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In attendance were Chris Byrd, Steve Gilliland, Karen Wagoner, Shelie Daniel, Pat Daniels, Matt Jarrett, 
Bruce Cramer, Moira Holland, Randy Gorton, Brian Nowotny, Matt Eblen, Travis Kiefer, Councilman Ed 
Ford, Gene Hanson, Kelley Martin, Tim Dougherty, Jeff Elsea, Brenner Holland, Pete Fullerton, Morgan 
Bell and Diane Jones. 
 
Welcome & Introductions 
Chris Byrd welcomed the team and each person introduced himself. 
 
Nashua Area Plan Update and KCI Area Plan Review – Kyle Elliott 
Kyle Elliott explained that the City of Kansas City is dealing with 18 area plans. The Gashland/Nashua 
Plan went through Planning and Zoning yesterday. The KCI Area Plan was adopted in 2009; it covers 54 
square miles. The 1st and 2nd Creek Watersheds are in these area plans.  
 
There will be a large use of office and industrial along the I-29 corridor. In the Gashland/Nashua Plan 
they made the commercial nodes around intersections much larger. A large component of 1st and 2nd 
Creek is zoned residential. Chris Byrd interjected that 96th and 108th Street uses changed but they are 
just outside of the watersheds. Tim Dougherty asked how many acres are in the watersheds; he was told 
there are 15,000 acres.  
 
Pete Fullerton asked if the next step is to overlay the topography and the Master Street Plan. Kyle 
replied that they have looked at it, but they used the old Master Street Plan when doing so. Kyle showed 
an illustration that pinpointed the lack of infrastructure in the area.  
 
Chris Byrd commented about Tiffany Springs Parkway from the new bridge to Platte Purchase – in the 
original plans, they grading was in the contract but there was no money for it. Since bids came in under 
budget they went back to MARC to see if they can get it funded. It looks promising.  

 
About $322 million will be needed for roads and $109 million for parks. Tim asked if the money is in the 
bank. Kyle didn’t know. Chris replied that the money for the interchanges is in the bank. Work is being 
done on 96th Street now. The improvement will eventually go from North Oak to 100th Street. 
Councilman Ford said everything is signed for the sewers. Chris said there is some money that is 
committed but has not been received; however they are all in agreement about what will be done. 
 
Pat said the thrust in planning has been for neighborhoods, but this plan seems to contrast with that. 
Kyle told him the stream buffers punch holes in the plan, which is one reason there is so much 
residential and the commercial is clustered. Pete agreed that when you look at the acreage needed for 
the roads, schools and parks, the available area begins to shrink. He thinks over the next 20 years the 
houses that will be built will be very different from the houses that have previously been built. Chris 
pointed out that the KCI Area Plan shows a conservation area, it was recommended that they use the 
cluster concept for housing.  

 
Pat said it seems to him that it’s harder and harder to predict; we are going through some massive 
changes. He thinks the conservation concept is a good idea. He hopes there is flexibility built into the 
area plans. He asked if retail components are built into the residential areas. He was told some of the 
areas are planned for mixed use. Kyle said even in the industrial areas, some of them allow for a 
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residential component. Pat asked if this plan will replace the northland map set. Kyle replied they have 
restructured the city departments and the GIS people are now serving all the city departments.  

 
Brenner Holland said these plans have places like Barry Town, in some ways these were ahead of 
rooftops, the new residential will help to support these retail centers. 

 
Chris said the area plans say that residential areas must be walkable to mixed use. He feels it’s 
impossible, because the mixed use is so far away from the residential. He said a lot of funding solutions 
require a sales tax component. Looking at the map, there aren’t really a lot of places to TIF, the areas are 
very small. He thinks we need to deal with these places in the best way possible. We need to find some 
ways to add more revenue generation. Pete said the rooftops will support existing retail and he 
mentioned a CID. 

 
Councilman Ed Ford told team members when he was first assigned to planning and zoning he was told 
that Kansas City didn’t have a lot of large developers; there were a lot of smaller developers, which was 
why an area plan was needed. In 1st and 2nd Creek we have two significant developers. He said there will 
always be a clash between the market and the area plan. In the past when this happened they have 
changed the area plan. 
 
Because the housing market has crashed and hasn’t come back and we don’t know what the future will 
be, a lot of people are saying that the large executive homes aren’t sustainable and that we need 
workforce housing.  Tim asked if Hunt Midwest has already planned their development. Brenner Holland 
told him it’s already been platted. Chris said it’s at 100th Street and (what will be) Tiffany Springs 
Parkway. The stretch from 108th to 100th Streets is on the list for improvement, but it’s not funded. The 
new development will begin on the east side and move west.  

 
Jeff Elsea noted something that has worked in Parkville and Weston is retail on the ground floor and 
residential on the 2nd floor. Kyle said that’s how they designed a lot of areas; that’s what they’d like to 
see.  

 
Pete asked Kyle if it would be valuable for this group to look at what revenues are generated by 
development; what is generated by each house. That could help determine what kind of “catch” 
mechanism to use.  Chris said when they were working on the annexation of Tim Dougherty’s land, they 
did some analysis. That might give us a general concept of what could be generated.  

 
Kelley Martin asked what the park tax is and he was told its ½ cent. He has heard that there may be an 
attempt to carve out some of that for public safety. Chris Byrd said there is discussion about funding for 
public safety, which consumes a large part of the county’s budget. They have talked about re-doing a 
sales tax, or possibly the roads tax. Those are discussions that we should be involved in. Chris thinks it is 
important to continue to have a roads tax. Traditionally, Platte County has built roads in a cost-share 
with Kansas City. Chris would hate to see that flexibility go away if we lost the roads tax. Kelley thinks 
this should be one of our top priorities. Brian Nowotny said they’re just now getting starting. Brian said 
the use tax is tied to the sales tax – if the sales tax goes down, then the use tax will be down. Chris 
thought that would be an issue for the Public Policy Team.  

 
Jeff Elsea would like to see an evaluation of what Platte County gets done in comparison to surrounding 
counties. 
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In attendance were Steve Gilliland, Gene Hanson, Matt Huls, Ed Ford, Shelie Daniel, Matt Jarrett, Jade 
Liska, Pat Dillon, Matt Eblen, Randy Gorton, Jeff Elsea, Bruce Cramer, Brian Nowotny, Brenner Holland, 
Pat Daniels, Tim Dougherty, Mike Brewer, Ed Bradley, Brett Daffron, Kathy Dusenbery, Jabbar Wesley. 
 
Welcome & Introductions 
Pete Fullerton called the meeting to order.  
 
Pete told the group the KCI Area Development team now has around 60 people involved. He then asked 
the group to take notice of anyone who needs added to the Group Membership list.  
 
Pete provided the team with an updated 1st and 2nd Creek Summary. He said he wanted to put together 
a summary of what the issues are and what we should be doing to prepare for the future. As a takeoff 
from the NRCC meeting the other day, he said he wanted to take a look at the significant growth that’s 
happened in the Shoal Creek area. Pete then asked a couple individuals what happened in Shoal Creek 
and what are the lessons learned. He wants to know what was done right, what needs to be done 
differently and to hear from the developers, City, School, etc standpoints.  
 
