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A - EXECUTIVE SUMMARY

October 29, 2021

Kate Gunja

Assistant City Manager
8500 Santa Fe Drive
Overland Park, KS 66212

RE: Proposal for the Redevelopment of The Overland Park Farmers” Market
Dear Ms. Gunja:

Thank you for the opportunity to present the following Proposal for the redevelopment of the O
Market, a signature, historic asset that has long been a defining feature of Downtown Overland Park.

redevelopment concept along with its core inspirations, timelines, and compre

BRES has completed numerous developments and historic renovati totaling
than $500 million in Overland Park) through creative and succe partnerships

e than $4.0 biI@cludmg more
itieS=across the United

States. BRES, a traditionally long-term owner, currently has o illion square feet of co rcial real estate under
ownership and management including 10,203 multifamily units. Our has proven exp achieving the modern-
day, highest-and-best-use of historic assets in need of rep egic capita tment. BRES has completed
multiple, creative redevelopments with an emphasi ic renovations and blic/Private Partnerships. We

envision a similar partnership here between BRES an€ Overland Park, w entities acting as co-developers
on the project. BRES is uniquely qualified to element of the re@ pment process, including engaging
the right architects, engineers, and consult est financial st working through the building design,
, obtaini the necessary entitlements (including TIF and
re through to the ﬁnlsh line. Our team would

gin working together with your team and the community to
its full potential.

Stephen J.
Principal
lock Rea

Jack Messer
Aaron M. Mesmer
Max Wasserstrom
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B - DEVELOPMENT TEAM

The team assembled by Block Real Estate Services, LLC is well suited for this project. The companies along with the
individual members of the organizations who will be directly involved in the redevelopment of the Overland Park Farmers’
Market to Clock Tower Market are detailed below and on the following pages.

CLoCcK TOWER MARKET
DEVELOPMENT TEAM

GARAGE OWNER DEVELOPER AND
AND OPERATOR BUILDING OWNER

overLanDPARK __ [E1[M[=][=J[q
——
/ ABOVE AND BEYOND. BY DESIGN. ‘ REAL ESTATE SERVICES,LLc \
FARMERS’ MARKET CONSTRUCTION ULTIFA
OPERATOR MANAGEMENT
B|L|O|C|K!|
OVERLAND PARK S
ganes &8 CONSTRUCTION MULTIFA
ABOVE AND BEYOND. BY DESIGN. S E n vl c E S Gno

A BLOCK REAL ESTATE S

BLOCK REAEES SERVICE

ENTITLEMENT AND

C) LEGAL TEAM

ARCHITECT GENERAL CONTRACTOR

To BE SELECTED To BE SELECTED

TO BE SELECTED

Roles
Block Real Estate Services, LLC

e Qversee the design and co i ver Mark@uding the market area, podium garage, four-story
parking garage, and the mix

d Use Building.
se Building to have the first right to lease parking stalls in the

d con@h of Clock Tower Market, including the market area, podium garage, and four-

the market area, podium garage, and four-story parking garage.
g the creation of the TIF and CID Districts and EDRB.
ip, management, ahd maintenance of the Farmers’ Market area (including permanent vendor stalls), podium

nd four-story parking garage.
ment of Farmers’ Market vendors and programming of events during non-market hours.
City will enter into a long-term lease for the first-floor retail component of the mixed-use building for the operation

of a year-round store selling farmers’ fresh produce and goods.

HOK
e Design of all aspects of Clock Tower Market including the market area, residential component, and parking structures.
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B - DEVELOPMENT TEAM: BRES OverLanD Park DEVELOPMENTS
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B - DEVELOPMENT TEAM: BRES Team Bios

STEPHEN J. BLOCK
PRINCIPAL

Stephen J. Block has been associated with Block Real Estate Services, LLC (BRES)
since 1974 after graduating from Carnegie-Mellon University. He is presently
Principal and department head of BRES’ Syndication Division. He has completed

square foot, $80 million Midtown Redevelopment projects located at 40th
Mill Streets, Main Street and Linwood Boulevard in Kansas Cit i i,

of retail, restaurant, hotel, apartment and office uses co
renovated single and multifamily residential propertiesar
$115 million office building at 46 Penn Centre.

