principal amount not to exceed $100,000,000 (the “Bonds”), and to lease the Project to the Company or 

its successors and assigns in accordance with the Act; and 

 

 WHEREAS, it is hereby found and determined to be advisable and in the interest and for the welfare 

of the Unified Government and its inhabitants that the Unified Government finance the costs of the Project by 

the issuance of one or more series of the Bonds under the Act in a principal amount not to exceed 

$100,000,000, said Bonds to be payable solely out of rentals, revenues and receipts derived from the lease of 

the Project by the Unified Government to the Company. 

 

 NOW, THEREFORE, BE IT RESOLVED BY THE GOVERNING BODY OF THE UNIFIED 

GOVERNMENT OF WYANDOTTE COUNTY/KANSAS CITY, KANSAS, AS FOLLOWS: 

 

 Section 1.  Approval of Project.  The Governing Body of the Unified Government hereby finds and 

determines that the acquiring, constructing, improving and equipping of the Project will promote the general 

welfare and economic prosperity of the Unified Government, and the issuance of the Bonds to pay such costs 

will be in furtherance of the public purposes set forth in the Act. 

 

 Section 2.  Intent to Issue Bonds.  The Governing Body of the Unified Government hereby 

determines and declares the intent of the Unified Government to acquire, construct, improve and equip the 

Project out of the proceeds of the Bonds in a principal amount not to exceed $100,000,000 to be issued 

pursuant to the Act. 

 

 Section 3.  Provision for the Bonds.  Subject to the conditions of this Resolution, the Unified 

Government expresses its intent to (i) issue the Bonds to pay the costs of acquiring, constructing, improving 

and equipping the Project, with such maturities, interest rates, redemption terms and other provisions as may 
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be determined by ordinance of the Unified Government; (ii) provide for the lease (with an option to purchase) 

of the Project to the Company; and (iii) to effect the foregoing, adopt such resolutions and ordinances and 

authorize the execution and delivery of such instruments and the taking of such action as may be necessary or 

advisable for the authorization and issuance of the Bonds by the Unified Government and take or cause to be 

taken such other action as may be required to implement the aforesaid. 

 

 Section 4.  Conditions to Issuance.  The issuance of the Bonds and the execution and delivery of 

any documents related to the Bonds are subject to:  (i) obtaining any necessary governmental approvals; 

(ii) agreement by the Unified Government, the Company and the purchaser of the Bonds upon (a) mutually 

acceptable terms for the Bonds and for the sale and delivery thereof, and (b) mutually acceptable terms and 

conditions of any documents related to the issuance of the Bonds and the Project; (iii) the Company’s 

compliance with the Unified Government's policies relating to the issuance of industrial revenue bonds and 

ad valorem tax abatement; (iv) the passage and publication of an Ordinance authorizing the issuance of the 

Bonds; and (v) Company’s payment of all of the costs of issuance related to the issuance of the Bonds. 

 

 Section 5.  Sale of the Bonds.  The sale of the Bonds shall be the sole responsibility of the Company; 

provided, however, arrangements for the sale of the Bonds shall be acceptable to the Unified Government. 

 

 Section 6.  Limited Obligations of the Unified Government.  The Bonds and the interest thereon 

shall be special, limited obligations of the Unified Government payable solely out of the amounts derived 

by the Unified Government under the Lease Agreement with respect to the Bonds and as provided herein 

and are secured by a transfer, pledge and assignment of and a grant of a security interest in the trust estate 

to the bond trustee for the Bonds and in favor of the owners of the Bonds, as provided in the Indenture.  The 

Bonds shall not constitute a general obligation of the Unified Government, the State or of any other political 

subdivision thereof within the meaning of any State constitutional provision or statutory limitation and shall 

not constitute a pledge of the full faith and credit of the Unified Government, the State or of any other 

political subdivision thereof and shall not be payable in any manner by taxation, but shall be payable solely 

from the funds provided for as provided in the Indenture.  The issuance of the Bonds shall not, directly, 

indirectly or contingently, obligate the Unified Government, the State or any other political subdivision 

thereof to levy any form of taxation therefor or to make any appropriation for their payment. 

 Section 7.  Required Disclosure. Any disclosure document prepared in connection with the offering 

of the Bonds shall contain substantially the following disclaimer: 

 

  NONE OF THE INFORMATION IN THIS OFFICIAL STATEMENT, OTHER 

THAN WITH RESPECT TO INFORMATION CONCERNING THE UNIFIED 

GOVERNMENT CONTAINED UNDER THE CAPTIONS "THE UNIFIED 

GOVERNMENT" AND "LITIGATION -- THE UNIFIED GOVERNMENT" HEREIN, 

HAS BEEN SUPPLIED OR VERIFIED BY THE UNIFIED GOVERNMENT, AND THE 

UNIFIED GOVERNMENT MAKES NO REPRESENTATION OR WARRANTY, 

EXPRESS OR IMPLIED, AS TO THE ACCURACY OR COMPLETENESS OF SUCH 

INFORMATION. 

 

Section 8.  Ad Valorem Tax Abatement.  In consideration of the Company’s decision to acquire, 

construct and equip the Project, the Unified Government hereby agrees to take all appropriate action to request 

the Kansas Board of Tax Appeals to approve a 100% ad valorem property tax abatement (not including special 

assessments and taxes that may not be abated by the Unified Government under Kansas law) for all property 

(including real property, building improvements, machinery and equipment) financed with the proceeds of 

the Bonds. 

 

In consideration of the Unified Government’s agreement to request such 100% abatement, the 
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Company will agree to make payments in lieu of tax as follows: 

 

  Approximate 

  Percentage of 

 Year1 Payments in Lieu 

 

 1 25% 

 2 25% 

 3 25% 

 4 25% 

 5 25% 

 6 25% 

 7 25% 

 8 25% 

 9 25% 

 10 25% 

______ 
1Year refers to the first full calendar year following the issuance of a series of Bonds. 

 

provided, however, any agreed upon valuation for determining the amount of such payment in lieu of tax and 

any property for which the Unified Government shall determine the payment in lieu of tax shall be in excess 

of that shown above, shall be set forth in the performance-based tax agreement executed by the Unified 

Government and the Company for each series of Bonds. The Project shall be entitled to a 10-year tax 

abatement, with the first year of the abatement being the year beginning on the January 1 following the year 

a series of Bonds are issued.  The foregoing percentages are subject to adjustment in accordance with the 

performance based tax abatement agreement for the Project. 