Shoal Creek Development – Lessons Learned 
Ed Bradley, who represented the Northland Regional Chamber of Commerce for the Shoal Creek TIF, 
introduced the Shoal Creek Advisory Board. The TIF started in 1994 to build Shoal Creek Parkway within 
the I-35, Highway 291 and 435 triangle. The TIF came about because Walmart was leaving Liberty to go 
to Kansas City.  
 
Ed went on to explain that in 1998/99, highway 152 was completed across Clay County. The TIF began 
with a bond issue that lasted 8 years then became a pay-as-you-go project. Ed told the group that there 
were five businesses in the TIF area when the project was started and now there are 135 businesses and 
the area is generating about $5 million a year to the TIF. Key things learned through the years:  mainly 
private land owners/developers do infrastructure and it’s easiest to dedicate one person to the project. 
That way, it’s easy to get the right-of-ways done and it’s easy to deal with people who know what’s 
going on in the area.  
 
Mr. Bradley then told the group that it’s all about commercial and residential growth. Highway 291 had 
development in place. As road building started, connectivity led to more single-family housing. The first 
project in 1998 was single-family units. In 2004, the growth was up to 4,600 with 6,300 in 2008. Today 
7,600 single-family units have been built in the Liberty School district. The roads have created a lot of 
housing which has led to a lot of kids.  
 
Ed told the group that the TIF success is tracked through the Liberty School District. Mike Brewer with 
the Liberty School District said 5,000 of 11,300 students live in Kansas City. He said the busses make 108 
trips across I-35 every day and the community sees their tax dollars driving down the interstate every 
day. With a 43-cent lease revenue bond issue, Liberty has the second highest tax levy in the metro. 
There are so many kids coming, but the homes don’t generate enough assessed valuation as businesses. 
Mike Brewer said, with rapid growth there is tension on the east side and sometimes it gets less than 
positive. He told the group that three board members and the Mayor were very against passing the levy. 
Of the three board members against it, two of them actively campaigned against the tax levy increase. 



Mike said the east side hasn’t seen any growth; it’s stable but not growing. There has been rapid growth 
on the west side. The levy failed and Liberty is regrouping. The need to build schools is extreme. Lesson 
learned:  If there is development going in around surrounding towns, bring the key players in and 
recognize the pressure put on the school system.  Mike Brewer said the Shoal Creek TIF generates $7 
million a year to the school district but that money doesn’t build schools, it just pays the operations cost. 
He then asked, “How do we find a way to pay for the construction?” Many schools are at, or over 
capacity. 
 
Tim Dougherty asked how many schools have been built. Mike Brewer replied four elementary schools 
and one high school have been built. Tim asked what the projections are for 1st and 2nd Creek and Pete 
Fullerton responded about four times that. Tim asked how many schools. Pete said four elementary 
schools feed two middle schools which feed one high school. 
 
Commissioner Kathy Dusenbery would like to see meetings setup with legislators and superintendents 
to sit down and talk about bonding. She said the only way to get things done is to sit down with 
legislators in Platte and Clay and discuss these issues. Ed Bradley said this will be done through the 
Platte County EDC Legislative Committee. Pete Fullerton told the group that no presentations to State 
Legislators about 1st and 2nd Creek have been done.  
 
Kathy Dusenbery mentioned the battle between the old and new community.  Ed Bradley said Mike 
mentioned new schools and what Liberty is trying to do now that wasn’t done before is roads. He told 
the group that they are building 108th Street to Kelly Brooke for safety, 108th to the other side of 435 
Highway for Staley and Liberty needs help at 104th Street. He said the school needs to tell us how far out 
they anticipate school growth and where. 
 
Ed Ford asked if the $7 million was providing for operations for the 5,000 students but not for the 
construction. Mike Brewer said yes, the west side is self-sustaining. He said he needs elementary 11 and 
phase 3 of Liberty North to finish the phase out.  
 
Jade Liska said out of all the TIFs in Liberty, the one which gives back is Shoal Creek. Mike Brewer said 
that some say the Shoal Creek TIF puts pressure on the district because it puts in roads that are 
conducive to residential growth. The triangle puts in roads to lead to businesses. Brenner Holland 
responded that growth wouldn’t happen without growth on the other side. 
 
Brett Daffron asked what percent of occupied buildings are under debt. Mike responded that most east 
side schools are paid off. There have been 21 building projects in last 12 years, either new or on existing 
facilities, because of large growth.  
 
Pete Fullerton asked how many acres are in the Shoal Creek TIF. He told the group that we need to 
consider that in the Shoal Creek TIF you have $7 or 8 million in property tax on retail growth that we 
already capture in the KCI Corridor TIF. Acreage is important because both Gashland and KCI are heavy 
residential areas and we need to look at the multiple of the commercial tax base. He said that he is 
worried in 1st and 2nd Creek we will not have enough Commercial Tax base to pay for the buildings. He 
said we need to look at Shoal Creek acreage and compare to it 1st and 2nd Creek. 
 
Jade said they’ll look at commercial verses residential in the Shoal Creek area. He asked if there is 
enough commercial zoning in the land use area to stabilize the residential. He said we have commercial 
in the Shoal Creek area; it’s just not built out yet. We have commercial, it’s just not there. Pete said 



that’s true, we need to know what the developed commercial actually could be. Jade said the Shoal 
Creek TIF and KCI TIF are opposite: Shoal Creek built roads for residential and the rooftops are 
outgrowing commercial. In KCI, we have the commercial but we need the rooftops.  
 
Ed Bradley said Liberty had not been at the table for several years and once they got engaged, they now 
have come to the Shoal Creek TIF Committee, who agreed to put $1.8 million into Flat Hawk, they’re 
working with Liberty and the schools to alleviate the traffic they caused. Ed said it’s important to talk 
about the Mormon Church. He said the new temple will open this year, generating 100,000 people a 
year either going to, or living around the church. He said it’s going to be heavy traffic and will generate a 
lot of opportunity for retail sales. Ed told the group that no one can grasp how strong that church is. He 
then went on to say that they spent $250,000 in landscaping in front of their church. Pleasant Valley 
Road was just a two-lane road and no funds were approved for roads. The Chamber got Councilperson 
Hermann involved and agreed to fund the road. They borrowed $4 million from the city for a two to 
three-year period.  
 
Steve Gilliland said the most fortunate thing when it comes to TIF is working with the developer to 
complete the projects. The developer in this case was the church, having the funds to front the money 
to build the improvements. Ed mentioned projects that weren’t as successful almost every time it was 
due to funds being available to developer. He said that they were fortunate on the Shoal Creek side that 
the funds were available. 
 