Among his work in real estate investment a phen has b @
involved in the syndication of over 175 part
excess of $1.1 billion.

AARON M. MESMER, CCIM
SENIOR VICE PRESIDENT, DEVELO NT & ACGUIS&;@

lock Real Est ervices, L RES) in 2005 as

an investment sales list focused on achieving um returns for his
clients through th i or disposition of r ate assets. Since joining
BRES, Aaron h i in real estate tr Xﬁons valued at more than
$1.3 billion. A [ olved in,devalopments encompassing more

than 57 planned developm ncluding 3,100,000 square feet
,200,000 squar fb@}, f office space and 4,100 units of
enior housing de %ent.

ark develogmefits include:

, Kansas

se Community at College Boulevard and 69 Hwy
ark, Kansas

ixed-Use Community at Nall Avenue and 112th Street

MAX RSTROM, CFA
SE E PRESIDENT

Ic)s sserstrom joined Block Real Estate Services, LLC (BRES) in July of 2011
% pecializes in the development, leasing, and sales of office properties in the
p nsas City market. Recent Class A office developments he has been involved
with include Pinnacle Corporate Centre V, Nall Corporate Centre Il, The Offices
at CityPlace, and 46 Penn Centre. Max was actively involved in the development
of build-to-suit projects for Element Imaging, Liberty Urgent Care, and two
Fresenius Medical Care centers. Since joining BRES in 2011, Max has been
involved in transactions totaling over 1.5 million square feet with a value of
$250 million. He was named commercial real estate rookie of the year by the
Kansas City Regional Association of Realtors in 2013 and served as President of
the Kansas City Regional Association of Realtors in 2020.
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B - DEVELOPMENT TEAM: HOK OvERVIEW

PETER SLOAN, JR., AlA, IDA
SENIOR PRINCIPAL, DIRECTOR OF DESIGN, INTERIORS

Peter Sloan is a Senior Principal with more than 30 years of experience leveraging the built
environment to shape organizations, communities and districts. His humanistic, “inside-out”
design philosophy has been integral to not only his clients, but the organizations and noggprofits
with which he works. His approach prioritizes immersion in the intricacies of an organiza
provide long-term value and advance the client’s brand through design. This carries into Pe
approach to his work with professional organizations and non-profits, including i
Brookside Soccer Club and as past president of the Kansas City chapter of the Am
of Architects.

LYNN CARLTON, LEED AP
PRINCIPAL, REGIONAL DIRECTOR OF PLANNING

Lynn Carlton is the 2021 Chair for the Downtown Council
expert on urban design and development. She brings more
planning and design. Throughout her career, she hasghe

a shared vision.

TIM MCDONNELL, p

ice, Eric Lic:%ger has successfully executed

m 2,000 to 250,000 sq. ft. His

ging in
orporate, multi-fa 'Iy%dential, and adaptive reuse projects.
m%Q/business objectives of an organization
e and brand heritage Eric’s design acumen
ent to maximiefhg space efficiency and gaining the greatest

ifamily residential projects. In addition to design coordination and
s experience coordinating across municipalities and other agencies

ocumentation, Z
(0 move projec%bugh the public approval process. On every project he is committed to
evelopingcs) ble design strategies in support of functional requirements.
NESSA HOSTICK, AlA, LEED®AP O+M, FITWELL
USTAINABLE DESIGN SPECIALIST

Vanessa Hostick works to improve the design, planning, and construction of projects through
resource management. She works directly with healthcare clients to help guide their application
of sustainable best practices, including energy efficiency analysis, renewable energy integration,
and LEED Certification. She has worked in all phases of design, and also has experience with
existing building O&M, life cycle analysis, green policies for operations and maintenance of
buildings and campuses, and LEED Certification.
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C - DEVELOPMENT PLAN

