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PLANNING AREA BOUNDARIES 

Planning Area Boundary Map 
A map of the Planning Area Boundaries (Jackson County Tax Maps 29-230) is included on the 
second page following.  The Planning Area consists of a three county tax parcels encompassing 
the west half of Baltimore Avenue from W 13th Street south to 14th Street (east of and including 
the adjoining alleyway).  The proposed redevelopment area is located in the southwest portion of 
the Central Business District. 

Legal Description 
The following provides a legal description of the proposed Planning Area:  

1300 Baltimore Avenue: 
Lots 1, 2, 3 and 4, Block 7, REID’S ADDITION, a subdivision in Kansas City, Jackson 
County, Missouri. 

1316 Baltimore Avenue: 
Lots 5, 6, 7, 8, 9, 10, 11 and 12, Block 7, REID’S ADDITION, a subdivision in Kansas 
City, Jackson County, Missouri. 

1330 Baltimore Avenue: 
Lots 1, 2, 3 and 4, Block F, SECOND RESURVEY OF REID’S ADDITION, a subdivision 
in Kansas City, Jackson County, Missouri. 

The subject comprises a portion of Section 5, Township 49 North, Range 33 West, in Kansas 
City, Jackson County, Missouri. 

The Planning Area is located in the southwest portion of the CBD or “downtown loop” formed 
by Interstates 29, 35, and 70.  All three boundary roadways are designated as “Secondary 
Arterials” in the Major Street Plan. Baltimore Avenue and W 14th Street are also designated 
“Activity Streets” while W 13th Street is an “Established Arterial.” 

There were a number of factors that were considered in determining the Planning Area 
boundaries.  The PIEA seeks to assist the redevelopment of large areas suffering from the 
influence of blight.  The main improvement within the Planning Area is the iconic and historic 
KC Power & Light Building that has sustained 87.1% vacancy the past four years.  The Planning 
Area encompasses 1.42 acres of the CBD neighborhood containing 285,299 square feet of aging 
structural improvements and 76 deteriorating off-street surface parking spaces.  The Planning 
Area encompasses an area whose potential owner expressed a desire to cooperate with the PIEA 
in establishing a neighborhood redevelopment area.  The Planning Area boundaries also 
considered the location of other redevelopment districts in the area and attempted to avoid 
overlapping any previously approved redevelopment areas. 
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Land Area 
Per calculations from Jackson County tax maps, the Planning Area contains a total of 61,951 
square feet or 1.42 acres (including the adjoining alleyways).  The redevelopment area is 
essentially configured as a rectangle with 430.50 feet (north-south) fronting the west side of 
Baltimore Avenue, 142.00 feet (east-west) on the south side of W 13th Street, and 100.00 feet 
(east-west) on the north side of W 14th Street. 

County Tax Parcels 
The Planning Area encompasses three Jackson County tax parcels as summarized in the table 
below and outlined on the map on the following page: 

Tax Parcel No. Address Ownership 
29-230-10-01-00-0-00-000 1300 Baltimore Avenue West Properties, Inc. 
29-230-10-05-00-0-00-000 1330 Baltimore Avenue Gailoyd Enterprises Corp. 
29-230-10-06-00-0-00-000 1316 Baltimore Avenue West Properties, Inc. 
   

Two alleyways that bisect or adjoin the three tax parcels are also encompassed within the 
Planning Area.  The Planning Area is held in two ownerships that are related. 
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JACKSON COUNTY TAX MAP 29-230 

 

N14th & Baltimore 
PIEA Planning Area 



BELKE APPRAISAL & CONSULTING SERVICES, INC. DESCRIPTION OF PLANNING AREA  

GENERAL DEVELOPMENT PLAN – 14TH & BALTIMORE PLANNING AREA PAGE 7 

DESCRIPTION OF PLANNING AREA 

General 
The 14th & Baltimore Planning Area encompasses nearly half an entire city block (1.42 acres and 
three tax parcels) located in the southwest portion of the CBD neighborhood.  The CBD is the 
focal point of government, legal, and financial affairs in the greater Kansas City metropolitan 
area.  The CBD is closely associated with its adjoining neighborhoods, including the River 
Market to the north, the West Bottoms to the west, and Crossroads and Crown Center/Union 
Station to the south. 

Access 
The Planning Area has excellent access due to the Interstates that “loop” the neighborhood and 
the interior rectilinear road system.  (The loop is just over one miles wide (east/west) and just 
under one mile deep (north/south).)  Baltimore Avenue runs from the north end of the loop to the 
south end.  W 13th and 14th Streets run from the west end of the loop to the east end.  W 13th 
Street carries three lanes to the west with no on-street parking. Baltimore Avenue is of two-way, 
two-lane design with parking along the east side.  W 14th Street is of two-way, two-lane design 
with parking along the south side.  The intersections of W 13th and W 14th Streets with Baltimore 
Avenue are controlled by traffic signals. An east/west alley bisects the block just north of 1330 
Baltimore Avenue (connecting Baltimore with Wyandotte). A north/south alley runs from W 13th 
Street south terminating at the east/west alley. 