Ed Bradley said until 2010, the Shoal Creek was a pay-as-you-go TIF. He told the group that this was 
smart because they didn’t try to outguess what will be needed in 10 years. It was only until 2010 and 
they bonded $28 million to fund several projects. Those bonds will be paid off in eight years. He said it’s 
a good time for cheap construction.  
 
Ed Bradley said the other thing to keep in mind is utilities. When driving down 76th Street, now there are 
new sidewalks, it’s two-lanes now but eventually it will go to four and utility poles will eventually need 
to be moved.  
 
Brenner Holland said that generally developers in Shoal Creek have been willing to donate the right-of-
ways. He said most of them can see long-term how important these improvements are to the future. It’s 
a lot of upfront cost but over time you’re getting most of that back in value. About 80% of the 
developers in the Shoal Creek area understand that giving up right-of-ways, over time will benefit them 
and their families. Brenner said the biggest issue is the water lines. He said no one has addressed in 
Shoal Creek the water line issue like they have for 1st and 2nd Creek. Dealing with moving the rock now is 
better than later. Getting everyone at the table is most important. 
 
Steve Gilliland said vision and forward planning are the most important things. The utilities are so 
expensive to put underground. Its cost-prohibitive to go back and adjust or lower. If they’re 
underground that’s where they’re going to be. Also, Flintlock and Highway 152 was full of overhead 
lines. To move those underground was $1.1 million. It’s a huge investment. Right now, the utility 
company is just sitting back and waiting to see what needs to be done.  
 
Pete Fullerton said there are three top things in Shoal Creek that we need to replicate and three that we 
need to learn from Shoal Creek and do differently. Infrastructure is only roads, we spend so much time 
there, but there are other players.  
 



Ed Ford said the top has to be capturing tax revenue. If the TIF wasn’t in place we’d be fighting to get 
the infrastructure. Pete said that was a good point and asked if we need a public/private advisory 
committee to manage this. 
 
Tim Dougherty asked if spring of 2012 is the timeline for roads. Pete asked for 108th/96th Street updates.  
Brian Nowotny said the sewers should be done by end of 2014. Pete asked if we need to do a 1st and 2nd 
Creek presentation to the Platte City Chamber of Commerce.  
 
Mike Brewer said this is time to be thinking about these issues and building these partnerships. 
 
Ed Ford said one thing not covered is how many amendments we’ve had to the TIF district. We’ve been 
flexible. We need flexibility. The Shoal Creek TIF started out as Hunt Midwest getting into residential, 
buying land from the church, and then the church deciding they also wanted to be developers. Here we 
don’t have a large number of property owners. He said he thinks we’ll see a lot more competition 
between property owners and developers as to which goes first. 
 
Ed Bradley told the group we will lose the Wal-Mart revenue after 2017. We need to spend that money 
while we have it. 
 
 
Future: 

 Development Update: Hunt presentation? MD Management presentation?  

 Brenner Holland said Lutjen has active plans and it would be good to look at those as well. 

 Ed Bradley said we need to keep our eyes on churches in the area and remember that those are 
traffic generators. 

 Ed Ford said the city is starting to discuss a new energy code that will impact the cost and type 
of housing as well as a development code with energy in mind - two areas of discussion for 
home builders.  
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In attendance were Jim Harpool, Chris Byrd, Tim Dougherty, Kelley Martin, Councilman Ed Ford, Jeff 

Elsea, Matt Jarrett, Robert Bromberg, Matt Eblen, Aaron Schmidt, Kyle Elliott, Richard Allen, Ed Bradley, 

Gene Hanson, Greg Martinette, Commissioner Kathy Dusenbery, Jim Hampton, Wes Minder, Pete 

Fullerton and Diane Jones. 

 

Chris Byrd welcomed the team and each person introduced himself. 

 

1st & 2nd Creek Development Updates 

Update from MD Management – Jim Harpool 

 Jim displayed an aerial of Platte County with MD Management controlled properties highlighted. 

 He explained that they will build a new Price Chopper at N. Oak Trafficway and Barry Road and 

then the old one will be partially torn down to allow for some smaller retail shops. 

 The Metro North Mall property is in litigation. All the large retailers owned their own buildings 

there. Jim told board members that Macy’s is committed to staying with the project.  

 MD Management will be tearing down the old theater.  

 They will be opening around 60 lots in Fountain Hills.  

 The Bittersweet property is mostly residential; they think it will be ready for development when 

the sewers come online.  

 MD Management is planning property south of Barry Road.  

 The property at Barry Road & Green Hills Road is under contract.  

 MD Management is working on Tiffany Springs North across from Target and JC Penny (at 

Tiffany Springs Market Center). They also have some ground east of Highway I-29 and they are 

deciding what to do with it.  

 They’ve developed a Barry Road Corridor revitalization plan for a 2.4-mile stretch of Barry Road 

and they want to do a CID in that area.  

 

The other project MD Management has been working on is 1st and 2nd Creek sewers. The pump station 

has been at capacity for a long time. There are about 15,000 acres in the 1st and 2nd Creek Watersheds. 

Hunt Midwest and MD Management are going to manage the sewer project. Hunt Midwest will do 1st 

Creek and a couple of lines in 2ndCreek; MD Management will build the rest of the lines in 2nd Creek. 

Their goal is to complete the first phase sewers by October 2013.  

 

Update from Hunt Midwest - Aaron Schmidt  

Aaron told team members in the 90’s Hunt Midwest had no investment in Platte County. Since then 

there has been a lot of public investment – PIAC funds went to the Northland, the Parks Sales Tax was 

passed, as well as the Road Sales Tax and the TIFs. Hunt Midwest followed the infrastructure and now 

has significant projects in Platte County. Aaron said this is what happens when public funds are invested 

in a community - private investment follows.  
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Jim Harpool pointed out the Highway 169 interchanges and Tiffany Springs Parkway interchange road 

projects and told team members that Menards has committed to build a new store at Green Hills Road.  

 

Tim Dougherty asked whether most MD Management land is on the Platte County side. Jim replied that 

it’s about half and half. He feels doing something with Metro North will stabilize the neighborhoods to 

the south. Tim asked if Metro North will be enclosed. Jim replied that they will tear down everything 

east of Macy’s and reconstruct a one-story enclosed mall. It will be a little smaller. Chris asked if there 

will be any mixed use. There are 108 acres on the site, Jim said there will be 20-30 acres of residential 

and possibly some mixed use, they’ve also been talking to a group who may do an educational 

component. 

 

Kelley asked if the KCI TIF is extended again to bring in the Menards site, whether there is a need to 

bring in any land that they own south of Highway 152. Pete thinks so. Jim thinks that all four corners at 

Green Hills Road/Barry Road are zoned commercial. Pete noted that Barry Town is already a TIF. Kelley 

thinks it is imperative that we get the Menards site into the TIF. He asked if there are any additional 

properties north of Highway 152, east of Menards. Jim replied that there is no commercial until you 

reach Fountain Hills, and that is already in a TIF. Commissioner Kathy Dusenbery asked, “What about 

future plans?” Chris said that is a long way off but there is a push at Highway 291/N. Congress. 