 

Section 9.  No Reliance on Resolution.  Kansas law provides that the Unified Government may only 

issue the Bonds by adoption of an Ordinance and compliance with other state law requirements.  The Unified 

Government has not yet adopted an Ordinance for the Bonds.  This Resolution only evidences the intent of 

the current governing body to issue the Bonds for the Project.  The Company should not construe the adoption 

of this Resolution as a promise or guarantee that the Ordinance for the Bonds will be issued or that the Project 

will be approved. 

 

 Section 10.  Termination of Resolution.  This Resolution shall terminate on December 31, 2027. 

The Unified Government, upon the written request of the Company, may extend this time period.   
 
 Section 11.  Benefit of Resolution.  This Resolution will inure to the benefit of the Unified 

Government and the Company.  The Unified Government may, at the prior written request of the Company, 

assign all or a portion of the Company’s interest in this Resolution to another entity, and such assignee will 

be entitled to the benefits of the portion of this Resolution assigned and the proceedings related hereto. 

 

 Section 12.  Further Action.  Counsel to the Unified Government and Gilmore & Bell, P.C., Bond 

Counsel for the Unified Government, together with the officers and employees of the Unified Government, 

are hereby authorized to work with the purchaser of the bonds, the Company, their respective counsel and 

others, to prepare for submission to and final action by the Unified Government all documents necessary to 

effect the authorization, issuance and sale of the bonds and other actions contemplated hereunder. 
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 Section 13.  Effective Date.  This Resolution shall take effect and be in full force immediately after 

its adoption by the Governing Body of the Unified Government.  

 

 ADOPTED BY THE COMMISSION OF THE UNIFIED GOVENMENTOF WYANDOTTE 

COUNTY/KANSAS CITY, KANSAS THIS 14TH DAY OF NOVEMBER, 2019. 

 

 

 

 

      By:         

 Mayor/CEO of the Unified 

 Government of Wyandotte County/ 

 Kansas City, Kansas 

(Seal) 

 

Attest: 

 

 

By:        

 Unified Government Clerk 

 

 

 

 

 
Resolution of Intent 

PQ Corporation 2019 
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ABOUT THIS REPORT:

DEFINITIONS USED:

A Tax Abatement Cost‐Benefit Analysis of

PQ Corporation (Zeolyst)

for the Unified Government of Kansas City/Wyandotte County
Completed by

Municipal Consulting, LLC

10/14/2019

This report uses data that was collected from the firm involved and budget reports from each of the taxing

entities where the project is to be located. This data is summarized on pages 4 and 5. In addition, various

calculations were applied to the data using rates and information gathered from the current economic and

financial conditions.

       Rate of Return: Incentives and tax abatements granted by the taxing entities are equivalent to a public

investment in the firm. Comparing these investments to the various benefits received over the 10‐year

project period by the public entity produces an average annual rate of return for the period. Generally, a rate

of return that exceeds the entity's cost of capital would be considered a favorable investment.

∙        Net Present Value:  This is the amount that a future series of payments is worth today, given an 

assumed discount rate. The only way to accurately compare payments to be made or received in the future 

to the dollar value at present is with Net Present Value. Generally a positive net present value represents and 

acceptable investment opportunity.

∙        Benefit ‐ Cost Ratio: Typically referred to as the "Cost‐Benefit Ratio," this is the ratio of the public entity 

benefits received over the 10‐year project life to the public costs incurred over the same period. If the ratio is 

above 1.0, then the benefits exceed the costs, and if it is less than 1.0, the costs exceed the benefits. 

Generally, a public entity would like to have a Benefit‐to‐Cost ratio of 1.3 or better in order to grant a tax 

abatement and/or other incentives. However, the governing body may take into account the other economic 

benefits of the project in making that decision.

Cost-Benefit Analysis 
PQ Corporation 10/14/2019
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DISCLAIMER:

COMMENTS SPECIFIC TO THIS PROJECT:

KC Community College

If you have any questions or comments, you may reach me with the contact information below.

R. Steven Robb

Sole Owner

Municipal Consulting, LLC

Cell: 620‐704‐6495  E‐Mail: steverobb@ckt.net

www.municipalconsulting.biz

2207 N. Free King Hwy, Pittsburg, KS 66762‐8418

1.36 4%

State of Kansas 5.87 49%

All of the governing entities have a benefit to cost ratio in excess of the desired 1.3. This report is based on the

assumption that the Unified Government will approve a 75% property tax abatement on the new construction. The firm

indicates that it will pay an average salary for the new jobs that is 146% of the average wage in the Kansas City, Kansas

MSA. We used a multiplier of 1.46 applied to the average per capita retail spending to arrive at the total retail spending

and local sales tax revenues generated by the new employees.

Wyandotte Co. Library 1.35 3%

Wyandotte County 1.41 4%

Kansas City USD 500 1.80 8%

Taxing Entity Benefit to Cost Ratio Average Return on Investment

City of Kansas City 3.07 21%

The overall costs and benefits for each taxing entity are:

This report is prepared using a variety of assumptions regarding discount rate, inflation rate, and other

economic variables. It also uses information submitted by the firm based on its best estimates of what they

expect to occur in the next decade. Future business results and economic factors are not and cannot be

guaranteed. Therefore, we provide no guarantee on the future performance of the firm, or that conditions

within the taxing entities will remain as they are today. The governing body should make its decision on the

best information presented, while fully recognizing that future performance could be substantially different.