Topography, Drainage 
Except for 1300 Baltimore Avenue which is below grade of W 13th Street and Baltimore 
Avenue, the Planning Area is at street grade.  The topography generally slopes downward to the 
south and east.  The loss in elevation from north to south is roundly 25 feet (893 to 868 feet).  
The Planning Area has acceptable drainage and is located outside of any identifiable flood 
plains. 

Vegetation 
The majority (77%) of the Planning Area is covered with superstructure, paved parking areas, or 
paved alleyways.  The only vegetation within the Planning Area is overgrown weeds present on 
1300 Baltimore Avenue. 

Existing & Proposed Development 
The immediate neighborhood lies between the new Power & Light District to the east and the 
Convention District to the west. Numerous multistory buildings are in the immediate area many 
of which are approved TIF projects (see map on following page) and/or listed on the National 
Register of Historic Places (KC Power & Light, President Hotel, Kansas City Club Building, 
Loew’s Midland Theater/Midland Building). 
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The city and state government must often provide incentives for redevelopment to occur in the 
urban core.  Available redevelopment tools include tax increment financing (administered by the 
TIF Commission), Chapter 353 redevelopment rights (via KCMO), Chapter 99 real estate tax 
abatement (administered by the Land Clearance Redevelopment Authority (LCRA)), and state 
enterprise zone assistance.  The Planned Industrial Expansion Authority of Kansas City, 
Missouri is also involved in redevelopment operating under authority granted by the state and in 
conjunction with the city.  Much of the City’s recent work has gone towards providing adequate 
off-street parking within the urban setting and revitalizing or demolishing derelict buildings. 

On November 25, 1968 the city council approved creation of the Central Business District Urban 
Renewal Area (CBDURA). The CBDURA was included with fifteen other Kansas City, 
Missouri Urban Renewal Areas. The city council determined it was “desirable and in the public 
interest that the Land Clearance for Redevelopment Authority of Kansas City, Missouri 
undertake and carry out the Neighborhood Development Program for the City of Kansas City, 
Missouri”. On January 17, 1969 in Ordinance No. 36287 the city council declared the following: 

That it is hereby found and determined that the Urban Renewal Areas comprising the 
Program are blighted and insanitary areas and qualify as eligible areas under the Missouri 
Land Clearance for Redevelopment Authority Law. 

The proposed Planning Area lies within the CBDURA. 

On January 28, 1993 the city council approved creation of the Americana Hotel TIF Plan by 
Ordinance 921438. The redevelopment area included two of the subject tax parcels, excepting 
only 1300 Baltimore Avenue. The city council cited the following: 

The Redevelopment Area as a whole is a blighted area, and has not been subject to growth 
and development through investment by private enterprise and would not reasonably be 
anticipated to be developed without the adoption of the Redevelopment Plan. 

The proposed Planning Area was subsequently transferred to the Power & Light TIF District 
which was approved on September 7, 1997 by Ordinance 970992. The approved plan 
encompassed all of the proposed Planning Area. The city council cited the following: 

The Redevelopment Area as a whole is a blighted area, and has not been subject to growth 
and development through investment by private enterprise and would not reasonably be 
anticipated to be developed without the adoption of the Redevelopment Plan 

Due to opposition to the approved plan, a petition with sufficient signatures was filed to call for a 
public election and referendum vote on the approved plan and proposed zoning changes. Both 
the plan and the zoning change were subsequently approved by voters. 

Subsequent 1st and 2nd Amendments (Ordinance 991464 dated September 1999 and Ordinance 
011654 dated November 2001) to the original plan reiterated the finding of blight. 

The proposed Planning Area was subsequently transferred to the Gailoyd Redevelopment TIF 
Plan which was approved on March 27, 2003 by Ordinance 030260. The entire proposed 
Planning Area was included within the approved plan. The main factors cited in the blight study 
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included age, outmoded design, physical deterioration of existing improvements, economic 
underutilization, and previous findings of blight (described above). A First Amendment was 
approved on January 26, 2006 by Ordinance 060015. Due to lack of activity, the TIF 
Commission subsequently terminated the TIF Plan on March 28, 2013 by Ordinance 130207. 

The proposed Planning Area adjoins to the east and southeast of the Americana Hotel TIF, to the 
west of the President Hotel TIF, to the west and north of the Power & Light TIF, to the south of 
the Galleria/One KC Place 353, and to the west of the Downtown Loop PIEA Plan Area.  In 
order to qualify for TIF, 353, or PIEA designation a finding of blight is necessary. 

The State of Missouri has designated the area within the downtown loop as an Enterprise Zone.  
State tax credits are available to companies based upon redevelopment and new hires created in 
the zone. 

Approved Public Planning Guidelines 
Three main documents guide development within the city, downtown, and Planning Area: 
FOCUS Kansas City Plan, Greater Downtown Area Plan, and the Power and Light District 
streetscape standards.  The CBD neighborhood is one of eight districts comprising the Central 
Business Corridor that reaches from the Riverfront south to the Plaza/Westport.  Specifically, the 
Planning Area lies within the Greater Downtown Area Plan which was adopted on March 11, 
2010 and replaced the Downtown Land Use & Development Plan (adopted April 2003). 