Development Plan

BRES has worked with acclaimed architect HOK to design a mixed-use, urban gathering place highlighting and enhancing
the Overland Park Farmers’ Market into a more dynamic, community-oriented market and entertainment venue we are

plan, it is our team’s intent to design, construct, and showcase a sustainable, unique public area that pr
uses for the community.

vendors’ vehicles, but will be closed for pedestrian access during i . ur-story parking
as well as a 250-stall
podium garage below Clock Tower Market. Both garages will r's Market and, more
generally, Downtown Overland Park enhancing parking for \d 15,000 sf of active green
space will buttress the Market on the north. The desig r%ﬂe ments that not only provide a

more functional, year-round market, but that also we ons to enjoy the spa their own during daytime hours
and allows for entertainment opportunities duri

Marty Street, the developer plans to co i se Building overlooking Clock Tower Market
that will include 120 multifamily units t Farmers’ Market retail space. The permanent
Farmers’ Market retail space loca i i face Clock Tower Market. Restroom facilities for the
Farmers’ Market will be located i will be made available to the public. Resident parking
will be located under Clock To
will have a first right to | i e remainder of these parking spaces will be available for

Q&. The team feels that the additional residents and year round
at is currently taking place in Downtown Overland Park.

tion and vibra

ongly support our intended and proposed elements, and Clock Tower
Market dg?

of dlverseQ the City of Overland Park.

Proposed Parking
Garage

Existing Santa Fe Passive Entry Plaza/
Development Drive T Gathering Zone

Improved l Active Farmers' Market
Alley T Plaza & Structured Parking

@E'm Overland Park Farmers’ Market Pavilion Site | Redevelopment Proposal - 8
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JANUARY 20220
BRES Team Chosen by
City of Overland Park

OCTOBER -
DECEMBER 2022

Purchase and Financial Closing

—2021

OCTOBER 2021
RFP Submittal

2022

JANUARY -O
SEPTEMBER 2022
Due Diligence, Design and
Secure Incentive Package

Improved alley hardscape,
opportunity to create ped.
environment during
farmer's market

Existing building to remain

Creation of active green
space (+/- 15,000 SF)

Existing stormwater
area to remain

Food Truck Zone

Architectural market
canopy stru:

C - DEVELOPMENT PLAN

DECEMBER 20240

Construction Completed

Construction Starts

Passive
laza

Enclo e market stalls

()

Santa 2

2023—@)—=2024

JANUARY 2023

SEPTEMBER

Marty-Street

MARCH 2025

Grand Opening
Farmers’ Market

40
ase
nce

AUGUST 2025

<

Existing building to
remain

Improved streetscape
opportunity

Additional farmers'
market retail opportunity

Ped. Connection through
market to Santa Fe Dr.

4-Lvl parking

garage

Enhanced raised
plaza

Plaza stair access

il
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C - DEVELOPMENT PLAN
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C - DEVELOPMENT PLAN
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D - FINANCIAL CAPACITY

Project Funding

BRES has a long history of syndicating equity for billions of dollars’ worth of projects, and is excited to deploy investor capital to
complete Clock Tower Market. Additionally, our team has established and tested relationships with institutional capital firms such
as Carlyle, Nationwide, Hartford Life, family offices, pension fund advisors, REIT funds, life insurance companies and other potential
equity providers. Additionally, our firm’s established relationship with lenders across the country will provide the opportunity to seek
the most competitive options for financing.

BRES anticipates utilizing a co-developer structure with the City of Overland Park, with each party providing capital for its respec
share of the project.