Cost-Benefit Analysis 
PQ Corporation 10/14/2019
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Column1 Column2 Column3 Column4 Column5 Column6

COST‐BENEFIT ANALYSIS PROJECT SUMMARY

PROJECT NAME: PQ Corporation (Zeolyst)

DATE: 10/14/2019

GOVERNMENTAL ENTITIES INVOLVED:

CITY: City of Kansas City

COUNTY: Wyandotte County

SCHOOL DISTRICT: Kansas City USD 500

SPECIAL TAXING DISTRICT #1 KC Community College

SPECIAL TAXING DISTRICT #2 Wyandotte Co. Library

STATE: State of Kansas
INFLATION RATE: 1.50% DISCOUNT RATE: 2.50%

Cost-Benefit Analysis 
PQ Corporation 10/14/2019
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PQ Corporation (Zeolyst)

Column1 Column2 Column3 Column4 Column6 Column7 Column11

Community Data Inputs:
City of Kansas City Wyandotte County Kansas City USD 500 KC Community College Wyandotte Co. Library State

Mill Levy 38.137860 39.010762 60.575302 27.475764 6.067506 1.500000

Market Value New Home $131,300 $138,900 $142,600 $138,900 $131,300 $239,700

Sales Tax 1.625% 1.000% n/a n/a n/a 6.50%

Transient Guest Tax 8.00% 0.00% n/a n/a n/a n/a

Utility Revenue/HsHld $48.33 n/a n/a n/a n/a n/a

Franchise Fees/HsHld $792.91 n/a n/a n/a n/a n/a

Other Revenues/Res. $222.79 $62.63 n/a $251.56 $33.54 $1,078.69

Marg. Cost/Res./Student $92.08 $31.51 $1,452.32 $23.10 $9.49 $555.12

Other Revenues/Worker $215.44 $60.57 n/a $243.26 $32.43 $936.49

Marginal Cost/New Worker $89.04 $30.47 n/a $22.34 $9.18 $481.94

State Funding/Pupil n/a n/a $9,831.36 n/a n/a n/a

Federal Funding/Pupil n/a n/a $2,229.89 n/a n/a n/a

Visitor Daily Spending $37.50 $37.50 $75.00

Average Hotel Room Rate $100 $100 n/a

Retail Pull Factor 0.97 0.98 n/a

Percent of County Share 90.80% 100.00% n/a

Ann. Local Per Capita Sales Tax $211 $154 n/a

Ann. State Per Capita Sales Tax $919 $937 $952

Annual Per Capita Retail Sales $14,143 $14,409 $14,654

Average Household Size 2.68 2.67 2.49

Housing Vacancy Rate 13.00% 12.50% 10.90%

Cost-Benefit Analysis 
PQ Corporation 10/14/2019
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PQ Corporation (Zeolyst)

Column1 Column2 Column3 Column4 Column5 Column6 Column7 Column8 Column9 Column10 Column11 Column12 Column13 Column14 Column15

Firm Data Inputs:

Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Total

Project Phase # I II III IV V VI VII

Investment in Land $400,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $400,000

Investment in Building $30,000,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $30,000,000

Building Square Feet 0 0 0 0 0 0 0 0 0 0 0

Investment in Equipment¹ $69,600,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 69,600,000

Investment in Private Infrastructure $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 0

Investment in Public Infrastructure $0 $0

Other Project Costs $171,250 $0 $0 $0 $0 $0 $0 $0 $0 $0 $171,250

Total Project Costs $100,171,250 $0 $0 $0 $0 $0 $0 $0 $0 $0 $100,171,250

Unified Government Infrastructure Incentives $0 $0

Growth Const. Per. Yr. 1 Yr. 2 Yr. 3 Yr. 4 Yr. 5 Yr. 6 Yr. 7 Yr. 8 Yr. 9 Yr. 10 Total

Sales 0.00% $10,000,000 $25,000,000 $35,000,000 $50,000,000 $60,000,000 $62,000,000 $65,000,000 $66,000,000 $66,000,000 $67,000,000 $506,000,000

Purchases 0.00% $133,000 $137,000 $141,000 $145,000 $149,000 $153,000 $157,000 $161,000 $165,000 $169,000 $1,510,000

Net City Util. Revenue 3.00% $0 $60,360 $61,266 $62,185 $63,244 $64,192 $65,155 $66,133 $67,125 $68,131 $69,153 $646,944

Franchise Fees 3.00% $0 $280,257 $284,461 $288,728 $295,132 $299,559 $304,052 $308,613 $313,242 $317,941 $322,710 $3,014,697

PILOT‐ City $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

PILOT ‐ County $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

PILOT ‐ State $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

PILOT ‐ School $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

PILOT ‐ Comm. Coll. $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

PILOT‐ Library $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

New Jobs Created 0 12 0 0 5 0 0 0 0 0 0 17

Households new to the city 50% 6 0 0 3 0 0 0 0 0 0 9.0

Households new to the county 50% 6 0 0 3 0 0 0 0 0 0 9.0

Households new to the state 50.0% 6 0 0 3 0 0 0 0 0 0 9.0

New students in K‐12 12 0 0 5 0 0 0 0 0 0 17.0

New employee average salary 2.00% $75,000 $75,000 $75,000 $75,000 $75,000 $75,000 $75,000 $75,000 $75,000 $75,000 N/A

Tax Abatement‐Land 0% 0% 0% 0% 0% 0% 0% 0% 0% 0% N/A

Tax Abatement‐Bldg. 100% 100% 100% 100% 100% 100% 100% 100% 100% 100% N/A

Number of Visitors to the Firm 60 60 60 70 70 70 70 80 80 80 700.0

City County State

Percentage of sales taxable in the 0% 0% 0%

Percentage of purchases taxable in the 0% 0% 0%

Assumed Inflation Rate 1.50%

¹ Fixtures, furniture and equipment costs are exempt from sales taxes, but are included here to reflect the firm's total investments.

² Totals may not be precise due to rounding.
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Column1 Column2 Column3 Column4 Column5 Column6 Column7 Column8 Column9

COST‐BENEFIT ANALYSIS PROJECT SUMMARY

PROJECT NAME: PQ Corporation (Zeolyst) Ratio of

DATE: 10/14/2019 NPV of Net

Net NPV Benefits to Actual Avg.