Greater Downtown Area Plan 
The plan of record for this area is the Greater Downtown Area Plan, which was adopted on 
March 11, 2010 by resolution #100050.  The plan boundaries run from the Missouri River south 
to 31st Street and from State Line east to Woodland Avenue and includes the downtown loop. 
The policy framework provides a guide for future development decisions and public investment 
priorities within the downtown loop and the adjoining areas.  In an attempt to prioritize public 
investment within the downtown the plan established five primary goals: 

• Create A Walkable Downtown 

• Double The Population Downtown 

• Increase Employment Downtown 

• Retain And Promote Safe, Authentic Neighborhoods 

• Promote Sustainability 

The redevelop of the Planning Area will add approximately 270 residential units to the 
downtown inventory thereby fueling population growth.  Although the KC Power & Light 
Building once generated significant office employment the structure has only had one tenant 
(occupying 12.9% of the leasable area) the past four years.  Employment maybe generated by 
first floor commercial space.  Additionally, some portion of the over 270 new residents to the 
Planning Area will likely seek nearby employment.  The present state of the Planning Area 
includes environmental issues, safety issues (collapsing retaining walls, lack of fire safety, 
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loitering, vandalism), and underutilized and unsightly vacant land strewn with trash.  The 
redevelopment of the area will promote safety while enhancing the neighborhood.  The first level 
commercial space will enhance the walkability of the proposed redevelopment. 

The plan also states future development should incorporate the following guiding principles: 

• Reinforce And Embrace Dense, Mixed Use Development In The Central Business 
Corridor 

• Connect Neighborhoods And Activity Centers 

• Support Mixed Use Development In Areas Currently Dominated By Industrial 
Development 

• Provide Adequate Infrastructure 

• Promote Sustainable Development 

• Promote Compatible Development And Prevent Encroachment 

• Encourage The Preservation And Adaptive Re-Use Of Historic Buildings 

• Encourage Urban Development 

• Preserve The Street Grid 

• Support Transit 

The proposed 14th & Baltimore PIEA Planning Area will address many of these guiding 
principles.  Most notable is the preservation and adaptive re-use of an iconic and historic 
building (the KC Power & Light Building).  The proposed redevelopment is of mixed-use 
character, preserves the street grid, supports transit, encourages urban development, and 
connects neighborhoods and activity centers (creating a link between the convention facilities to 
the west and the Power & Light District to the east). 

Another guiding principle called for in the plan is “filling the gaps”: 

As we connect the neighborhoods in the downtown area we must concurrently fill the gaps 
in the urban fabric. Vacant lots, surface parking lots, and suburban style development 
detract from the urban environment. A well-defined urban space has multi-story buildings 
placed on either side of the street with little or no setback. 

The majority of the land use within the Planning Area is vacant lot or surface parking lot (both of 
which are presently quite unsightly).  Redevelopment with five-story apartment over retail 
structures cloaking structured parking behind will enhance these barren parcels while connecting 
the convention facilities to the west with the Power & Light entertainment facilities to the east. 



BELKE APPRAISAL & CONSULTING SERVICES, INC. DESCRIPTION OF PLANNING AREA  

GENERAL DEVELOPMENT PLAN – 14TH & BALTIMORE PLANNING AREA PAGE 12 

GREATER DOWNTOWN AREA PLAN – LAND USE PLAN 
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Furthermore, the plan addresses parking by discouraging surface parking lots and encouraging 
consolidation of lots into structured parking.  The redevelopment will eliminate the surface 
parking lot at 1316 Baltimore Avenue and create approximately 480 structured parking spaces 
cloaked in a six-story multiuse (residential over retail) structure. 

EXISTING DOWNTOWN DISTRICTS 

 

The revitalization of the Planning Area will have the immediate impact of boosting employment 
and resolving underutilization and deterioration of the iconic and historic KC Power & Light 
Building skyscraper, a dilapidated surface parking lot, and an unsightly vacant parcel with 
collapsing retaining wall subject to loitering, accumulation of trash, and overgrowth by weeds.  
The investment made within the 14th & Baltimore Planning Area will result in the beautification 
and enhancement of surrounding areas.  Finally, the redevelopment and revitalization of the 
proposed redevelopment area will help alleviate extensive blight. 

Power & Light Streetscape Standards 
The renovation of the struggling KC Power & Light Building and the adjoining unsightly vacant 
lot and deteriorating surface parking lot will be in keeping with guidelines stated in the Power 
and Light streetscape standards.  Within the downtown loop Grand, 12th Street, Main, and 
Broadway are the most important streets.  Baltimore Avenue is a “Street of Special Character.”  
For the redevelopment area, streetscape requirements may be modified, amended, or waived 
from time to time with the consent of the Director of City Planning and Development and will be 
implemented to cure blight. 

Planning Area 

N 
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FOCUS Kansas City Plan 
The FOCUS Kansas City Plan was created with the input of thousands of area residents and was 
approved by the City Council in 1997.  The Downtown Loop is characterized in the FOCUS 
Urban Core Plan as follows: 

…the Central Business District (CBD), defined and identified by a loop highway, is the 
real and symbolic heart of the urban core, the City and the metropolitan area.  
Remarkable from a distance for its distinguished skyline and within its center for the 
density of commercial, civic and other activities, the Downtown Loop is the area of most 
significance within the plan for the urban core and for the city as a whole.  