Commissioner Dusenbery’s concern is that we do it all at once, but she asked if there are there any time 

limitations on Menards. Kelley told her there are some time limitations. Menards wants to open next 

year. Ed Bradley said when you put it in (a TIF), the clock starts running. He cautioned not to get too far 

ahead. Chris said the other commercial sites in 1st and 2nd Creek that will be available and are coming on 

line are in Clay County. He said road improvements can be done outside of the district if they will 

improve traffic to the district. Pete recalled that the TIF statute has different bookmarks, each one of 

which had a 23-year cycle but after 10 years, they are all activated and the clock starts running. Ed Ford 

thought it might be smart to pick up all four corners (at Green Hills and Highway 152), because politics 

can change. Pete wondered if it should be all four corners at Highway 152 and all four at Barry/Green 

Hills Road.  

 

Kelley asked about Trammell Crow and the KCI Intermodal Business Center. Pete didn’t think there is 

another project lined up but there have been some lookers.  

 

Councilman Ed Ford told team members to write down the following - Lynn Horsley 234-4317. She will 

be writing an article and he thought it would be a good idea for a couple of people to call her and let her 

know how important this is. 

 

Update on KCI Development – Chris Byrd 

Chris told team members that there was a change in the way bonus value rent was calculated a few 

years ago – the team was involved in that issue. There has been a recent effort led by Mr. Karbank to 
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have that appealed and revised at the state level. A bill was sponsored by Senator Kraus to change it. 

Chris feels it probably won’t go anywhere now that it has been explained to the Senator. 

 

The city will get involved in the issue of an airport authority. The option exists now for St. Louis but not 

for Kansas City. The PCEDC may become very involved in this issue. Troy Schulte has signed off on it but 

it hasn’t been discussed much. Chris said the mayor is behind it now. Chris reminded team members 

that the airport is an enterprise fund and that means that the money it makes stays on the airport. The 

city gets some money because they bill for fire protection, etc., which will probably remain the same. 

There could be a large influx of money to the city for the sale of the assets to the airport authority.  

 

Councilman Ford is going to attend a presentation that is HBA sponsored at 9:00 a.m. today at Union 

Station. 

 

Groundbreaking on the new Highway 169 interchanges - March 12th at 10:00. 
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In attendance were Chris Byrd, Pete Fullerton, Jabbar Wesley, Commissioner Jason Brown, 

Commissioner Kathy Dusenbery, Jim Burchett, Jim Hampton, Ed Bradley, Dennis Fisher, Gene Hanson, 

Jeff Elsea, Brian Nowotny, Kyle Elliott, Sheila Tracy, Tim Kristl, Dave Mecklenburg, Darren Hennon, Pat 

Daniels, Randy Gorton, Matt Jarrett, Greg Martinette, John Engelmann, Lisa Minardi, Shelie Daniel, 

Robert Bromberg, Steve Gilliland, Min Gao, Cap Fergen, Jason Swan, Morgan Bell and Diane Jones. 

 

Chris Byrd welcomed the team and each person introduced himself. 

 

1st & 2nd Creek Utility Development Presentation/Discussion 

Jabbar Wesley from Missouri Gas Energy Economic Development - showed a PowerPoint presentation. 

MGE is a local distribution company regulated by the Missouri Public Service Commission. The company 

has several websites accessible to customers: 

www.Sug.com  

www.missourigasenergy.com  

www.betterheatingnow.com  

 

MGE has five mains around the edges of the 1st and 2nd Creek area. They don’t build out speculatively, so 

the interior of the watersheds has not been built out. Chris Byrd confirmed with Mr. Wesley that they 

have mains covering the area that will be built out first.  Pete Fullerton asked about the load per size of 

main. Mr. Wesley told him it would depend on the buildings. Pat Daniels asked if MGE is positioned to 

handle the growth. Mr. Wesley replied that they are prepared but they won’t build until the 

development comes.  

 

MGE will answer questions about their system and seek solutions to meet specific needs.  Developers 

can help by providing a final site plan, list of Equipment name and phone numbers for contacts. New 

business forms are available on www.missourigasenergy.com under the “Business” tab.  

 

MGE charges a fixed rate structure for residential use.  They don’t make any money on the gas itself; 

they charge a pass-through fee.  

 

KCP&L – John Engelmann told team members that KCP&L has been monitoring the progress in the 

watersheds and has spoken to Lutjen.  He introduced Cap Fergen – Central Design, Jason Swan – design 

and Ming Gao – Engineer. Mr. Fergen said KCP&L is constantly looking at their service area. 

 

Mr. Gao showed a map of transmission lines. The substations are located at/near: Staley Road, Tiffany 

Springs Road, Ferrelview and Barry Road. KCI has a dedicated substation. Ferrelview distributes at a 

higher voltage, which enables them to carry the energy further, which is useful for rural areas. Smithville 

has a substation with limited capacity, but it could be expanded. Mr. Fergen told team members that 

Ming Gao is a planning engineer and looks ahead five years. 

http://www.sug.com/
http://www.missourigasenergy.com/
http://www.betterheatingnow.com/
http://www.missourigasenergy.com/


Platte County EDC KCI Area Development Action Team 
April  5, 2012 

 
 

 

Chris asked about capacity. He was told that the Staley Road substation serves the area from south of 

Highway 152 to north of Highway 435. It has capacity left and could also be expanded. Chris told him the 

two residential plans that have been submitted are at Platte Purchase/108th Street and coming south 

toward Highway 152. Mr. Fergen replied that there is a line at 108th and another on 96th Street.  He feels 

they have ample capacity in the watershed area for the next five –ten years. There is a transmission hub 

at Nashua; KCP&L already owns land there and plans to put a substation in eventually. 

 

KCP&L is limited as to the number of lines they can run on each pole. As the area grows they will have to 

look at building a new transmission corridor. Jim Hampton was concerned that they may need to 

upgrade their transmission lines to a substation. Mr. Fergen told him that is correct. Mr. Gao said 

typically there is no challenge on the transmission side, it’s the distribution. Commercial use may require 

3-phase lines. They already have quite a few of them and they can upgrade. 

 

Pat Daniels asked if they are interfacing with Google. Mr. Swan told him there are currently discussions 

between KCP&L & Google. Mr. Fergen said there is an entire team working on it. Kathy Dusenbery asked 

if the KCP&L/Google team could come speak to this group. They could, but John Engelmann explained 

that it is Google driven. KCP&L is simply allowing Google to attach to their lines.  

 

Tim Kristl asked if they are working with the schools. Mr. Engelmann replied that they get contacted by 

the school districts on a regular basis. 

 

Pat Daniels asked if there is a long-term plan to put everything underground. Mr. Fergen told him the 

issue is the cost, and who will pay for it. He doesn’t think there is a long-term plan to put it 

underground.  

