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Board of Commissioners 
Meeting
August 24, 2026



9/1/2026

July 27, 2026 & August 10, 2026 

Approval of Meeting Minutes
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Nomination/Consideration of Resolution 
Electing Board Officers

9/1/2026
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• Board Chair: Jack Steadman

• Board Vice Chair: Michael Meier

• Board Secretary & Treasurer: Jon Stephens

Committee Chairs are elected by their respective Committees

Board Nominations
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Authorizing the Issuance of Bonds
Starchworks Phase 1

9/1/2026



• Phase I renovates 8, with 5 being vacant, existing and underutilized 
historic industrial buildings into a dynamic work and retail environment.

• Site work, surface parking and creating/restoring an elevated walkway 
that will reconnect former rail-supported loading-docks along the 
south side of the project site into a usable, walkable space

• At completion, this phase would create a new public-facing edge of the 
former Faultless Campus in the blighted northern West Bottoms. 

9/1/2026 Project Overview

Project Overview – Phase I



9/1/2026 Current Site

Current Site
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Project Renderings

East View
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Project Renderings

West View



9/1/2026

Project Renderings

Street View
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Project Renderings

Bird's Eye View
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Project Summary
Project Details
Investment Size: Approx. $15.8M Capex

($20M Bond Amount)

Site Acreage: Approx. 2 acres 
(11.1 acres total)

Total SF: 158,327 SF

Total Buildings 8

Planned/Proposed Uses: • Distillery and bar
• Office
• Indoor/outdoor event space
• Food and Beverage commons: coffee, 

baked goods, sandwiches.
• Brewery and sports bar.  Indoor and 

outdoor under silo and elevated deck
• Flex Space
• Parking

Project Summary
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Project Schedule
• February 2026: Development Finance application received by Port KC

• June 2026:  Developer conferred with affected taxing jurisdictions

• July 2026: Bond Inducement recommendation received from Port 
KC Development Committee

• July 2026: Bond Inducement approval from Port KC Board of Commissioners

• August 2026: Bond Authorization recommendation received from Port 
KC Development Committee

• August 2026: Seek Bond Authorization from Port KC Board of Commissioners

• Late Summer/Fall 2026: Close on Bonds, execute Development Agreement & 
Incentive Compliance Agreement

• 2026 – 2028: Construction Period 

Project Schedule
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Tax Compliance Payment Schedule

PILOT Schedule



9/1/2026

• Current Condition: Phase I is made up of 8 mostly vacant historic buildings on the 
edge of the Faultless Campus in the blighted northern West Bottoms

• Current Taxes: Site currently generates approximately $16,000 in taxes annually*

• Future Taxes: Redevelopment will generate $31,556 in the first year and a total of 
$1,672,869 in new real property taxes over the next 20 years 

• Additional Benefits:
• Creates a new public-facing edge of the former Faultless Campus in the 

blighted northern West Bottom
• Redevelops underutilized historic industrial buildings into a dynamic work 

and retail environment.
• Infrastructure and Parking Improvements included in Phase I will increase 

walkability or the current site and provide connectivity to adjacent 
developments in the West Bottoms

          *

Community & Economic Benefits

Community Benefits



9/1/2026 23Motion Summary



Authorizing the Issuance of Bonds
Hideaway Lofts

9/1/2026



9/1/2026 27

Site Location

Project Location
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Current Site



9/1/2026 30Preliminary Project Renderings

Project Renderings
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Project Specifics
Project Details

Investment Size: Approx. $15M

Site Acreage: 0.281 acres

Residential SF: 41,728 SF
Common Area SF: 18,092 SF
Stories: 5

Total Residential Units: 38 
Studio: 3
1 Bedroom: 17
2 Bedroom: 11
3 Bedroom: 7

Parking: 50 spaces
Surface Parking
1.32 spaces per unit
0.79 spaces per bed



9/1/2026 36Timeline

Project Schedule

• March 2026: Development Finance application received by Port KC

• June 2026:  Developer conferred with affected taxing jurisdictions

• July 2026: Seek bond inducement by Port KC Board of Commissioners

• August 2026: Seek bond authorization approval by Port KC Board of Commissioners