As the heart of the city, FOCUS indicates the Downtown Loop should contain: 

• The Largest Office Centers 

• Significant Retail Facilities 

• The Center Of Government 

• Important Cultural Institutions 

• The Primary Center Of Entertainment, Convention And Tourism Activity 

FOCUS seeks to maintain the above factors in order to create a 24-hour center for living, 
working and playing. 

Because of the importance of the “Heart of the City” the FOCUS plan provides an extensive list 
of 16 initiatives that should guide and enhance downtown development/redevelopment activities: 

• Commit 10-15% of the City’s capital improvements funding to the Downtown Loop 

• Create a Special Benefits District for the Downtown Loop 

• Restructure zoning laws to reflect existing conditions and encourage new development 
within the Downtown Loop 

• Create and implement an Urban Design Guideline 

• Implement multi-modal transit system within the Loop and connect to transit systems of 
the Metropolitan Area 

• Augment existing residential alternatives and create a new residential district in the 
northeast quadrant 

• Create an entertainment-based nightlife Downtown by clustering new entertainment 
facilities inside the Loop and near the Convention District 

• Support the initiatives of the preservation plan for preservation and adaptive re-use of 
historically desirable buildings and amenities 

• Create a series of gateways to the Loop at entrances and bridges including the 
development of commercial structures spanning the highways at two critical points 

• Enhance security within the Loop 
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• Create America’s cleanest downtown 

• Include a Downtown Festival in the Festival Series 

• Create a new Performing Arts Center within or adjacent to the Loop 

• Reserve space for expansion of the Convention Center 

• Reserve space for a new arena adjacent to the Loop in case demand warrants its 
construction 

• Add new skywalks and tunnels to complete existing network in highest density areas and 
convention district 

The proposed redevelopment within the Planning Area will augment existing residential uses, 
preserve and re-use an iconic and historic skyscraper, enhance security, and cleanup a trash 
strewn vacant lot. 

Blight 
The dominant blighting factor is the aging improvements (physical deterioration and functional 
obsolescence) that result in dysfunctional or unsafe conditions.  The KC Power & Light Building 
was built in 1930 and 1931.  This results in significant obsolescence and inadequate design.  
Lack of upkeep over the past decade has resulted in severe interior and exterior deterioration.  
Neighborhood and safety issues include vagrancy, alcohol consumption, and graffiti.  Population 
within the CBD decreased 33% between 1970 and 2000 but has improved over the past decade.  
The median household income (in 2010) for the CBD is 35% below the MSA median.  The 
assessed valuation within the Planning Area has decreased over the past 5 years. 

In November 25, 1968 the city council approved creation of the Central Business District Urban 
Renewal Area (CBDURA).  The city council determined it was “desirable and in the public 
interest that the Land Clearance for Redevelopment Authority of Kansas City, Missouri 
undertake and carry out the Neighborhood Development Program for the City of Kansas City, 
Missouri”.  On January 17, 1969 in Ordinance No. 36287 the city council declared the following: 

That it is hereby found and determined that the Urban Renewal Areas comprising the 
Program are blighted and insanitary areas and qualify as eligible areas under the Missouri 
Land Clearance for Redevelopment Authority Law. 

Thereafter all or a greater portion of the Planning Area was declared blighted in the Americana 
Hotel TIF Plan (January 28, 1993 by Ordinance 921438), the Power & Light TIF District Plan 
(September 7, 1997 by Ordinance 970992), and the Gailoyd Redevelopment TIF Plan (March 
27, 2003 by Ordinance 030260). 

As described under Project Proposals “Specific Strategies” (page 23), Northpoint Development 
intends to invest approximately $62.5 million to rehabilitate the redevelopment area. This 
substantial investment will resolve multiple blighting influences within the proposed 
redevelopment area as outlined below: 
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BLIGHT COMPONENT BLIGHT RESOLUTION 
Insanitary or Unsafe Conditions: Resolution of environmental issues, dated building systems, and 

issues created by the exorbitant vacancy. 
Deteriorating Site Improvements and 
Outmoded/Obsolete Design: 

Repair all exterior deterioration 
Reconfigure the interior for residential use 
Update all building systems 
Create 55 new units and 480 new structured parking spaces 

Economic Underutilization/Social Liability: Reuse of a 36-story iconic skyscraper essentially vacant for the 
past four years 
Creation of 55 apartment units and 480 parking spaces on an 
unsightly vacant lot and deteriorating surface parking 
Create new employment opportunities for the area (including 
development, construction and permanent employees) 

Additional Blighting Influences: Declining Population (Additional residential units will increase 
population and new employment may increase income levels) 
Stagnant Values (Northpoint Development will invest roundly 
$62.5 million in the proposed redevelopment area) 

Zoning 
The entire proposed redevelopment area is presently zoned DC-15, Downtown Core (Dash 15).  
The DC-15 zoning is found north, west, and south of the proposed Planning Area.  To the east of 
Baltimore Avenue is UR, Urban Redevelopment associated with the President Hotel and the 
Power & Light District.  If the proposed Planning Area were approved as a PIEA Plan then the 
zoning would be changed to UR, Urban Redevelopment which would provide the city with 
considerable input into the development plan. 