 

AT&T–Jim Burchett told the team that the AT&T area is fed out of Parkville or Nashua. Any new 

development will be fiber-fed. There won’t be any distance limitations. The wire center boundary ends 

north of 108th street. There is a stretch by Ferrelview that AT&T doesn’t serve; it’s served by 

CenturyLink. AT&T has feeder cables and distribution systems. All they need is notification and site 

plans.  

 

Schools Update 

Chris Byrd told team members that Platte County R-3 District’s bond levy ballot issue failed. The district 

had been planning to build a new school.  

 

Next meeting – May 3rd 

 

The meeting adjourned. 
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In attendance were Jim Hampton, Dennis Fisher, Brenner Holland, Brian Nowotny, Mike Reik, Ed 

Bradley, Sabin Yanez, Matt Eblen, Gene Henson, Tim Kristl, matt Huls, Jeff Elsea, Kyle Elliott, Ed Ford, 

Jabbar Wesley, Kathy Dusenbery, Bob Bromberg, Mike Chambers, Pat Daniels, Morgan Bell and Diane 

Jones. 

 

Welcome & Introductions 

Ed Bradley welcomed the team and each person introduced himself. 

 

1st and 2nd Creek Stream Setbacks Discussion 

Kyle Elliott, from Kansas City Planning and Development, gave a presentation on stream setbacks in the 

1st and 2nd Creek watersheds. 

 Kyle explained that the stream setbacks passed in 2008 and became effective in 2009. The purpose was 

to save stream banks and improve water quality. 

 Stream Buffer – a vegetated area that exists or is established to protect and stabilize a stream 

system, lake, or reservoir.  

 Setback – regulation that establishes stream buffers and defines allowed and prohibited uses. 

 Unique to each stream corridor, topography, stream buffer, floodplain, size of watershed. 

 Streamside zone - 25 feet from edge of stream, each side. 

 Middle Zone – includes wetlands, regulatory floodplain limits, allows utilities and trails 

 Outer  Zone – 75t fee from edge of middle zone, up to 150 or 250 ft (for repairian vegetation) 

 

When an application comes in, the city uses a natural resource protection map. They also look at 

vegetation, which is field-delineated. 

The end result is an educated guess. Kyle said the results are only as good as the source data; it provides 

a general order of magnitude.  

 

1st and 2nd Creek area 

Kyle showed an aerial of the area, in which he identified regulated streams stream buffer zones, steep 

slopes, mature riparian vegetation and removed platted lots and right of way. He compared it to the 

approved area plan and the Shoal Creek Valley. Kyle said the streams present a development issue,  

watersheds are about 14,000 acres in Kansas City and after cutting out the stream buffers there are 

about 13,000 acres available.  

With 150-foot delineation: 

 Residential – 11% regulated, allowing 61% unregulated by stream buffer 

 Commercial – 3% regulated, 18% unregulated 

 Industrial 0% regulated, 1% unregulated 

 Other 1% regulated, 5% unregulated 

 Residential 71%/Non-Residential 23%. In comparison, Shoal Creek  has 74% Residential, 0% 

commercial, 3%industrial, 15% other (parks etc.) 

 

Kyle showed a map of existing sewer and planned sewer lines 
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Ed Bradley asked if any of the 13,000 acres is in a federal flood plain, Kyle told him a large portion of it is. 

Ed said that whoever builds there will have to have flood insurance. 

 

Brenner Holland noted that the flood plain is already in the buffer zone. Ed Bradley repeated that if 

you’re going to build a structure in the flood plain, you will have to get flood insurance.  

 

Kathy Dusenbery thinks that MARC should be brought into these (1st and 2nd Creek) discussions. 

 

Brenner noted that there is significantly more commercial and residential in 1st and 2nd Creek than most 

people were aware of. 

 

Ed Bradley noted that the problem for the school districts is that the residential is ahead of the 

commercial. He fells this group needs to identify more commercial.  

 

Ed Ford said we need to be careful that we don’t overbuild commercial, he feels that if anything, we 

have been overbuilding north. He asked if there have been any subdivisions platted since the stream 

buffer ordinance was passed. Kyle said there have been several. 

 

Any Sewer, School, parks, Public Safety and /or arterial Streets/Interchanges Updates 

Tiffany Ridge Elementary School will be open next school year. Park Hill High School has work going on - 

they’ve sold all of their bond issue. 

 

Mike Reik said there was very little community involvement that wasn’t positive on the (Platte County R-

III) bond proposal. They want to meet with the opposition. He said there are a few things that can be 

changed, but also a lot of things that can’t be changed. They are looking at a possible sunset provision. 

This would be an operating levy, which normally doesn’t sunset. 

 

Brenner Holland reported that Hunt Midwest is working on sewer plans; funding is essentially locked up 

for the gravity mains. 

 

Ed Ford was asked if there is any possibility of the two school districts getting together and exchanging 

property so that they could be in the same district. Dennis Fisher replied that there is a lot of 

controversy any time the schools redistrict. Mike Reik said it takes a vote of the people in both districts 

to move the exterior boundary lines. In Fountain Hills there are three plattes that are split down the 

middle, e.g. the garage is in one district and the living room is in the other. He said groups like this team 

have the power to make sure that doesn’t happen again.  

 

Ed Ford asked if state legislation would allow the districts to make those trades without a vote. Brenner 

said the property that they have in the watershed area is split, they are trying to run a road along the 

boundary line, to make it easier to know which district a house is in. 
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Kathy Dusenbery said again that she thinks MARC needs to be on board. Ed Bradley asked whether they 

need to come here or a group needs to go there. Ed Ford said if you look at MARC’s growth projections, 

they show 70,000 and Kansas City hopes to capture all of it. He doesn’t think people in other 

communities will be interested in helping us in development. Kathy thinks it would be a mistake to leave 

them out.  

 

Kyle said he goes to MARC and works on the forecasting. Frank Link does the forecasting for MARC; Kyle 

thought he would be a good person to bring in.  

 

Ed Bradley asked Pat Daniels what is going on in real estate. Pat replied that there isn’t much change, 

but it is improving. Ed Ford asked about single-family permits, Kyle said they’re up about 25%. Kathy said 

they’re up in unincorporated Platte County.  

 

Mike Chambers said there are just a few weeks left of the session; it looks like nothing is going to move. 

Ed Bradley asked about the Mamtek bill. Mike said a few things came out of committee 

 

Brian Nowotny said there has been discussion and planning of improvements to Platte Purchase Park., 

Parks & Recreation will be adding a second shift for another vehicle in June. 

 

The new Menards has been approved. 

 

Jim Hampton said last Friday the last Ford Escape rolled off the assembly line. 

 

The meeting adjourned. 
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In attendance were Chris Byrd, Randy Gorton, Sabin Yanez, Shelie Daniel, Kelley Martin, Matt Eblen, 
Matt Jarrett, Jabbar Wesley, Lisa Minardi, Pat Dillon, Greg Martinette, Gene Hanson, Kyle Elliott, Steve 
Abbott, Tim Dougherty, Ed Bradley, Brenner Holland, Jim Hampton, Pat Daniels, Mike Chambers, Patricia 
Jensen, Morgan Bell and Diane Jones. 
 