• Fall 2026: Close on Bonds and execute various bond documents

• 2026 – 2028: Construction Period

July 13 July 27 Aug 10 Aug 24



9/1/2026 37Sources & Uses

Sources & Uses

**Applicant pursuing State and Federal Historic Tax Credits as part of the equity for this project



9/1/2026 38Payment Schedule

Tax Compliance Payment Schedule



9/1/2026 39Financial Impacts

Project Returns & Impact
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Community & Economic Benefits

• Current Condition: Site is currently a vacant and underutilized historic building 

• Current Taxes: Site currently generates $25,628 per year and is projected to 

generate a total of $587,590 over the full term

• Future Taxes: Development is guaranteed to generate $44,264 in year 1, with a total 

of $1,303,652 new property taxes over the full term

• Additional Benefits:

Preservation and adaptive reuse of historic building in the River Market

Adding three-bedroom units in the greater downtown housing market
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Authorizing the Receipt of Funds for 
Administrative Expenses from the 
Missouri Highways & Transportation 
Commission

9/1/2026



Motion Summary 9/1/2026



Authorizing the Engagement with MDFB Regarding 
Funding Opportunities & Execution of Related Documents

9/1/2026
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Consenting to the Creation of the Riverfront 
Community Improvement District



Motion Summary 9/1/2026



9/1/2026

Acceptance of the FY26 Audited Financial 
Statements



©2026 CliftonLarsonAllen LLP. CLA (CliftonLarsonAllen LLP) is an independent network member of CLA Global. See CLAglobal.com/disclaimer.
Securities and investment advisory services are offered through CliftonLarsonAllen Wealth Advisors, LLC, an SEC-registered investment advisor, member FINRA/SIPC.

Audit Closing Discussion 
April 30, 2026

Port KC

1



The information herein has been provided by 
CliftonLarsonAllen LLP for general information purposes only.
The presentation and related materials, if any, do not 
implicate any client, advisory, fiduciary, or professional 
relationship between you and CliftonLarsonAllen LLP and 
neither CliftonLarsonAllen LLP nor any other person or entity
is, in connection with the presentation and/or materials,
engaged in rendering auditing, accounting, tax, legal, medical,
investment, advisory, consulting, or any other professional
service or advice. Neither the presentation nor the materials,
if any, should be considered a substitute for your
independent investigation and your sound technical business
judgment. You or your entity, if applicable, should consult
with a professional advisor familiar with your particular
factual situation for advice or service concerning any specific
matters.

CliftonLarsonAllen LLP is not licensed to practice law, nor 
does it practice law. The presentation and materials, if any, 
are for general guidance purposes and not a substitute for 
compliance obligations. The presentation and/or materials 
may not be applicable to, or suitable for, your specific 
circumstances or needs, and may require consultation with 
counsel, consultants, or advisors if any action is to be 
contemplated. You should contact your CliftonLarsonAllen 
LLP or other professional prior to taking any action based 
upon the information in the presentation or materials 
provided. CliftonLarsonAllen LLP assumes no obligation to 
inform you of any changes in laws or other factors that could
affect the information contained herein.

50

©2026 CliftonLarsonAllen LLP



51

Deliverables

Deliverables

©2026 CliftonLarsonAllen LLP

Financial Statements
• Independent Auditors’ Report
• Report on Internal Control and 

Compliance in Accordance with 
Government Auditing Standards

• Report on Compliance for Each Major 
Federal Program

Required Communications 
Letter



52

Results of Professional Services

Results of Professional Services

©2026 CliftonLarsonAllen LLP

Overall – Independent Auditors’ Report
• Unmodified audit opinions
• We do not audit or provide an opinion on the RSI
• We provide an “in relation to” opinion on the 

supplementary information
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Results of Professional Services

Results of Professional Services

©2026 CliftonLarsonAllen LLP

Overall – Single Audit Reporting
• Report on Internal Control in Accordance with Government Auditing 

Standards – no opinion on the effectiveness of IC
• One finding

• Report on compliance for each major program – unmodified opinion
• No findings

• Major Program -
• Economic Development Initiative – Community Project Funding 

($4,116,279)
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ternal Control and Compliance Matters
eported in accordance with Government Auditing Standards

Internal Control and Compliance 
Matters
Reported in accordance with Government Auditing Standards

©2026 CliftonLarsonAllen LLP

Topic Communication

Purpose • Express an opinion on the financial statements, not on the effectiveness
of internal controls.