 

N

Planning Area
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Land Use 
1330 Baltimore Avenue had been improved with the iconic KC Power & Light Building since 
1930.  The 36-story Art Deco office building was added to the National Register of Historic 
Places on January 9, 2003.  The surface parking lot at 1316 Baltimore Avenue (76 spaces) has 
served the adjoining office tower for many decades.  Although 1300 Baltimore Avenue is 
currently vacant, a one-story structure was demolished in 2008 leaving the foundation wall, 
which appears to serve as a retaining wall for elevated W 13th Street, Baltimore Avenue, and the 
westerly adjoining alley. 

The office tower has floundered due to physical deterioration and functional obsolescence, as 
well as, a weak office market.  Conversion to residential use is likely the only feasible use for the 
office tower.  The surface parking lot at 1316 Baltimore Avenue and the adjoining vacant lot at 
1300 Baltimore Avenue are underutilized and are feasible for mixed-use development (most 
likely apartments over retail with structured parking behind). 

Development in the immediate area is fairly intense reflecting the urban core location. 
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STATISTICAL PROFILE 

Standards of Population Densities 
Population 
Population figures for the redevelopment area are provided by the Mid-America Regional 
Council (MARC), a quasi public planning agency for the metropolitan area, and the US Census 
Bureau.  The subject Planning Area lies within Census Tract 157 (Census 2010) that was 
formerly Census Tract 28.01 (Census 2000).  The adjoining census tracts comprising the loop in 
Census 2010 were 11 (west) and 159 (east) with the latter designated as Tracts 12, 13, and 14 in 
Census 2000. 

The following summarizes population trends for the census tracts in the Planning Area and for 
the adjoining tracts over the past five decades: 

Census Historical Population Figures 
Tract 1970 1980 1990 2000 2010 

Plan Area 
28.01 197 80 2 2 -- 
157 -- -- -- -- 1,886 

% chg  -59% -98% 0% 94200% 
chg. '70 to '10    857% 
Adjoining Area 

11 2,410 1,948 1,504 1,374 1,709 
12 651 590 673 601 -- 
13 1,442 1,619 1,013 835 -- 
14 753 816 853 828 -- 
159 -- -- -- -- 1,683 
Total 5,256 4,973 4,043 3,638 3,392 

% chg  -5% -19% -10% -7% 
chg. '70 to '10    -35% 
Combined Area 

 5,453 5,053 4,045 3,640 5,278 
% chg  -7% -20% -10% 45% 

chg. '70 to '10    -3% 
 

The data show population decreases and stagnation within the Planning Area until the most 
recent census.  The adjoining area, which encompasses the area enclosed by the downtown loop, 
experienced steady population decreases from the 1970s through the most recent census.  The 
CBD lost 33% of its population between 1970 and 2000.  The decline diminished to 3% through 
2010. The median household income in 2010 for the three census tracts was a low $35,593 (35% 
below the MSA median).  Loss of population and the low affluence of the area are considered 
blighting factors for the subject. 
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DOWNTOWN LOOP 2010 CENSUS TRACTS 

 
CENSUS TRACT MAP 157 

 

N 

Planning Area 



BELKE APPRAISAL & CONSULTING SERVICES, INC. STATISTICAL PROFILE 

GENERAL DEVELOPMENT PLAN – 14TH & BALTIMORE PLANNING AREA PAGE 20 

Population Densities 
The population density (persons per square mile) of the Planning Area (1 census tract) and the 
adjacent areas (2 or 4 census tracts) are shown below: 

Census Historical Population Density Figures 
Tract 1970 1980 1990 2000 2010 

Plan Area 
28.01 1,379 560 14 14 -- 
157     4,721 

% chg  -59% -98% 0%  
Adjoining Area 

11 9,674 7,820 6,037 5,516 6,860 
12 2,537 2,299 2,623 2,342 -- 

13 9,941 
11,16

2 6,984 5,757 -- 
14 4,135 4,481 4,684 4,547 -- 
159 -- -- -- -- 10,368 

Total 
26,28

8 
25,76

2 
20,32

8 
18,16

1 17,229 
% chg  -2% -21% -11% -5% 

Combined Area 

 
27,66

6 
26,32

1 
20,34

2 
18,17

5 21,949 
% chg  -5% -23% -11% 21% 

chg. '70 to '10    -21% 
 

Mirroring the decline in historical population, the population density has also decreased over the 
past four decades. The loss in population density from 1970 to 2010 within the CBD was 21%. 

Unemployment 
Unemployment within the Planning Area and the adjoining area as reported in Census 2010 is 
summarized below: 

Census Labor Labor Force Percent 
Tract Force Unemployed Unemployed 

Plan Area  
157 1,436 63 4.4% 

Adjoining Area  
11 1,109 89 8.0% 
159 556 63 11.3% 
Total 1,665 152 9.1% 

Combined Areas  
 3,102 215 6.9% 

    
The total unemployment rate in 2010 in the CBD of 6.9% was well below the rate in Jackson 
County, Missouri (10.7%) or the Kansas City MSA (8.8%). 
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LAND USE PLAN 

Existing Land Use 
The KC Power & Light Building has been in office use since 1930.  The building has dwindled 
to 12.9% occupancy over the past four years.  The tax parcel to the north (1316 Baltimore) has 
served as surface parking (76 spaces) for the office tower for decades.  The vacant lot at 1300 
Baltimore was most recently improved with a one-story office building. 