Welcome and Introductions 
Chris Byrd welcomed the team and each person introduced himself. 
 
Chris told the team a billboard ordinance has come up in Kansas City, which will affect new development 
not only in Kansas City, but also in Platte County. This ordinance will come before the Planning and 
Zoning Committee for a vote next Wednesday, before the Public Policy team is scheduled to meet again. 
 
KCI Corridor TIF Update - Tim Kristl 
Tim told team members that the KCI Corridor Plan was started around 1999 and uses Economic Activity 
Taxes only; the school districts still receive their portion of property taxes. The purpose of the TIF was to 
construct roads in the district. Prior to that, subdivisions had to pay a fee and the city held it until there 
was enough money to build out the roads. The TIF generates around $4-$5 million per year. 
 
There was a recent bond issue of about $30 million. The TIF plan is basically run by the TIF Advisory 
Committee, the TIF Commission acts as oversight and makes sure all the requirements are met. The 
Advisory Committee is comprised of Platte County people. 
 
1st and 2nd Creek Watershed sewer interceptors were approved but additional money was needed to 
complete the sewers. When this area is developed it will have an area with the population equivalent to 
Gladstone. 
 
A few months ago the TIF Advisory Committee was approached by Menards, which will be the first retail 
development in the new area of the watersheds. There will potentially be two or three other retailers 
located there. Menards will build the interior road to the store.  
 
Green Hills Road between Tiffany Springs Road and Tiffany Springs Parkway is being improved. The Park 
Hill School District will be opening a school in that area. The road the school will be on is uncompleted 
and school busses will have to travel on a two-lane road once they get through the intersection. 
 
A partnership of MoDOT, the TIF plan and the airport are all putting money into the interchange at 
Highway I-29/Tiffany Springs Parkway.  The extension of Skyview has been completed, as well as 
Ambassador Drive.  
 
Retail development is providing significant money into the TIF plan. So far the plan has only done 
arterials and parkways, no interior roads. They’ve only done the roads that Kansas City would have been 
obligated to build, not roads that would have been built by a developer. The primary beneficiaries are 
the city and the county.  
 
Platte County R-3 School District is very concerned about the potential growth in their district. Their 
recent bond issue failed and they are currently maxed out on bonds. The TIF Advisory Committee is 
looking at ways to try to help them. 
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Kelley thought it was important to talk about the trails and the Hudson Farm project, just north of the 
new Menards. Tim said the TIF has built a number of connecting trails and is working on more.  
 
Pat Dillon asked what the Hudson Farm project is. Tim told him it is the old Hudson Farm; it will be 
developed as mixed use. Eventually one will be able to walk or bicycle from Menards all the way to 
Riverside.  
 
Kelley commented that in some portions of the state, TIF has been misused. He feels that is not true of 
the KCI and Shoal Creek TIFs. This has become a regional destination for shopping. Tim pointed out that 
the pull factor in Clay County hasn’t decreased much at all, so the shoppers must be coming from other 
counties. 
 
Ed noted the projected revenue and bond payments. A TIF lasts 23 years; Ed asked what area will “run 
off,” first. Tim told him the existing area was pledged for the bond issue, but not any of the new areas. 
As new businesses are built, there is a potential for an additional bond issue. 
 
Kelley noted that Platte County has a lot of vacant office space. Ed told the team that Morgan did a 
survey of commercial retail and office, he asked her to bring that to the committee next month. 
 
Ed thanked Tim Kristl and Kelley Martin for their service on the TIF Advisory Committee and Board. 
 
Kansas City Billboard Ordinance 
Wes Minder sent out an email – Ed explained that there are two TDDs on both sides of 64th Street. On 
the north side, it’s in place and a small section of road has been constructed and it’s planned to 
continue. There is a billboard in the way and the city has been negotiating to buy the billboard and take 
it down. The company who owns it wants a lot of money. The city is trying to get an agreement that if 
they are allowed to take it down, the company could move to another location and replace it. The 
ordinance was voted down and it will come before the Planning and Zoning Committee next week. Wes 
is encouraging approval of the ordinance.  
 
Patricia disclosed that although she doesn’t represent this billboard company, White Goss does 
represent Lamar Advertising, who has several billboards. She said it is always cheaper for the city to 
allow relocation rather than acquisition. She explained that the policy is the money saved can be used 
on the overall project or other types of transportation projects. Ed Ford has proposed that the sign could 
be relocated and the same square footage of signs would then have to be removed in another portion of 
the city. That could mean that CBS would get a new sign and take down some of their old, smaller signs. 
There are some residents of Waldo who don’t like outdoor advertising and they went to the Planning 
Commission and voiced their concerns. It will go before the Planning and Zoning Committee next 
Wednesday.  This could only be used on signs that would be condemned. 
 
Lisa Minardi told team members that to buy the sign would cost just over $300,000 and to move it will 
be about $100,000. There is a second billboard on Flintlock, by Liberty, with which the city is having the 
same issue. 
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Under the current laws, the sign company wouldn’t be allowed to build anywhere else. Shelie Daniel 
said this will slow down the project at Flintlock. Ed Bradley asked, “If the sign is relocated would it stay in 
the same district?” Patricia replied that it would stay in the same general area. 
 
Advertisers who use billboards are generally small businesses. Some billboards have also been used for 
public service, such as Amber Alerts. She feels we should continue to support the sign industry.  
 
Mike Chambers asked about the formula for square footage. Patricia replied that the sign company must 
remove signs equal to 75% of the square footage, but Kansas City staff is recommending requiring 100%. 
 
Kelley doesn’t feel that the PCEDC has made a strong presence at council meetings. Ed Bradley 
responded that the plan is to send this to the Executive Committee, since the Public Policy Team will not 
meet in time to make a recommendation. 
 
Kelley Martin moved that the board instruct PCEDC staff to make a presentation. Pat Daniels seconded 
and the motion carried. 
 
Any Sewer, School, Parks, Public Safety and/or Arterial Streets/Interchanges Updates 
Brenner Holland reported that approximately 80% of the right-of-way for Hunt Midwest’s 1st and 2nd 
Creek Watershed project is in hand. 
 
Kelley would like to hear a presentation on the KCI Intermodal BusinessCentre and Tiffany Springs 
Parkway. Tim has heard that the airport has decided that their access is better on Amity and that they 
are slowing down their work on the parkway.  
 
Yesterday MoDOT commissioners were in town. There were a number of good speakers. Clay and Platte 
County priorities were presented. The commissioners were at The National Golf club and saw the road 
construction in progress on Highway 9. 
 
Tim Kristl said recently the state of Kansas changed their income tax code and eliminated all S 
corporation and LLC corporate income tax. He knows of at least one business with a $50 million net 
income that is filing for S corporation and then moving to Kansas. There have been some discussions 
with the governor and Kansas City’s mayor.  
 