Present of NPV of Benefit to Annual

Total Value Incentives Incentives Actual Rate

Total Costs & Net of Net & Taxes and Taxes Cost of

Entity Benefits Incentives Benefits Benefits Abated Abated Ratio Return

City of Kansas City $6,942,588 $2,265,110 $4,677,478 $4,094,138 $1,959,316 2.09 3.07 21%

Wyandotte County $3,243,488 $2,302,813 $940,675 $829,953 $2,004,161 0.41 1.41 4%

Kansas City USD 500 $5,796,780 $3,215,225 $2,581,554 $2,246,447 $2,701,034 0.83 1.80 8%

KC Community College $2,212,344 $1,622,176 $590,168 $514,795 $1,411,556 0.36 1.36 4%

Wyandotte Co. Library $483,624 $359,210 $124,413 $108,565 $311,716 0.35 1.35 3%

State of Kansas $1,941,471 $330,491 $1,610,980 $1,500,970 $79,846 18.80 5.87 49%

Cost-Benefit Analysis 
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SUMMARY OF COSTS AND BENEFITS FOR: City of Kansas City Ratio of Actual Benefits to Actual Costs Over the 10‐Year Period: 3.07

PROJECT: PQ Corporation (Zeolyst) Ratio of Present Value of Total Benefits to Present Value of Total Costs: 3.07

DATE: 10/14/2019 DISCOUNT RATE: 2.50% (Typical desired ratio would be 1.3 to 1) Average ROI 20.65%

Net Incentives Net Net

Present and  Present Net Present

Utilities Value Cost of Value Cumulative Present Value of

New and Other of Various Property Other of Net Net Value of Incentives

Sales Property Franchise PILOT City Total Total City Taxes Costs & Total Total Benefits Benefits Net & Taxes

Year Taxes Taxes Fees Payment Revenues Benefits Benefits Services Abated Incentives Costs Costs or Costs or Costs Benefits Abated

Const. $108,449 $0 $0 $0 $0 $108,449 $108,449 $0 $0 $0 $0 $0 $108,449 $108,449 $108,449 $0

1 $10,061 $289,848 $340,618 $0 $3,591 $644,118 $628,407 $1,484 $217,386 $0 $218,870 $213,532 $425,247 $533,697 $414,876 $212,084

2 $10,061 $282,740 $345,727 $0 $3,645 $642,173 $611,229 $1,507 $212,055 $0 $213,561 $203,271 $428,611 $962,308 $407,958 $201,837

3 $10,061 $286,981 $350,913 $0 $3,700 $651,654 $605,126 $1,529 $215,236 $0 $216,765 $201,288 $434,890 $1,397,197 $403,838 $199,868

4 $14,253 $291,286 $358,376 $0 $5,320 $669,234 $606,293 $2,199 $218,464 $0 $220,663 $199,910 $448,571 $1,845,769 $406,383 $197,918

5 $14,253 $295,655 $363,751 $0 $5,400 $679,059 $600,189 $2,232 $221,741 $0 $223,973 $197,959 $455,086 $2,300,855 $402,230 $195,987

6 $14,253 $300,090 $369,208 $0 $5,481 $689,031 $594,149 $2,265 $225,067 $0 $227,333 $196,028 $461,698 $2,762,553 $398,121 $194,075

7 $14,253 $304,591 $374,746 $0 $5,563 $699,153 $588,173 $2,299 $228,443 $0 $230,742 $194,116 $468,410 $3,230,963 $394,057 $192,181

8 $14,253 $309,160 $380,367 $0 $5,647 $709,426 $582,259 $2,334 $231,870 $0 $234,204 $192,222 $475,222 $3,706,186 $390,037 $190,306

9 $14,253 $313,797 $386,072 $0 $5,731 $719,854 $576,407 $2,369 $235,348 $0 $237,717 $190,346 $482,137 $4,188,323 $386,061 $188,450

10 $14,253 $318,504 $391,864 $0 $5,817 $730,438 $570,617 $2,404 $238,878 $0 $241,282 $188,489 $489,155 $4,677,478 $382,127 $186,611

Total $238,400 ######### $3,661,641 $0 $49,896 $6,942,588 $6,071,299 $20,622 $2,244,488 $0 $2,265,110 $1,977,161 $4,677,478 $4,677,478 $4,094,138 $1,959,316
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SUMMARY OF COSTS AND BENEFITS FOR: Wyandotte County Ratio of Actual Benefits to Actual Costs Over the 10‐Year Period: 1.41

PROJECT: PQ Corporation (Zeolyst) Ratio of Present Value of Total Benefits to Present Value of Total Costs: 1.41

DATE: 10/14/2019 DISCOUNT RATE: 2.50% Average ROI 4.08%

Net Net

Present Present Net Net

Value Cost of Value Cumulative Present Present

New Other of Various Property of Net Net Value of Value of

Sales Property PILOT County Total Total County Taxes Total Total Benefits Benefits Net Taxes

Year Taxes Taxes Payment Revenues Benefits Benefits Services Abated Costs Costs or Costs or Costs Benefits Abated

Const. $73,500 $0 $0 $0 $73,500 $73,500 $0 $0 $0 $0 $73,500 $73,500 $73,500 $0

1 $7,356 $296,482 $0 $995 $304,833 $297,398 $500 $222,361 $222,862 $217,426 $81,971 $155,471 $79,972 $216,938

2 $7,356 $289,211 $0 $1,010 $297,577 $283,238 $508 $216,908 $217,416 $206,940 $80,161 $235,632 $76,298 $206,456

3 $7,356 $293,549 $0 $1,025 $301,931 $280,373 $516 $220,162 $220,678 $204,921 $81,253 $316,885 $75,451 $204,442

4 $10,422 $297,952 $0 $1,474 $309,848 $280,707 $741 $223,464 $224,206 $203,119 $85,642 $402,527 $77,587 $202,448

5 $10,422 $302,422 $0 $1,496 $314,339 $277,830 $753 $226,816 $227,569 $201,138 $86,770 $489,297 $76,692 $200,473

6 $10,422 $306,958 $0 $1,518 $318,898 $274,985 $764 $230,219 $230,982 $199,175 $87,916 $577,213 $75,809 $198,517

7 $10,422 $311,562 $0 $1,541 $323,525 $272,170 $775 $233,672 $234,447 $197,232 $89,078 $666,291 $74,938 $196,580