Land Use Provisions & Building Requirements 
Statement of Uses to be Permitted 
Proposed land uses within the Planning Area project shall be limited to development within the 
meaning of Section 100-310(9) R.S.Mo., as amended. 

Regulations and Controls 
All municipal ordinances, codes and regulations related to the buildings, properties and 
development shall apply within the 14th & Baltimore Planning Area. 

Proposed Land Use 
The proposed land uses and building requirements contained herein are designated with the 
general purpose of accomplishing, in conformance with this general plan, a coordinated, adjusted 
and harmonious development of the city and its environs which, in accordance with the present 
and future needs, will promote health, safety, morals, order, convenience, prosperity and the 
general welfare, as well as efficiency and economy in the process of development; including, 
among other things, adequate provisions for traffic, vehicular parking, the promotion of safety 
from fire, panic and other dangers, adequate provisions for light and air, the promotion of the 
healthful and convenient distribution of population, employment opportunities, the provision of 
adequate transportation, water, sewage and other requirements, the promotion of sound design 
and arrangement, the prevention of the occurrence of insanitary areas, conditions of blight or 
deterioration of undeveloped industrial or commercial uses. 

The intent of this general development plan for the 14th & Baltimore Planning Area is to 
revitalize an iconic historic building that has languished at 87.1% vacancy the past four years by 
conversion to residential use and creation on the vacant lot and surface parking lot sites of new 
mixed-use space (multifamily over retail) surrounding structured parking.  The general 
development plan is in accordance with the recommended residential mixed-use land use 
described in the Greater Downtown Area Plan. 

Land Coverage & Building Intensities 
Anticipated coverage (Floor Area Ratio = FAR) of the proposed reuse of the 14th & Baltimore 
Planning Area is detailed below: 

Use Buildings (SF) Site Area (SF) Density (FAR) 
KCP&L + Proposed MU 285,299 61,951 4.6 : 1 



BELKE APPRAISAL & CONSULTING SERVICES, INC. PROJECT PROPOSALS 

GENERAL DEVELOPMENT PLAN – 14TH & BALTIMORE PLANNING AREA PAGE 22 

PROJECT PROPOSALS 

Development Strategy 
General Strategy 
The overall strategy for development within the 14th & Baltimore PIEA Planning Area will 
emphasize the following: 

• Renovation and adaptive reuse of the iconic and historic KC Power & Light Building 
skyscraper 

• Creation of a new mixed-use (residential over retail) building with structured parking 
behind replacing an unsightly vacant lot and deteriorating surface parking lot 

• Elimination of unsafe and insanitary conditions 

• Remediation of all environmental hazards 

• Resolution of all building code violations 

• Resolution of all Americans with Disabilities Act (ADA) violations 

• Clean-up and policing of the Planning Area 

Specific Strategy 
Northpoint Development of Kansas City, Missouri intends to invest approximately $62.5 million 
to redevelop the KC Power & Light Building and develop the new mixed-use structure (55 units) 
and parking garage (480 spaces).  The KC Power & Light Building conversion will result in 215 
modern upscale apartments of 1BR and 2BR design with roundly 15 units having outdoor 
terraces, a feature allowed by the building’s step-back design.  The new apartment structure to be 
added north of the existing tower will be of 6-story design along Baltimore and 13th Street.  All 
55 of the new apartments that will wrap around the garage will have balconies.  Amenities may 
include a rooftop pool on the garage, a fitness center, a business center, a theater, and gathering / 
party room with kitchen.  The apartments will have upscale finish such as hardwood floors, 
granite countertops, and high-end appliances.  Potentially, 6,500 square feet of commercial space 
on the first level of the new building will augment space on the first level of the KC Power & 
Light Building. 

Additional Features 
In order to receive tax abatement, streetscapes will be improved with the addition of trees, 
lighting, and trash receptacles as required by the Department of Public Works and Parks and 
Recreation Department.  Streetscape design guidelines, which may be modified, amended, or 
waived by the Director of City Planning and Development, as outlined in the Power and Light 
District streetscape standards shall be implemented to cure blight.  The developer may seek 
public assistance for these improvements. 
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The proposed land use and development strategy is in agreement with the FOCUS Kansas City 
Plan and the Greater Downtown Area Plan.  Both of these studies were undertaken for the City 
of Kansas City, Missouri to provide a basis for development in the area.  The proposed land use, 
then: 

• Improves the blight condition of the neighborhood 

• Supports and expands the City’s tax base 

• Fosters employment for the public 

• Improves the public health, safety, morals and general welfare 

Method of Financing 
It is anticipated that any land acquisition, demolition, relocation and redevelopment within the 
14th & Baltimore PIEA Planning Area will be privately financed through developer/investor 
financing and/or conventional financing.  The terms of any potential use of public/private 
financing methods are to be specified by the Project Developer to the Planned Industrial 
Expansion Authority. 