• Our consideration of internal controls was not designed to identify all deficiencies in 
internal control that might be material weaknesses or significant deficiencies and
therefore material weaknesses or significant deficiencies may exist that were not
identified. In addition, because of inherent limitations in internal control, including
the possibility of management override of controls, misstatements due to fraud or 
error may occur and not be detected by such controls.

Material Weakness • Reasonable possibility that a material misstatement would not be prevented, or 
detected and corrected on a timely basis.

Significant Deficiency • Less severe than a material weakness, yet important enough to merit attention by
those charged with governance.

Results • Significant Deficiency
• Lack of Segregation of Duties
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Results of Professional Services

Results of Professional Services

©2026 CliftonLarsonAllen LLP

Audit Adjustments
• None

Passed Adjustments
• None

New Accounting Standards
• None



2026 2025
REVENUES $20,564,072 $24,135,868
EXPENSES $12,717,484 $20,735,121

FINANCIAL ANALYSIS
GRANTS AND CONTRIBUTIONS AND RELATED EXPENSES – IMPACT ON 
THE INCOME STATEMENT ONLY

$30,000,000

$25,000,000

$20,000,000

$15,000,000

$10,000,000

$5,000,000

$-

©2026 CliftonLarsonAllen LLP
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Grant Projects – Completed in 2026

Grant Projects – Completed in
2026

©2026 CliftonLarsonAllen LLP

• Missouri River Terminal – USDOT, MARAD/ PIDP
• KCI 29 Logistics Park Infrastructure Improvements – DED and 

ARPA
• Parson Port Terminal – MHTC
• Berkley Riverfront Artistic Streetcar Pavillion (canopy) – HUD, 

CPF and donations
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Grant Projects – Ongoing into 2027

Grant Projects – Ongoing
into 2027

©2026 CliftonLarsonAllen LLP

• Mexico City Ave extension (part of KCI 29) – local funding
• Missouri River Terminal – Port Aid, MHTC, MARAD/PIDP
• Railroad Crossing Project – ASDOT, FRA, and RCE
• Parson Port Terminal – grading and paving – MHTC and local



CPAs | CONSULTANTS | WEALTH ADVISORS
©2026 CliftonLarsonAllen LLP. CLA (CliftonLarsonAllen LLP) is an independent network member of CLA Global. See CLAglobal.com/disclaimer.
Securities and investment advisory services are offered through CliftonLarsonAllen Wealth Advisors, LLC, an SEC-registered investment advisor, member FINRA/SIPC.

Questions / Discussion

Questions / Discussion

Sandy Cook, CPA 
Signing Director

Sandy.cook@claconnect.com
217.431.4649

Justin Knorr, CPA 
Director

Justin.knorr@claconnect.com
309.557.1204

CLAconnect.com

mailto:Sandy.cook@claconnect.com
mailto:Justin.knorr@claconnect.com
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Authorizing the Issuance of Bonds
Country Club Plaza – Stabilization and 
Redevelopment

- Gillon Property Group



64Country Club Plaza 

Site Location

9/1/2026



Project Goals 

739/1/2026



Project Goals 

749/1/2026

 The Country Club Plaza has experienced a significant decline over the last several 
years. The lack of reinvestment has led to a loss in occupancy.

 To be clear, this erosion has been more than a loss of prestige, it has resulted in a 
significant loss of assessed tax valuation and therefore dollars flowing to our schools 
and all vital services.

 Since 2020 the Plaza has lost ~50% of its appraised value.
 The new owners of the Country Club Plaza are committed to stemming that loss and 

reinvesting.
 The incentive proposal before you creates a PILOT (payment in lieu of tax) schedule 

that pays the FULL equivalent of the current assessments, with annual increases 
EVERY YEAR for the term of the program. It also adds millions in additional 
payments as new buildings are added.