8 $10,422 $316,236 $0 $1,564 $328,222 $269,387 $787 $237,177 $237,964 $195,308 $90,258 $756,549 $74,079 $194,662

9 $10,422 $320,979 $0 $1,587 $332,989 $266,633 $799 $240,735 $241,533 $193,403 $91,455 $848,004 $73,231 $192,763

10 $10,422 $325,794 $0 $1,611 $337,827 $263,910 $811 $244,346 $245,156 $191,516 $92,671 $940,675 $72,394 $190,882

Total $168,521 $3,061,146 $0 $13,820 $3,243,488 $2,840,131 $6,954 $2,295,860 $2,302,813 $2,010,178 $940,675 $940,675 $829,953 $2,004,161
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SUMMARY OF COSTS AND BENEFITS FOR: Kansas City USD 500 Ratio of Actual Benefits to Actual Costs Over the 10‐Year Period: 1.80

PROJECT: PQ Corporation (Zeolyst) Ratio of Present Value of Total Benefits to Present Value of Total Costs: 1.80

DATE: 10/14/2019 DISCOUNT RATE: 2.50% (Typical desired ratio would be 1.3 to 1) Average ROI 8.03%

Additional Net Net

State, Present Present Net Net

District Federal Value Value Cumulative Present Present

New Capital and of Property of Net Net Value of Value of

Property PILOT Outlay Other Total Total Additional Taxes Total Total Benefits Benefits Net Taxes

Year Taxes Payment Taxes Funding Benefits Benefits Costs Abated Costs Costs or Costs or Costs Benefits Abated

1 $399,572 $0 $60,800 $73,453 $533,825 $520,805 $8,714 $299,679 $308,393 $300,871 $225,432 $225,432 $219,934 $292,370

2 $389,773 $0 $61,712 $74,555 $526,040 $500,693 $8,845 $292,330 $301,175 $286,662 $224,866 $450,298 $214,030 $278,244

3 $395,620 $0 $62,638 $75,673 $533,931 $495,808 $8,977 $296,715 $305,692 $283,866 $228,239 $678,536 $211,942 $275,529

4 $401,554 $0 $63,577 $108,812 $573,943 $519,964 $12,909 $301,166 $314,074 $284,536 $259,869 $938,405 $235,428 $272,841

5 $407,578 $0 $64,531 $110,444 $582,552 $514,891 $13,102 $305,683 $318,785 $281,760 $263,767 $1,202,172 $233,132 $270,179

6 $413,691 $0 $65,499 $112,100 $591,291 $509,868 $13,299 $310,268 $323,567 $279,011 $267,723 $1,469,895 $230,857 $267,544

7 $419,897 $0 $66,481 $113,782 $600,160 $504,894 $13,498 $314,923 $328,421 $276,289 $271,739 $1,741,635 $228,605 $264,933

8 $426,195 $0 $67,479 $115,489 $609,162 $499,968 $13,701 $319,646 $333,347 $273,593 $275,815 $2,017,450 $226,374 $262,349

9 $432,588 $0 $68,491 $117,221 $618,300 $495,090 $13,906 $324,441 $338,347 $270,924 $279,953 $2,297,403 $224,166 $259,789

10 $439,077 $0 $69,518 $118,979 $627,574 $490,260 $14,115 $329,308 $343,423 $268,281 $284,152 $2,581,554 $221,979 $257,255

Total $4,125,546 $0 $650,725 $1,020,508 $5,796,780 $5,052,242 $121,066 $3,094,159 $3,215,225 $2,805,794 $2,581,554 $2,581,554 $2,246,447 $2,701,034
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SUMMARY OF COSTS AND BENEFITS FOR: KC Community College Ratio of Actual Benefits to Actual Costs Over the 10‐Year Period: 1.36

PROJECT: PQ Corporation (Zeolyst) Ratio of Present Value of Total Benefits to Present Value of Total Costs: 1.36

DATE: 10/14/2019 DISCOUNT RATE: 2.50% (Typical desired ratio would be 1.3 to 1) Average ROI 3.64%

Net Net

Present Present Net Net

New Value District Value Cumulative Present Present

District Other of Other Property of Net Net Value of Value of

Property PILOT District Total Total District Taxes Total Total Benefits Benefits Net Taxes

Year Taxes Payment Revenues Benefits Benefits Costs Abated Costs Costs or Costs or Costs Benefits Abated

1 $208,816 $0 $4,055 $212,871 $207,679 $372 $156,612 $156,984 $153,155 $55,887 $55,887 $54,524 $152,792

2 $203,695 $0 $4,116 $207,811 $197,798 $378 $152,771 $153,149 $145,770 $54,662 $110,549 $52,028 $145,410

3 $206,750 $0 $4,178 $210,928 $195,868 $384 $155,063 $155,446 $144,347 $55,482 $166,030 $51,520 $143,991

4 $209,852 $0 $6,007 $215,859 $195,558 $552 $157,389 $157,940 $143,086 $57,919 $223,949 $52,471 $142,586

5 $212,999 $0 $6,097 $219,097 $193,650 $560 $159,750 $160,309 $141,690 $58,787 $282,737 $51,960 $141,195

6 $216,194 $0 $6,189 $222,383 $191,760 $568 $162,146 $162,714 $140,308 $59,669 $342,406 $51,453 $139,818

7 $219,437 $0 $6,282 $225,719 $189,890 $577 $164,578 $165,155 $138,939 $60,564 $402,970 $50,951 $138,454

8 $222,729 $0 $6,376 $229,105 $188,037 $585 $167,047 $167,632 $137,583 $61,473 $464,443 $50,454 $137,103

9 $226,070 $0 $6,472 $232,541 $186,202 $594 $169,552 $170,147 $136,241 $62,395 $526,838 $49,961 $135,765

10 $229,461 $0 $6,569 $236,030 $184,386 $603 $172,096 $172,699 $134,912 $63,331 $590,168 $49,474 $134,441

Total $2,156,003 $0 $56,341 $2,212,344 $1,930,827 $5,173 $1,617,003 $1,622,176 $1,416,032 $590,168 $590,168 $514,795 $1,411,556
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SUMMARY OF COSTS AND BENEFITS FOR: Wyandotte Co. Library Ratio of Actual Benefits to Actual Costs Over the 10‐Year Period: 1.35