Mixed Use Building

BRES would be responsible for the cost of construction of the mixed-use, residential and retail building
$46,994,318. To complete this portion of the project, BRES anticipates providing $14,098,293 of equity capital
bank financing for $32,896,023. BRES would lease the multifamily units to residents, and would enter into a long

mixed-use building would be incorporated into a larger CID and TIF District, which would direc

revenues to the City of Overland Park for the reimbursement of the garage construction. BR d residen
have the first right to lease spaces in either the Podium Garage or the Marty Garage (four; 3 of Marty ?\et ata
market rate. The Mixed Use Building would receive a sales tax exemption on construcg pment

Clock Tower Market, Podium and Marty Garage

OO

The City of Overland Park would be responsible for the cost of constr t structures and green

areas, the Podium Garage and the Marty Garage. We have estim sts of these items at $ ,364. Various sources of
capital would be available to the City, including the utilization of City funds with potential b ance proceeds. If the City
elects to issue bonds, BRES would propose that the entire p i ID and TIF ict that would allow the City of
Overland Park to receive a reimbursement of its costs thro, itional sales tax withi D District and a share of property
tax revenues from the Mixed Use Building. We have inclt tial revenue strea %IS that includes only revenues from
the Project. Because the City is providing public parlki : the Podium and arages we would propose that the City
could also create a CID District that extends beyo of the Project. By so, the City could recapture a 1% additional

a,%The City would collect parking rental revenue for
both monthly and transient parking in both th i \@u ould reimburse the City for its costs. Commercial
Tenants and Residents of the Mixed Us irst rlgh ea¥e spaces on a monthly basis in the Podium and Marty
Garages at the then-prevailing gara

We are glad to discuss possible in
Program, Clock Tower Mark
Park.

s and beheve@%ch the right Development Team and Community Incentive
ut to be@é Farmers’ Market and signature asset for the City of Overland

, the vibrant retail and residential community will house many businesses
a catalystf itional economic growth in Downtown Overland Park. The direct economic
on the surroundin nces and businesses will lead to a noteworthy increase in the taxable basis
of propertj 3. in turn, will le r@ven more activity, public and private investment, other local growth that will be
realized bythe community. Q

OWNER AN%KRATOR DEVELOPER AND BUILDING OWNER

BILO/CIK

REAL ESTATE SERVICES,LLc

FEE SIMPLE
OWNERSHIP

Upon completion of
and 120 multifamily

ABOVE Al W BY DESIGN.

SIMPLE

OWNERSHIP
SE
4-STORY CLOCK TOWER Pobium PARKING LEASE APARTMENT AND
GARAGE MARKET GARAGE RETAIL BUILDING
REIMBURSEMENT - - TIF PROPERTY TAX
OF GARAGE COSTS CID SALES TaX
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Developer Sources and Uses

Developer Sources of Capital

D - FINANCIAL CAPACITY

Debt

Equity Provided By BRES

70%

30%

Developer Uses of Capital

CATEGORY
LAND SF 85,353 SF
ACRES 1.96 acre
RSF 135,00
ACQUISITION COSTS:
Land Purchase: \ $0
HARD COSTS:
§~
Shell Construction - Multifamily & Retail C)O $34,400,000
SUBTOTAL CONST ON & LAND COSTS $34,400,000
RSF 135,000~} $254.81
SOFT COSTS: ,(\
N
Land Closing Costs é} $100,000
Construction Consultants @ / $250,000
Architechtural % $1,200,000
Civil Engineering $350,000
Interior Design $150,000
FF&E $700,000
Other (Consultants, Certificati $655,000
Legal $300,000
Bond Issuance Fee Waived
$450,000
$250,000
$2,350,000
5.00% of Total Project Costs $2,349,716
$200,000
onstruction Contingency 7.00% of Total Project Costs $3,289,602
SUB-TOTAL PROJECTED COSTS $46,994,318
SUB-TOTAL PROJECTED COSTS PER TOTAL RENTABLE BUILDING SF RSF| 135,000 SF $238.48

REAL ESTATE SERVICES,LLc
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City of Overland Park Sources and Uses