Land Acquisition Costs 
Northpoint Development has a contract to purchase all of the land and improvements within the 
Planning Area from two related entities and any land acquired will be done so in compliance 
with the Federal Uniform Land Acquisition and Relocation Policy, as amended.  

Tax Abatement 
The provisions of Section 100.570 R.S.Mo. concerning the ad valorem tax exemption benefits 
contained in Chapter 353 (R.S.Mo.) and more specifically set forth in Section 353.110 and 
353.150(4) R.S.Mo. shall be available to a Redevelopment Corporation designated by the 
Authority if the designated Redevelopment Corporation acquires fee simple interest in any real 
estate for redevelopment and redevelops and uses such real estate in accordance with this plan 
and if the Authority approves such acquisition.  Such tax exemption benefits shall be available to 
any successor, assign, or purchaser or transferee if the designated Redevelopment Corporation 
provided that such successor, assign, purchaser or transferee continues to use, operate and 
maintain such real estate in accordance with this Plan. 

Developer’s Obligations 
Any company or developer which proposes to construct, lease or sublease facilities, or to 
purchase land or redevelop within the area which is the subject of this plan, shall submit plans 
and specifications to the Planned Industrial Expansion Authority and the City of Kansas City, 
Missouri, and, if not the owner of the subject property or properties, shall mail a courtesy notice 
to said owner or owners, as determined by the ownership records of Jackson County at the time 
of mailing, concurrently with plan submittal and prior to starting a project; and no building 
permit shall be issued without the prior approval of all agencies.  The developer will also be 
obligated to maintain adequate and direct access either through or around constructed areas. 
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Design Guidelines 
Development within the 14th & Baltimore PIEA Planning Area will follow the Development 
Guidelines (Appendix C) of the Greater Downtown Area Plan and the Power and Light District 
streetscape standards, which may be modified, amended, or waived by the Director of City 
Planning and Development and would be implemented to cure blight; and the screening 
requirements of Chapter 52 of the Code Of Ordinances of the City Of Kansas City, Missouri 
(Ord. No. 060806, enacted August 17, 2006 (Supp. No. 63)) to the extent that the requirements 
are applicable. 

The focus of these design guidelines is to create a pedestrian friendly atmosphere through 
specific guidelines for building use, design, location, and materials; the addition of landscaping 
and other amenities (fountains, art, seating, lighting, open space, awnings and canopies); proper 
integration and design of parking facilities; advancement of residential development; and 
pressing for clean up of derelict buildings and signage. 

Additional recommendations with respect to design guidelines are included in Appendix I. 

PIEA Rights of Review 
Each individual development proposal will be submitted to the Authority’s Board of 
Commissioners for determination that the specific requirements of the plan have been met, and 
that the proposal is in keeping with the overall design objectives cited above and the General 
Plan for the City. 

Relocation 
It is not anticipated that relocation will be necessary to carry out this project.  If relocation is 
required, all relocation costs will be the responsibility of the developer.  The Authority will 
cooperate, as possible, in assisting project developers and property owners in planning for 
necessary relocation.  All relocation shall conform to the Federal Uniform Land Acquisition and 
Relocation Policy, as amended. 
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PROPOSED CHANGES 

Proposed Zoning Changes 
The entire Planning Area is currently zoned DC-15, Downtown Core (Dash 15).  For purposes of 
implementation of this plan and in order to reinforce its objectives developers will have to apply 
for District UR (Urban Redevelopment District) zoning in order to be eligible for tax abatement 
benefits described herein if their projects meet either of the criteria listed below: 

1. A new residential project of 5 or more units, but excluding any residential units that are 
to be constructed within an existing building. 

2. Any projects that involves construction of new buildings or expansion greater than 10% 
or 1,000 square feet of existing building or buildings (whichever is less). 

The requirements to obtain UR Zoning for projects which are equal to or larger than projects 
described on No. 1 & 2 above may only be waived by the Director of City Development upon 
the recommendation of the Director of the Planned Industrial Expansion Authority. Prior to 
granting a waiver, the Director of City Development must consult with the Planning, Zoning & 
Economic Development Committee.  

Additionally, no zoning to District UR will be required if the project is listed on the National 
Register of Historic Places, is being developed by the use of historic tax credits and is being 
developed using the standards of the Secretary of the Interior for such redevelopment. 

Proposed Street Changes 
No street changes are anticipated for the Planning Area expansion.  The north/south and 
east/west alleyway within the Planning Area will be incorporated into the new development.  
Any street changes that might be considered in the future will be coordinated with Kansas City, 
Missouri Public Works and City Planning and Development Departments.  

Proposed Street Grade or Land Changes 
No changes to street grade are anticipated to complete the development.  The vacant lot and 
surface parking lot will become the site of the new mixed-use building and parking garage.  Any 
changes will be coordinated with the City of Kansas City, Missouri. 

Proposed Building Code or Ordinance Changes 
No changes in the existing building codes or city ordinances are proposed with the development 
outlined in this plan.  All existing code violations will be resolved by the redevelopment. 

Proposed Changes in Public Utilities 
Although it may be required as part of a specific project plan, and to remedy blighting 
conditions, that certain utilities will be relocated or buried, no changes in public utilities are 
anticipated at this time. If any changes are required, they will be coordinated with the City of 
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Kansas City, Missouri and expenses relating to the same will be incurred and financed by the 
affected utilities or parties other than the City or the PIEA. 