PROJECT: PQ Corporation (Zeolyst) Ratio of Present Value of Total Benefits to Present Value of Total Costs: 1.35

DATE: 10/14/2019 DISCOUNT RATE: 2.50% (Typical desired ratio would be 1.3 to 1) Average ROI 3.46%

Net Net

Present Present Net Net

New Value District Value Cumulative Present Present

District Other of Other Property of Net Net Value of Value of

Property PILOT District Total Total District Taxes Total Total Benefits Benefits Net Taxes

Year Taxes Payment Revenues Benefits Benefits Costs Abated Costs Costs or Costs or Costs Benefits Abated

1 $46,113 $0 $541 $46,654 $45,516 $153 $34,585 $34,738 $33,891 $11,916 $11,916 $11,625 $33,741

2 $44,982 $0 $549 $45,531 $43,337 $155 $33,737 $33,892 $32,259 $11,639 $23,555 $11,078 $32,111

3 $45,657 $0 $557 $46,214 $42,914 $158 $34,243 $34,400 $31,944 $11,814 $35,368 $10,970 $31,798

4 $46,342 $0 $801 $47,143 $42,709 $227 $34,756 $34,983 $31,693 $12,160 $47,528 $11,016 $31,488

5 $47,037 $0 $813 $47,850 $42,292 $230 $35,278 $35,508 $31,384 $12,342 $59,870 $10,909 $31,180

6 $47,742 $0 $825 $48,568 $41,880 $234 $35,807 $36,040 $31,077 $12,527 $72,397 $10,802 $30,876

7 $48,459 $0 $837 $49,296 $41,471 $237 $36,344 $36,581 $30,774 $12,715 $85,112 $10,697 $30,575

8 $49,185 $0 $850 $50,035 $41,066 $241 $36,889 $37,130 $30,474 $12,906 $98,018 $10,592 $30,277

9 $49,923 $0 $863 $50,786 $40,666 $244 $37,442 $37,687 $30,177 $13,099 $111,118 $10,489 $29,981

10 $50,672 $0 $876 $51,548 $40,269 $248 $38,004 $38,252 $29,882 $13,296 $124,413 $10,387 $29,689

Total $476,113 $0 $7,511 $483,624 $422,120 $2,126 $357,085 $359,210 $313,555 $124,413 $124,413 $108,565 $311,716

$0

$200,000

$400,000

$600,000

Total Benefits Total Costs

Present Value Total Benefits Present Value Total Costs

$0

$10,000

$20,000

$30,000

$40,000

$50,000

$60,000

1 2 3 4 5 6 7 8 9 10

Total Benefits Total Costs

Cost-Benefit Analysis 
PQ Corporation 10/14/2019

11



SUMMARY OF COSTS AND BENEFITS FOR: State of Kansas Ratio of Actual Benefits to Actual Costs Over the 10‐Year Period: 5.87

PROJECT: PQ Corporation (Zeolyst) Ratio of Present Value of Total Benefits to Present Value of Total Costs: 6.24

DATE: 10/14/2019 DISCOUNT RATE: 2.50% (Typical desired ratio would be 1.3 to 1) Average ROI 48.75%

Net Net Present

Corporate Present Present Net Value of

and Value Cost of Cost of Value Cumulative Present Taxes

New Personal Other of Various Educating Property Other of Net Net Value of Abated

Sales Property Income PILOT State Total Total State New Taxes Costs & Total Total Benefits Benefits Net and

Year Taxes Taxes Taxes Payment Revenues Benefits Benefits Services Students Abated Incentives Costs Costs or Costs or Costs Benefits Incentives

Const. $477,750 $0 $300,000 $0 $0 $777,750 $777,750 $0 $0 $0 $0 $0 $0 $777,750 $777,750 $777,750 $0

1 $43,834 $11,400 $18,900 $0 $16,655 $90,789 $88,575 $8,487 $8,714 $8,550 $0 $25,751 $25,123 $65,038 $842,788 $63,452 $8,341

2 $43,834 $11,571 $18,900 $0 $16,905 $91,210 $86,815 $8,615 $8,845 $8,678 $0 $26,138 $24,878 $65,073 $907,860 $61,937 $8,260

3 $43,834 $11,745 $18,900 $0 $17,159 $91,637 $85,094 $8,744 $8,977 $8,808 $0 $26,530 $24,635 $65,108 $972,968 $60,459 $8,179

4 $62,098 $11,921 $26,775 $0 $24,673 $125,467 $113,666 $12,573 $12,909 $8,941 $0 $34,422 $31,185 $91,044 $1,064,012 $82,482 $8,100

5 $62,098 $12,100 $26,775 $0 $25,043 $126,015 $111,379 $12,762 $13,102 $9,075 $0 $34,938 $30,880 $91,077 $1,155,089 $80,499 $8,021

6 $62,098 $12,281 $26,775 $0 $25,418 $126,573 $109,143 $12,953 $13,299 $9,211 $0 $35,462 $30,579 $91,110 $1,246,200 $78,564 $7,942

7 $62,098 $12,465 $26,775 $0 $25,800 $127,138 $106,957 $13,147 $13,498 $9,349 $0 $35,994 $30,281 $91,144 $1,337,343 $76,676 $7,865

8 $62,098 $12,652 $26,775 $0 $26,187 $127,712 $104,819 $13,344 $13,701 $9,489 $0 $36,534 $29,985 $91,178 $1,428,521 $74,834 $7,788

9 $62,098 $12,842 $26,775 $0 $26,580 $128,295 $102,729 $13,545 $13,906 $9,632 $0 $37,082 $29,693 $91,212 $1,519,733 $73,036 $7,712

10 $62,098 $13,035 $26,775 $0 $26,978 $128,886 $100,685 $13,748 $14,115 $9,776 $0 $37,639 $29,403 $91,247 $1,610,980 $71,282 $7,637