With no further business to discuss, the meeting adjourned. 
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September 6, 2012 

 

In attendance were Jim Hampton, Ed Ford, Jeff Elsea, Chris Byrd, Kyle Elliott, Dennis Fisher, 

Commissioner Jason Brown, Joe Klebba, Matt Eblen, Randy Gorton, Jade Liska, Alicia Stephens and 

Morgan Bell.  

 

Future Land Use – 1st & 2nd Creek 

 

Kyle Elliott told the group that KCMO is still looking at 2014 for the 1st & 2nd Creek sewers. Elliott 

showed a map of the 1st and 2nd Creek area and mentioned the question of land use. Jade Liska informed 

the group there are three property owners left who the City still needs easements for the sewers. Liska 

told the team 1st & 2nd Creek is a very similar land use pattern as Shoal Creek. He asked what are 

priorities for access to connectivity east and west. Alicia Stephens informed the group that the PCEDC is 

working with a prospect who is interested in the ground at 435 and Skyview. Stephens said the land use 

plan includes a lot of residential but said the City needs to look at the water ways. Liska said the City is 

meeting with Parks & Rec to understand the needs and requirements for the area and asked what 

priorities are next. Stephens said we need to look at housing along 435 on the South side (east of 

Skyview/south of 435) and asked if there was discussion of multi versus single-family housing. Elliott said 

the City makes sure to not over saturate and informed the group the issue is on the city side. Elliott also 

said if the land use plan is changed, it will have to be taken to the public.  

 

Chris Byrd said one issue was the amount of commercial in 1st & 2nd Creek when compared to Shoal 

Creek. Elliott told the team it will be difficult to find new infrastructure funding. Liska said the KCI TIF 

doesn’t cover infrastructure needs to the north and Elliott said many of the funds have already been used 

for roads in the TIF.  

 

Byrd said not very many developers are looking at big box retailers and big boxes fund the development 

money. Byrd also mentioned not being able to capture sales tax off internet sales.  

 

Ford told the group it’s important to note Shoal Creek had one prime land owner, the church. Elliott said 

1st & 2nd Creek has 3,800 owners, 1,000 owners with significant property. Ford said both Hunt Midwest 

and MD Management don’t own much land but are developing what they own. He said the ability for the 

city to control the order of development will be difficult. The City can only control infrastructure.  

 

Elliott said the team needs to identify the probable constraints to try and target concentration. Stephens 

said roads and infrastructure need to be next for discussion and the team needs to target what areas need 

a major focus. Ford said most improvements will need to fund themselves. Byrd said a major road is 

Tiffany Springs Parkway since it’s a parkway it will be more expensive to build. Liska said Parks & Rec 

need to be at the table. Stephens asked where Skyview was on the list of priorities because it needs 

improvements. Byrd said it’s not on any plans as a top priority. Elliot said the City is focusing on 

east/west projects.  

 

Dennis Fisher said the team needs to look at the changes in residential. Jason Brown suggested bringing 

in Jim Allen to talk about the changes in housing. Byrd said homes are changing but we are slow to see 

changes. We still have large lots, larger homes with more space. Ford said it will take a developer to build 

these before they are looked at as a need. Byrd asked if there are areas of mixed use in the residential 

zones and Stephens asked if neighborhood retailers would be available to locate in zoned residential 

areas. Elliott said the City is receptive to it if the development supports the principles of the plan.  

 

Byrd said a major challenge is the main roads being parkways because typically interchanges support 

commercial growth and Stephens said we will have to find ways to fund the parkways and need 

commercial.  

 



Ford suggested inviting builders to an event similar to a job fair to build interest and competition in the 

area.  

 

Elliott said the City needs to be told what the priorities are. Ford said if the council knows what’s needed 

and developers want it the City can try and prioritize. Stephens said the discussion needs to start with 

roads and parkways that are a priority for the team and overlay them with the land use map.  

 

Byrd told the team the next discussion will be on roadways.  
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In attendance were Ed Ford, Dennis Fisher, Ed Bradley, Matt Eblen, Howard Breen, Jay Burress, Commissioner Jason 
Brown, Dr. Mike Reik, Valerie McCaw, Jeff Elsea, Laurie Brown, Daniel Erickson, Jim Byrnes, Jim Hampton, Brian 
Nowotny, Wes Minder, Kathy Dusenbery, Chris Byrd, Randy Gorton, Morgan Bell and Alicia Stephens.  
 
Flood Mitigation Study 
Daniel Erickson informed the group of the reason for the Flood Mitigation Study. The study was completed with CDBG 
funds to study high areas of growth in Platte County. The County wanted the study to take place prior to development 
and chose to study the 1st and 2nd Creek Watersheds. Laurie Brown led the team through a presentation detailing the 
study. Brown said the County started by looking at three watersheds with a goal of finding an area that would have full 
impact on the watershed. Originally there were 36 sites but after looking through the policies and protection measures, 
the study was eventually narrowed to three sites. Site 1 was a demonstration site and was situated along the metro 
green corridor of Skyview & North 435. She told the group it was important to note land acquisition could be expensive 
but it’s not necessary to acquire all of the property. She noted it’s important to disperse the solutions and said the more 
you focus on key areas the fewer problems you could have in the future. The presentation will be made available on the 
PCEDC website and the County has all the data which is available to land owners. Erickson said the idea is to purchase a 
flood plain area to develop a trail to connect the community. 
 
Erickson said the next steps are still in discussion. Ed Bradley asked if parks sites are designated and Erickson responded 
yes. Brian Nowotny is focused on the trails program and looking at where people want to go. Jeff Elsea asked if a 
developer would sell to the County, would it be a benefit. The response was yes. Elsea asked if an easement could 
handle it. The response was again yes.  
 
Chris Byrd said this is long term planning but it’s much more inexpensive to focus on development that won’t happen 
first. Valerie McCaw asked if it was possible to turn into ball fields and lease the land to Parks & Rec. Nowotny 
responded yes, that is something they are considering.  
 
Building Code Changes 
The County is seeking to adopt the 2009 building code requirements. The changes will only apply to unincorporated 
Platte County. Councilman Ford said the changes are similar to the changes Kansas City, MO is adopting with the hopes 
to get a regional approach.  
 
Streets & Infrastructure 
Kyle Elliott gave a presentation on streets in the 1st & 2nd Creek Watersheds. Elliott presented what was reviewed last 
October and asked what needed to be considered moving forward. Chris Byrd informed the group that the original plan 
to build the new KCI terminal south of the airport is no longer being used. Elliott said 180 miles of roads need to be built 
within 1st & 2nd Creek. Elliott then led the team through his PowerPoint, stating the City did the prioritization of roads 
before the sewers came in. He said the cost estimates were based on the current conditions. Byrd said only a couple 
sections came up on multiple priorities, one being Tiffany Springs Parkways with an $8.2 million estimate. Ed Bradley 
asked who was funding Tiffany Springs Parkway. Wes Minder said the Parkway is in the TIF plan and private money is 
covers part of the cost. Minder said it’s a Parkway and has to be retrofitted. Elliott said the City will refine the plans 
based on any comments received and areas needing focus but it’s really up to this group to get those priorities heard.  
 