 This certainty allows for the developer to make needed investments that benefit all, 
while also making certain that our schools and all taxing jurisdictions are provided the 
funds they need to thrive.  



Project Goals 

759/1/2026

PILOT benefits to taxing jurisdictions (stabilizing and growth)
 Provides a stabilized base PILOT beginning in 2027 with annual escalations over 

the term and sets the revenue floor from this property for all taxing districts.  
 The annual growth in the base PILOT schedule represents a stabilized increase 

over the term to account for the period of time in which entire blocks or portions 
of blocks are decommissioned during periods of construction, without resulting in 
a decrease in the tax payments to the TJs that would otherwise result during 
periods of construction.

 The base PILOT schedule provides for more than $234.5M of fixed PILOTs over 
the term.

 Additional PILOTs are provided as new density comes online.
 Additional PILOTs are based on initially stipulated value with a growth rate of 

2% every other year. 
 These PILOTs represent an estimated additional $46.5M of revenues to the 

TJs based on the assumed timing and level of new development.
 The base PILOTs together with the additional PILOTs result in over $281.1 

million to the TJs during the respective term



Project Goals 

769/1/2026

 The current state of Country Club Plaza includes significant vacancy, aging 
buildings, unmarketable spaces, and failing public and private infrastructure

 The immediate need includes investment in all the above to prevent further 
physical deterioration leading to additional decline in property value and 
corresponding decreased tax revenues.

 Stabilization of the base program allows for certainty in budgets to address 
many of the capital-intensive issues detailed above and provides a means to 
stabilize existing businesses (many small local businesses) and attract new 
tenants to the Country Club Plaza.

 For further health and vitality of the Country Club Plaza, office, residential 
and hospitality density located on the Plaza will be vital to the long-term 
success and business attraction for the Plaza.  This ultimately sets up the 
Plaza to return to its status as a strong piece of the tax base and an asset 
every Kansas Citian can be proud of.  



Incentive Summary

789/1/2026

Total Developer Investment Maximum: $1.49 billion

Streetcar TDD:  Paid in Full based on county assessed valuations

Housing Trust Fund:  Receives $5,000 per unit constructed

Existing base taxes: Preserved and stabilized, growing by 2% annually with two 
one-time 5% increases in years 20 and 25. 

New construction: 

Office/Retail (90% 1-10; 80% 11-15; 75% 16-20; 0% 21-30)
Residential/Hotel (95% 1-10; 80% 11-15; 75% 16-20; 0% 21-30)

Sales Tax Exemption

Port Improvement Districts:  Possible in future but not currently contemplated

Timeline:  8-year window for the proposed exemption schedule on new development 



Project Specifics
Project Details

Investment Size: Approx. $1.4 Billion Capex

Site Acreage: 23.5 acres

Total Existing Leasable SF: Approx. 1M SF

Total Phased Residential Units: Approx. 824

Total Phased Commercial and 
Retail SF: 

Approx. 1.7M SF

Total Phased Hotel Rooms: Approx. 150

Phasing: 19 distinct blocks over 15 years

799/1/2026 Project Details



• 2024: Initial kick-off discussions 

• July 2024: Country Club Plaza was acquired

• 2024-2026: Developer stakeholder and community engagement 

• September 2025: City Council passed Ordinance No. 250639

• November 2025: Development Finance application received by Port KC

• November ‘25 - Aug ‘26:  Developer conferred with affected taxing jurisdictions

• May 2026: City Council passed Ordinance No. 260443 

• July 2026: Information presentation to Port KC Development Committee 

• August 2026: Seek bond inducement approval by Port KC Board of Commissioners

• Fall 2026: Seek bond authorization approval via Port KC Board of Commissioners

• 2026: Close on Bonds, execute Development Agreement & Incentive Compliance Agreement

• 2027 – 2037: Stabilization and redevelopment period 

Project Schedule (est.)

819/1/2026 Schedule

8.24.26
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46th & Walnut

Inducing the Issuance of Bonds



 Flint Residential is a local real estate development firm founded in 2024 and based 
in Prairie Village, Kansas. Flint Residential is the multi-family arm of Flint 
Development. 