Total $1,043,938 $122,011 $544,125 $0 $231,397 $1,941,471 $1,787,614 $117,917 $121,066 $91,508 $0 $330,491 $286,643 $1,610,980 $1,610,980 $1,500,970 $79,846
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PQ Corporation (Zeolyst)
Other Economic Impacts of the Project

In the Over

First Year 10 Years

12 17

Construction jobs created 259 259

16 24

12 17

$900,000 $11,625,000

$7,366,918 $15,619,554

$30,400,000 $30,400,000

Property

Taxes

Estimated new annual tax revenues after 10 years: City $323,282

County $330,681

School $516,224

Comm. Coll. $232,903

Library $51,432

State $13,230

Totals $1,467,752

Increase in Local Retail Sales

Increase in the Community's Property Tax 

Base

Permanent jobs created

Number of New Residents in the 

Community

Number of Additional Students in the 

Local School District

Increase in Local Personal Incomes
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Staff Request for 
Commission Action

 Tracking No. 191059

Full Commission Meeting Date: 11/21/19
Committee: Full Commission
 

Date of Standing Committee Action: 
   (If none, please explain): 
 

Publication Required: No     
Date:

11/14/2019 
Contact Name: Contact Phone: Contact Email: Department/Division:

Treasurer 
Item Description:
Presentation of the Convention and Visitors Bureau's 2020 Budget and Marketing Plan.  Request adoption of a resolution approving 
the CVB budget and marketing plan. 
Action Requested: 
Budget Impact: (if applicable)
Amount: 
Source:
     Included In Budget: 
     Other (explain): 
Attachments List:
Resolution approving 2020 CVB Budget and Marketing Plan , 2020 Marketing Plan, 2020 Budget



RESOLUTION NO. _________________

RESOLUTION ADOPTING THE 2020 CVB BUDGET AND MARKETING PLAN

WHEREAS, the Unified Government of Wyandotte County, Kansas City, Kansas 
(“Unified Government”) and the Kansas City, Kansas Convention & Visitors Bureau, Inc. (“the 
CVB”) entered into that certain Agreement dated January 1, 2017; and

WHEREAS, the Agreement provides that the Unified Government shall engage and retain 
the CVB to encourage, promote, and solicit tourism, events and special marketing activities for 
Kansas City, Kansas; and 

WHEREAS, the Agreement further provides that each year, the CVB shall submit a 
Budget and Marketing Plan to the Unified Government, and shall make an oral and visual 
presentation of the Budget and Marketing Plan to the Unified Government Board of 
Commissioners; and

WHEREAS, the Agreement further provides that the Budget and Marketing Plan shall be 
submitted to the Unified Government Board of Commissioners each year for final approval.

NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COMMISSIONERS OF 
THE UNIFIED GOVERNMENT OF WYANDOTTE COUNTY/KANSAS CITY, 

KANSAS:

Section 1. That the 2020 CVB Budget and Marketing Plan, in substantially the forms 
attached hereto as Exhibits 1 and Exhibit 2, are hereby adopted and approved by the Board of 
Commissioners. 

Section 2.        That the County Administrator, and the Unified Government's other 
officers, agents, and employees are hereby authorized and directed to take such further action and 
execute such other documents, certificates, and instruments as may be necessary or desirable to 
carry out and comply with the intent of this Resolution.

ADOPTED BY THE BOARD OF COMMISSIONERS OF THE UNIFIED 
GOVERNMENT OF WYANDOTTE COUNTY/KANSAS CITY, KANSAS THIS 21ST 

DAY OF NOVEMBER 2019.

ATTEST:

________________________________________
Unified Government Clerk



1 

 

 
 

Kansas City Kansas Convention & Visitors Bureau 

2020 Marketing Plan 

 

 

MISSION 

To market Kansas City Kansas as a visitor destination and to increase the number of overnight stays. 

 

To effectively achieve our mission, the KCK CVB has identified the following Objectives.  All KCK CVB projects and marketing efforts 

are based on furthering these objectives.   

 

 

OBJECTIVE 1 

Attract leisure travelers to Kansas City KS 

 

A leisure traveler is defined as someone taking a trip for pleasure.  KCK CVB will continue to focus on strategic marketing that defines 

KCK as a family friendly, affordable, diverse and fun location to spend your leisure time.  Segments of the leisure market include:  

Family travel, girlfriend getaways, couple retreats, VFR – Visiting Friends and Family, history enthusiast.   

Strategies:   

 Refresh KCK’s brand through creative assets and storytelling 

 Increased focus on Digital Marketing 

 Refresh the design and market the CVB website www.visitKansasCityKS.com 

 Expand email marketing distribution through Visitor E-newsletter, Weekly What’s Happening, Industry E-newsletter,  

Tourism Tidbits, Trending Topics 

 Increase visibility and visitor engagement through Social Media channels  

  Increase visibility by growing blogger program using local, regional and nationally recognized bloggers 

 Promote KCK as a destination at targeted leisure shows 

 Continue to use Arrivalist technology 

 Continue to develop and market Guide by Cell Program 

 Continue to develop and market videos and vignettes 

 Utilize Paid Print advertising, using Coop marketing opportunities to maximize dollars spent 

 Develop and distribute through paid and free distribution sources print visitor publications:    Annual Visitor Guide, 

brochures, maps and WyCo Museum brochure 

 Continue to support the WyCo Museums and Historical sites organization and special events 

 Build relationships and host travel journalist to tell the story of KCK attractions, using coop opportunities when available. 

Increase focus on Familiarization Tours (FAMS) with social influencers to increase engagement and followers.    

 Partner  with tourism related regional, state and national organizations to increase awareness of KCK and to expand our 

marketing reach 

 

 

 

http://www.visitkansascityks.com/
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OBJECTIVE 2  

Attract group and business travelers to Kansas City KS 

 

A business traveler is defined as someone taking a trip for a work related purpose, often with their expenses being covered by their 

employer. This objective includes the sales and services of convention and meetings, SMERF business (Social, Military, Educational, 

Religious and Fraternal), motorcoach, and the individual business traveler.    KCK CVB will continue to focus on strategic marketing 

that defines KCK as a unique, affordable, diverse, quality meeting destination with multiple entertainment options.   