Alicia Stephens thought it would be beneficial to hear from utilities to discuss further needs. Stephens informed the 
team that the PCEDC has been in discussion with a land owner and would like to see Skyview & 435 be a priority.  
 
Dennis Fisher said it will be important for the group to keep an eye on the land south and west of the airport. Bradley 
said he would also like to see the group focus on a road tax after the election. Bradley said the group needs to look at 
what a ½ cent sales tax would mean for the TIF.  Bradley said the group needs to look at where the money for 
construction has come from and what has been generated by the KCI TIF.   
 



KCI Area Development 
November 1, 2012  
 
In attendance were Aaron Schmidt, Leslie Johnson, Jim Harpool, Jim Bowers, Scott Cargill, Jade Liska, Jim Hampton, Matt 
Jarrett, Jeff Elsea, Matt Eblen, Randy Gorton, Jay Burress, Dennis Fisher, Kyle Elliott, Jabbar Wesley, Greg Martinette, 
Brett Daffron, Ed Bradley, Gene Hanson, Mike Reik, Jim Byrnes, Ed Ford, Alicia Stephens, Diane Jones and Morgan Bell. 
 
1st & 2nd Creek Development and Infrastructure Updates 
Jim Bowers led the group through the history of the 1st and 2nd Creek Watersheds. Bowers said the project was divided 
into two phases because the initial cost projections were high. There needed to be two phases and a plan for funding 
needed to be created. Scott Cargill told the group the Rocky Branch pump station was built in the 1960s and followed up 
with Todd creek in 1970s. Cargill said when planning with the City, they decided a goal of two different pump stations in 
the watersheds to promote growth and development was a necessity and divided the project into two phases.  
 
Cargill explained there are 3 components to the sewers. The 1st Creek pump station is looking to go to bid in December. 
Second part, interceptor sewers will be put in place to retire the existing pump stations and the smaller sewers are the 
third component. Plans for the smaller sewers are about 90% complete and should be approved in next 60-90 days. In 2-
3 weeks all right-of-way acquisitions should be completed and the group should expect to see movement in the early 
spring. All rights-of-way have been acquired in 1st Creek, 2nd Creek needs 3 more. Greg Martinette asked what happens 
to retired pump stations. Cargill responded the power goes offline and the property goes back to the owners. Bowers 
said the City has a process of disposing of the property.  
 
Jim Harpool said MD Management became involved in the development project because of its involvement in Metro 
North redevelopment. He explained the tenants saw empty residential space as a negative. MD teamed with Hunt 
Midwest to help further the development plans. Harpool explained most of the ground is controlled by the partnership. 
Tiffany Springs to Skyview is MD ground and most of MD’s ownership is in the 2nd Creek sewer while Hunt Midwest is in 
1st Creek. Harpool explained the design was completed and approved, early next week they will be going out to bid for 
the 2nd Creek Package. Bid day is November 28th and they plan to be done by December 2013. A total of 30 easements 
were needed and there are still 4 to go. He explained five tracks are not executed yet with the agreement and of those 5 
tracks there are four owners which may have to go to condemnation. Harpool said the process can build for a number of 
months before those tracks are needed.  
 
Harpool said Sam’s Club is under contract, Menards is under contract, Bittersweet (residential) is under contract and 
Kempton is in the master planning stages. The City is negotiating a deal to not receive the money before the money is 
put in.  
 
Aaron Schmidt told the group Twin Peaks and Lutjen have done a nice job acquiring easements. Schmidt said the 1st 
Creek section is out to bid tomorrow. He explained the ground is in a lot of rock and it will be a large construction 
project. He explained the private developers have been waiting and are following the City investment. Ed Bradley asked 
how many lots they expect in the first 2-3 years. The sewers will be operational in 2014, Harpool said they need to figure 
out how to ramp up sales. MD has 1200 lots in Bittersweet with infrastructure going in the next 24 months. He said they 
are planning on 3400 lots in the entire KC Metro. He noted this was the lowest ever but 80% of the metro growth will be 
in the North. Hunt Midwest is planning mostly residential with small pockets of commercial. Harpool said most of the 
commercial is already in place and there is a challenge along I-29 and we don’t need more retail. Harpool said about 350 
acres are still needing a plan. Cargill said the retail is in place, the rooftops are missing. Alicia Stephens reminded the 
group they needed to look at the transportation piece, especially 435 and Skyview. Harpool said if we can get the 
residential there is a great opportunity for retail and medical offices. He told the group the KCI TIF advisory committee 
has moved forward to build Tiffany Springs Road in front of the elementary school.  The challenge is now how to connect 
east and west.  
 
Jade Liska asked for an update on Metro North. Harpool said they are currently under the old tenant agreements but 
expect a final settlement in the next few days. He said the goal is to build a new enclosed mall and open in 2015.  
 



Ed Bradley asked about housing permits. Liska responded the City saw fewer than 400 permits with most of those up 
North. He said that was up 29 permits from 2008. Schmidt said Hunt Midwest has everything in place; they just need to 
capture the market. Ideally they would like to see 50 lots per year in 2014. Harpool said MD would like to see 150 lots 
per year.  
 
Mike Reik told the group a citizen’s advisory committee has been put in place and the school is prepping for April. Reik 
said they are hoping to seize the opportunity with a bettering economy. The school district is up 100 new students this 
year but it should be noted that they put in place a proof of residency and that has deterred 60+/- students.  
 
Ed Ford asked how Hunt and MD saw development occurring. Schmidt responded they are projecting from the 
Southeast to the Northwest, 96th & 108th to the west and Green Hills and Platte Purchase to the north. Harpool said they 
are expecting a Southeast to North/Northwest movement as well. Ford asked about the housing product. Harpool 
explained people are moving to single-family detached on smaller lots and lower price points are critical. Schmidt said 
the demand for the 2-story/2nd or 3rd single-family home is still the need based on Shoal Creek area demographics. He 
said this area is younger families at a $200,000 - $300,000 price point.  
 
Should there be a housing policy for 1st & 2nd Creek? This needs to be addressed in future planning. The decision can’t be 
based on what’s happening right now but what will happen 10 years from now. Workforce housing is a need in the 
Northland. The group needs to look at airport drive times and examples of what other cities have done and needs to 
come together to support the public needs.  
 
Kyle Elliott said this group needs to decide what is actually needed. Bradley asked about the master plan process and 
how to move forward. Elliott responded there are 3200 property owners in 1st & 2nd Creek. There is a challenge in 
bringing all the owners together to make a master plan. Reik said we need to figure out a way to creatively finance 
schools. R3 is one of the lowest in the metro area and if the development moves quickly we could be looking at a tax 
increase. He said the group needs to look at creative funding for school growth.  
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