 Flint Residential specializes in multi-family properties, specifically apartments in 
strong neighborhoods with unique design and amenities. 

 Multifamily investments and development expertise in the Kansas City 
metropolitan area include: 

• Leawood Village – 182 Units – Leawood, KS
• Novel Place Overland Park – 134 Units, senior living – Overland Park, KS
• Novel Place Blue Springs – 134 Units, senior living – Blue Springs, MO

 Markets: 
• Multi-family projects concentrated in Kansas City metropolitan area
• Flint Development has produced industrial projects in 25 markets across the 

United States

8/24/26 86

Background

Background

Developer Background



Developer Portfolio8/24/26 87

Flint Development’s Multi-
Family Portfolio



Project Location8/24/26 88

Project Location

Project 
Location



Current Site – NW corner of E 46th St and Walnut St8/24/26 89

Current Site



Current Site – NW corner of E 46th St and Walnut St8/24/26 90

Current Site



Preliminary Site Development Plan8/24/26 91

Preliminary Site Development Plan



Façade Renderings8/24/26 92

Preliminary Project Rendering



93Development Details8/24/26

Project Specifics
Project Details

Investment Size: Approx. $58.7M

Site Acreage: 1.36 acres

Residential SF: 143,854 SF

Common Area SF: 31,707 SF

Stories: 5

Total Residential Units: 151
1 Bedroom: 71
2 Bedroom: 65
3 Bedroom: 11
Townhomes: 4

Parking: 193 spaces
Garage Parking 
1.27 per unit
0.78 per bed



• November 2025: Development Finance application received by Port KC

• January 2026: Third-party audit of project feasibility 

• February 2026:  Developer conferred with affected taxing jurisdictions

• August 2026: Seek bond inducement by Port KC Board of Commissioners

• September 2026: Seek bond authorization approval by Port KC Board of 
Commissioners

• Fall 2026: Close on Bonds and execute various bond documents

• 2026 – 2028: Construction Period

94Timeline

Project Schedule (est.)

8/24/26

Aug 24



8/24/26 95Sources & Uses

Sources & Uses

*A 3rd party financial audit was conducted on Port KC’s underwriting of this project and concluded that this project is not 
feasible under the current market conditions without public/private partnership.



8/24/26 96Payment Schedule 

Tax Compliance Payment Schedule



8/24/26 97Financial Impacts

Project Returns & Impact



• Current Condition: Site is currently an underutilized, undeveloped vacant lot.

• Current Taxes: Site currently generates $43,031 per year and is projected to generate a 
total of $986,615 over the full term

• Future Taxes: Development is guaranteed to generate $174,567 in year 1, with a total of 
$5,621,563 new property taxes over the full term

• Affordable Housing Payment: $755,000 payment dedicated to affordable housing with 
20% paid out at closing and 80% paid out at Certificate of Occupancy 

• Additional Benefits:
• Located along the Main Street streetcar line
• Compatible development and contextually designed with adjacent 

properties 
• Infill and site improvements near the Arterie, Kansas City’s Cultural District

8/24/26 98Project Benefits

Community & Economic Benefits



8/24/26 99

$755,000 Contribution

Affordable Housing Contribution

Affordable Housing Trust Fund Impact

Affordable Units Unit Count

Units affordable to households ≤ 60% AMI Approx. 48**

**Based on the average HTF investment of $15,775 per affordable unit 

• Brings Total Committed Housing Trust Fund Contributions to $11,009,000



Motion Summary 8/24/26



9/1/2026

• IRPT Conference 9/1 - 9/3

• Monday 9/14 3pm: Development Committee Meeting 

• Friday 9/18 8:30am: Finance & Admin Committee Meeting 

• Monday 9/28 3pm: Board of Commissioners Meeting

UPCOMING MEETINGS & EVENTS



9/1/2026

Closed Session

CLOSED SESSION: A closed session may be held pursuant to Section 610.021, RSMo, subsections (1), (2), (3), (11), 
(12), (13) and/or (14), as applicable. Reference to the relevant subsection(s) warranting closure will be publicly 
identified in accordance with Section 610.022, RSMo.
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