Proposed Changes to Public Facilities 
No changes are proposed to public facilities within the Planning Area. However, the developer 
will repair adjacent curb, gutter, sidewalk, and streetlights as required by the Department 
Services and the Parks and Recreation Department.  The developer may seek public assistance 
for these improvements. 

In order to receive tax abatement, streetscape design guidelines as outlined in the Power and 
Light District streetscape standards, which may be modified, amended, or waived by the Director 
of City Planning and Development, shall be implemented to cure blight. 

Proposed Changes to City’s Area Plan 
This Plan is in conformance with the City’s Area Plan.  The revitalization of the existing 
structure and removal of blighting factors is in keeping with the planned revitalization of the 
neighborhood that hopes to reestablish the livability of the area. 
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RELATIONSHIP TO LOCAL OBJECTIVES 

General 
The proposed land use is consistent with local objectives to stabilize and redevelop the core 
areas of the center city.  Local objectives pertinent to the 14th & Baltimore PIEA Planning Area 
included those stated in the FOCUS Urban Design and Development Guidelines: 

• To enhance the city’s quality of life 

• To increase property taxes 

• To encourage additional public and private sector investment. 

Creating Mixed-Use Nodes 
Although residential use is the dominant feature of the reuse of the Planning Area, commercial 
or community use is also available on certain lower floors of the existing and planned structures.  
Revitalization of the historic skyscraper that has existed for over 80 years in the current location 
will continue to contribute to the overall mixed-use orientation of the neighborhood. 

Revitalizing Existing Uses 
The purpose of the proposed redevelopment plan is to revitalize a historic and iconic skyscraper 
that has languished at 87.1% vacancy the past four years but which has been a prominent 
structure within the CBD for over 80 years but is now infeasible due to age, deterioration, 
functional obsolescence, and outmoded design.  The redevelopment plan includes an investment 
of roundly $62.5 million to reuse, update, modernize, beautify, and augment the Planning Area. 

Foster Employment 
It is anticipated that the redevelopment of the 14th & Baltimore Planning Area and the improved 
utilization of properties within the Planning Area will foster temporary (construction and 
redevelopment) and permanent employment within the City. 

Billboards 
No billboards are present within the Planning Area and none are planned to be added.  
Regardless, no property within the Planning Area containing a billboard is eligible for abatement 
under this redevelopment plan.  Some signage may be needed on the first level to advertise any 
commercial tenancy. 

Public Transportation 
The 14th & Baltimore Planning Area is presently served by public transportation under the Area 
Transportation Authority (ATA).  Sheltered transit stops and shelters are already located at 13th 
and Wyandotte Street immediately adjoining the Planning Area.  No changes in the public 
transportation system are proposed at the present time. 
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Public Improvements 
It is the objective of this plan to require any developer or developers to make all necessary public 
improvements to streets, utilities, curbs, gutters and other infrastructure as required by the City 
of Kansas City, Missouri, in as much as redevelopment projects in the area create a need for 
improved public facilities.  The developer may seek public assistance for these improvements. 

In order to receive tax abatement, streetscape design guidelines as outlined in the Power and 
Light District streetscape standards, which may be modified, amended, or waived by the Director 
of City Planning and Development, shall be implemented to cure blight. 

Building Requirements in the Planning Area 
The objective of this plan is to have all current building requirements and codes presently in 
effect, apply to any development within the Planning Area. 

Any specific development proposal approved by the Planned Industrial Expansion Authority for 
the Planning Area will contain, among other things, adequate provision for traffic, vehicular 
parking, safety from fire, adequate provision for light and air, sound design and arrangement, 
and improved employment opportunities.  The plan is not expected to have any significant 
negative impact on adjacent traffic patterns or public transportation. 
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PROCEDURES FOR CHANGE 

This plan or the approved plans for any project in the 14th & Baltimore PIEA Planning Area may 
be modified at any time by the Authority, provided that, if modified after the lease or sale of real 
estate property in the Planning Area, the modification must be consented to by the Lessee or 
purchaser of the real property or to successor, or successors in the interest affected by the 
proposed modification.  Where the proposed modification will substantially change the plan or 
plans as previously approved by the City Plan Commission and City Council, the modification 
must similarly be approved by those same entities. 

The approved development proposals for any project in the Planning Area may be modified at 
any time by the Authority, provided that, if modified after the lease or sale of property in the 
Planning Area, the modification must be consented to by lessee or purchaser of real property or 
his successor, or their successor in interest affected by the proposed modification.  Where the 
proposed modification will substantially change the development proposals as previously 
approved by the Planned Industrial Expansion Authority, the Planned Industrial Expansion 
Authority must similarly approve the substantial modifications. 
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EMINENT DOMAIN 

The Authority believes that it will not be necessary to exercise the power of eminent domain 
within the Planning Area, except possibly to clear title. 
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ESTIMATED COMPLETION TIME 

The plan will be completed in 10 years from the passage of the ordinance approving the plan by 
the City Council and will require the amendment of the plan and approval by the City Council 
after the 10-year time limit. 
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APPENDIX I 
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