 

Strategies:   

 Conduct targeted sales blitz’s 

 Promote KCK at targeted tradeshows 

 Partner with planners by providing personalized services, including RFP distribution and site visits 

 Advertise in targeted digital and print meeting publications 

 Conduct  meetings with hoteliers and maintain regular and constant communication 

 Actively participate in Meet Kansas marketing and trade show opportunities 

 Membership and active participation in meeting planners associations 

 Maintain and market KCK meeting planners guide 

 Maintain and Market KCK Group planners guide 

 Market to SMERF and business meetings, by membership, advertising and trade show opportunities 

 Service SMERF and business meetings  by providing RFP distribution, itinerary development, support and welcome services 

 

 

OBJECTIVE 3 

Attract sports and special events to Kansas City KS 

 

Focus will be given to attracting youth or amateur sports and special events.  These are limited time events that often result in 

overnight stays.    The actual event may be held in a neighboring city, but KCK will benefit from attendees or participants staying in 

our hotels, and spending dollars in our community. In those cases, KCK CVB will work with the host community to best benefit KCK.   

 

Strategies:    

 Actively participate in Sports Kansas marketing and trade show opportunities 

 Provide support, organizational  and marketing assistance to events that attract visitor spending 

 Encourage the development and expansion of annual events 

 Work with CVB’s and sporting entities in the KC region to attract and service regional events 

 Work with local venues to attract and bid on special events 

 Provide marketing and event information to hospitality industry, visitors and residents 

 Advertise in targeted sports publications 

 Attend tradeshows for brand awareness, promotion of facilities, and to generate new leads 

 

   

OBJECTIVE 4 

Educate local community and tourism partners on the tourism industry; what there is to do in KCK, the economic impact of 

tourism and the efforts of the KCK CVB.   

 

When local residents are knowledgeable about what there is to do in their community, they will influence visitors and the quality of 

their experience.  Gathering research on the economic impact of tourism to the community will provide the KCK CVB the capability 

to target marketing efforts for best results.   
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Strategies:   

 Create an experiential in-market campaign promoting neighborhoods 

 Presentations to community associations  

 Continue to sponsor and provide resources at community events 

 Promote Hospitality Training programs  

 Maintain Calendar of Events on website 

 Distribute weekly What’s Happening in KCK to front line hospitality workers 

 Continue the Guide by Cell program 

 Conduct research on local tourism market 

 Provide monthly reports to the KCK CVB Board of Directors 

 Present scheduled  reports to the UG Commission 

 Distribute Tourism Tidbits e-newsletter to local elected officials 

 Train and enhance the use of the Extranet to tourism partners to increase engagement and communication 

 

 

OBJECTIVE 5 

Actively support Tourism Product Development 

 

New and expanded tourism destination development is important to the strength and success of the tourism industry.  The KCK CVB 

will advocate for new development that will create economic impact, increase transient guest and sales tax revenues, and will create 

new jobs and business for our community.   

 

Strategies:   

 Advocate for the development of new and additional tourism opportunities, including a potential convention space 

 Encourage the development of a long range county wide tourism vision 

 Conduct research on local tourism market 

 Continue to build relationships and meet on a regular basis with local economic development and business organizations 

 Partner with educational institutions to help develop a prepared hospitality industry 

 Partner with new tourism developments such as the American Royal 

 

 

OBJECTIVE 6 

Take an active role in regional, state and national tourism related organizations 

 

Tourism organizations provide hospitality related training and education for staff, research data, expanded marketing opportunities, 

collaborative sales endeavors and cooperative tourism development initiatives.  KCK is a major destination driver for the state of 

Kansas and for the KC metropolitan area.  The KCK CVB staff needs to be knowledgeable of trends and strategies, plus should be a 

leader in moving tourism forward in our region.   

 

Strategies:   

 Membership in targeted tourism related organizations 

 Leadership participation when appropriate 

 Maintain a staff that is well informed of tourism related issues and strategies 

 Advocate for  tourism related legislative issues that will affect KCK 

 

 



Kansas City Kansas Convention & Visitors Bureau 2020 budget  

Operating Income 2020 budget
1110 KCK Transient Guest Tax / UG Contract 1,370,171
1120 Event Opportunity Fund 100,000
1130 Tourism Celebration Event 6,000
1127 Other Income 27,000
1220 Kansas Travel Guide Income 250
1410 Money market Interest 3,500

TOTAL INCOME 1,506,921

Marketing / Program Expenses
2010 Print Advertising and Distribution 41,650
2020 Community Event Sponsorships 17,000
2025 Marketing Grant Program 5,000
2030 Partnership marketing 77,500
2040 Ad Development 20,000
2050 Electronic, Digital, Social Marketing 281,506
2120 Mileage and Meals 16,000
2210 Printing - office 1,500
2250 Printing - publications 22,000
2260 Copies 1,800
2310 Dues, Sponsorships 18,525
2410 Research and Tracking 28,000
2420 Giveaways 10,000
2425 Sports Sales & Marketing 74,600
2430 Convention / meeting Sales & Marketing 25,350
2435 Event Opportunity Fund Allocation 100,000
2440 Motorcoach Group Sales & Marketing 19,470
2445 Guide By Cell 1,681
2450 Leisure Trade Shows 3,800
2465 Public Relations 37,800
2510 Postage and Mailing 20,000
2615 Tourism Celebration 13,000
2630 Community Awareness 20,400
2635 Education 20,550
2640 Legislative 3,680
2660 Database - CRM 18,250

TOTAL MARKETING EXPENSES 899,062

Operational Expenses
4110 Office Supplies 7,150
4130 Rent 33,000
4140 Office Machines 14,850
4150 Audit 7,500
4160 Insurance 5,390
4170 Software and Training 1,000
4190 Equipment / repair 6,600
4215 Professional Fees 1,100
4365 Accounting and Payroll Services 8,860

TOTAL ADMINISTRATIVE / OPERATING 85,450

Personnel Expenses
4310 Salaries 401,399
4320 Payroll Taxes 31,900
4340 Fringe Benefits 89,110

TOTAL PERSONNEL EXPENSES 522,409

Total Revenue 1,506,921
Total Expenses 1,506,921
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