City of Overland Park Sources of Capital

D - FINANCIAL CAPACITY

Previously Allocated City Farmers' Market Funds $5,400,000
Newly Allocated City Funds and/or City Bond Issuance Proceeds $19,8 4
City of Overland Park Uses of Capital
Clock Tower Market
CATEGORY City of Overlan ojected Cos
LAND SF 107, F
ACRES 48 acres
BLDG GSF 0 SF
ACQUISITION COSTS:
Land Purchase: K<
HARD COSTS: A
X\
Clock Tower Market 0,000
Parking (Single Story Parking Garage & Podium Garage) @ 7,500,000
Parking (4-Story Garage East-Side of Marty Street) O $6,250,000
f
SUBTOTAL CONSTRU & LAND COSTS \J $19,750,000
SOFT COSTS: ‘é
O
Land Closing Costs &\ $60,000
Construction Consultants ( $150,000
Architechtural @ $720,000
Civil Engineering Q>/ $210,000
Interior Design % $90,000
FF&E (Overhead Doors, Pay Stations, Etc.) Q K $420,000
Other (Consultants, Certifications, Fees, Etc.) Q $500,000
Legal @ $180,000
Bond Issuance Fee Q Waived
BMG Start-Up Fees / Marketing @E $0
@ S0
@ s0
% of Total Project Costs $1,263,068
$150,000
7.00% of Total Project Costs $1,768,295
$25,261,364

REAL ESTATE SERVICES,LLc
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City of Overland Park Sources of Income Analysis

D - FINANCIAL CAPACITY

Anticipated Garage Revenues

Podium Garage

Monthly Residential/Commercial Parking

Transient Parking

Marty Garage

Monthly Residential/Commercial Parking

Transient Parking

CID Revenue**
Revenue From Farmers' Market Sales

Revenue From Additional Properties in Downtown OP*

TIF Revenue**

150.00
100.00

100.00
150.00

$3,000,000
8D

Spaces
Spaces

Spaces
Spaces

Annual Sales
Annual Sales

See Analysis Below - Year 1

125.00 /Month
10.00 /Day

100.00 /Month
8.00 /Day

1.0% Sales Tax
1.0% Sales Tax

TOTAL ANTICIPATED ANNUAL CITY REVENUES

*|f the City elects to incorporate additional businesses beyond the project boundaries, this will add revenue.

**Note: The duration of the CID and TIF Revenues is limited to 23 years whereas other revenues are anticipated to occur in perpetuity.

Annual Revenue

TIF ANALYSIS ASSUMPTIONS:

Annual Tax Per Unit
Units Proposed for Clock Tower Market

Year 1 Taxes Projected for Clock Tower Market

Tax Inflation %
City's Share of Annual Tax = TIF Revenue

TIF ANNUAL REVENUE SCHEDULE:

Annual

Year 1 $189,000
Year2 $194,670
Year 3 $200,510
Year 4 $206,525
Year 5 $212,721
Year 6 $219,103
Year 7 $225,676
Year 8 $309,928 $232,446
Year 9 $319,226 $239,420
Year 10 $328,803 \ $246,602
Year 11 $338,667 & $254,000
Year 12 $348,827(" $261,620
Year 13 .) $269,469
Year 14 $277,553
Year 15 $3 $285,879
Year 16 Yi?, 08 $294,456
Year 17 4,386 $303,290
Year 18 416,518 $312,388
Year 19 $429,013 $321,760
Year 20 $441,884 $331,413
Year 21 $455,140 $341,355
Year 22 $468,794 $351,596
Year 23 $482,858 $362,144
TOTALS $8,178,127 $6,133,595

REAL ESTATE SERVICES,LLc
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CLOCK TOWER

M A R K E T

\

BlL[O/C K

REAL ESTATE SERVICES, LY

amesmer llc.com

Max Wasserstrom, CFA
Senior Vice President
816.412.8428
mwasserstrom@blockllc.com

4622 PennsyLvaNia AveNuE, SuiTe 700
Kansas City, Missourl 64112
816.756.1400 | BLockLLC.com






