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Good afternoon everybody. Welcome back to this week's ULI
District

conversation,

our Kansas City making a city we can all afford.

So we just wrapped up our first four weeks segment
an | hope you were able to join us for

some or all of the episodes.

It's clear we both have challenges and opportunities to
change
how we see our city and how the various development

patterns and decisions influence our ability to grow in a
sustainable way as a community.

This week, we're kicking off a new four week segment

on Equitable Development,

and I'd be remiss not to acknowledge.

Both the importance and timeliness of these conversations,
so I'm glad you're here,

and I'm glad you decided to join us.

Let me start off with a few housekeeping items.

First, thank you to all of our Ul sponsors for

making this possible.

The goal of these conversations we're not here to advocate
a position,

but to educate and inform and challenge how we think

in order to allow us to move forward 45 minutes

a week to scratch the surface on important topics.

How can we as a development community move forward and
come out of this stronger?

We're going back to our regular weekly format where we
split the program into three segments.
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First will introduce the conversation with the featured
speaker.

Then we'll expand the conversation with a couple additional
perspectives

and panelists,

and then we'll open the conversation through Q&A.

So don't forget the QA function at the bottom of

your zoom application or browser.

Get your questions in if you don't have a question,

take a look at him.

Crowd vote him up. That's been really helpful functionality for

us to understand which questions are most important in
which

one should we get to?

Um, how we lay the program out in general?

Like | said, we're starting a new four weeks segment,

so the 1st three weeks are topical conversations around a
specific theme.

Like | said, we're talking about equitable development and
then
we move on to a broader regional conversation and week

four,

so | hope you were able to join us last

week,

as we heard from our peers in Indianapolis,

in Saint Louis was a really good conversation,

and we look forward to doing that again.

So week one. This is where we typically layout the
issue.

Equitable development. What does it mean?

How has our history as a city created inequities and
what are the problems we collectively face because of those
inequities?

So let's go ahead and get to it.

I'd like to bring on our featured speaker this week.
Abby Kinney from Gould Evans.

Abby is a an urban planner at Gould Evans.

As | mentioned, she's a founder of the Kansas City
chapter,

the Incremental Development Alliance, and she's also the
host of

a weekly podcast called Up Zone on Strong Towns Network.
Abby, thanks for joining us.
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Thanks Kevin, and thanks for that kind introduction.
Let me just go ahead and share my screen here.

Yeah, so me | feel like the work that you

guys have done.

You know as we try to set the stage here,

| feel like the work that you all have done

with Urban 3 is really a great way to understand.

Kind of the root of the issue through these visualizations
and through the data that is available through that.

So walk us through that data and kind of level

set the issue here for us.

Yeah, so if you've watched the last series of webinars

in the past month,

alot of the conversations that we have have stemmed out
of a study that was done by a Geo County

for out of Asheville,

NC called Urban Three and as part of that study

they created this value per acre map.

That is not only a heat map but also a

3 dimensional map that is showing the economic potency of
our development pattern.

And this is not only caused by I'm.

Development pattern, but also by the value that has
sustained

in certain parts of our community.

So in this map we can clearly see the 16

square miles from the River to 75th St and state

line to Troost Ave.

That is really the economic engine of our city.

It's the most efficient concentration of value in the city
of Kansas City when we zoom into this map,

we can also see the long term implications of our
historic red line along Troost.

Ave so this map shows Troost Ave cutting through the
middle and parcels on the East and West side of
Troost Ave and in the real estate industry.

People often talk about the principle of location,
location, location and it's interesting when you look at this

map because both sides of Troost Ave neighborhoods that
benefit

from this idea in concept.

However, we know why there's such large disparities
between.


https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:02:32.500
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:02:36.720
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:02:38.861
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:02:40.808
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:02:41.504
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:02:43.418
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:02:45.444
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:02:47.701
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:02:50.413
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:02:52.804
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:02:55.686
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:02:57.280
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:01.397
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:02.745
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:06.916
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:09.970
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:11.534
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:15.120
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:17.885
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:20.789
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:25.108
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:26.895
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:29.530
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:34.071
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:36.561
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:39.560
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:43.145
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:44.535
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:48.015
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:52.334
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:55.408
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:03:59.064
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:04:01.330
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:04:05.602
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:04:09.471
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:04:12.937
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:04:17.020
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:04:22.015
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:04:27.172
https://knowledge.uli.org/en/webinars/2020/uli-kansas-city-spotlight-on-equitable-development?start=00:04:29.267

00:04:34 --> 00:04:38:

00:04:38 --> 00:04:43:
00:04:43 --> 00:04:47:
00:04:47 --> 00:04:49:
00:04:49 --> 00:04:53:
00:04:53 --> 00:04:57:
00:04:57 --> 00:05:01:
00:05:01 --> 00:05:02:
00:05:02 --> 00:05:05:
00:05:05 --> 00:05:06:
00:05:06 --> 00:05:10:
00:05:10 --> 00:05:11:
00:05:11 --> 00:05:13:
00:05:13 --> 00:05:15:
00:05:15 --> 00:05:18:
00:05:18 --> 00:05:20:
00:05:20 --> 00:05:22:
00:05:22 --> 00:05:26:
00:05:26 --> 00:05:30:
00:05:31 --> 00:05:34:
00:05:34 --> 00:05:38:
00:05:38 --> 00:05:42:
00:05:42 --> 00:05:47:

00:05:47 --> 00:05:49:
00:05:49 --> 00:05:53:
00:05:53 --> 00:05:58:

00:05:58 --> 00:06:03:
00:06:03 --> 00:06:07:
00:06:07 --> 00:06:10:
00:06:10 --> 00:06:14:
00:06:14 --> 00:06:17:
00:06:17 --> 00:06:20:
00:06:20 --> 00:06:25:
00:06:25 --> 00:06:29:

00:06:29 --> 00:06:32:
00:06:32 --> 00:06:35:
00:06:35 --> 00:06:39:
00:06:39 --> 00:06:40:
00:06:40 --> 00:06:45:

Are the neighborhoods West of Troost neighborhoods East of
Troost

due to generations of failed policy and regulations that have
left the black community out of wealth building and prosperity
in our city so you know,

the study has revealed to us that we have not

only created a city that we can't afford to maintain,

but we've also built a city that is an equitable.

So every week | mean,

we see those visuals when you see the map,

it's it's clear you know,

kind of the issue and you talked about it's not

location.

So share with us their insights,

share with the audience some thoughts around what?
What's created this? What kind of things have gone on

that have created this situation?

If it's really not about location?

So this is a slide that we often show in

a presentation given through gold Evans that I'm talks about
the history of city building in our country,

the history of how we've set up our governance,

and how we've really set up many policies that have

been focused on encouraging individual property ownership
as a way

of maintaining independence.
But we need to understand is that there are.

A whole other separate series of different policies that
intentionally
left minorities out of that conversation out of the opportunities

of the American Dream building wealth and ownership in this
country. If you have not read this book.

If anybody on this webinar has not read this book,

| encourage you to pick it up today.

The author of this book basically lays out.

| think we counted 16 different policies that intentionally have.
Excluded black Americans from participating in wealth
building in the

past 70 years and even beyond that,

he makes the case that the reason our cities are

segregated all across the United States is because of desire
segregation,

which is segregation costs through government policies
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rather than segregation
caused by individuals choosing to be segregated,

and | think that is an important thing that we

need to address and understand and.

You know bringing us today,

this is also something that we need to think about.

The fact that development pressures are pushing East of
Troost,

and if that is going to be our reality,

we need to understand that we have not set up

adequate tools to deal with people who may be displaced
through reinvestment.

So that's an important topic and I'm glad that it's

we have an opportunity to cover this today.

| think one of the things that we hear all

the time right now that's spot on is we have

to appreciate,

understand and respect the history so we don't continue to
make the same mistakes.

And as you talked about,

the truce development, that line is blurring.

It's important that we have this perspective as we move
forward,

so thank you for sharing that information.

Thank you for sharing this with us,

so I'd like to go ahead and bring on our

other guests this week,

S0 joining us on the web and are this week

are.

22 great people Emma Pierson,

President and CEO of Community Builders of Kansas City,
KS City's largest urban core developer,

Welcome Emmett and then Jeffrey Williams coming back to
us

for a second time.

Jeffrey is the planning director for the city,

Kansas City, Mo. Jeffrey, welcome and thanks for joining us
again.

Make sure you guys are not on mute.

There you go. Let's start with you.

When we were talking about this,

you know, | think there's some you know we have

to understand the urban core.
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What is the urban core?

How do we define the urban core,

especially as it relates to Community builders?

So when you guys define it in the boundaries of

what you consider the urban core for your for community
builders,

how do you think about that?

So Kevin fresh. Well thank you Annualy for having me
today.

Very appreciative so we talk about the urban core.

Let me just get right into it.

The urban core to me does not extend to state

line every quarter me is from you know Independence Ave
to 85th St from truth to 435 in particularly where

Community business, Kansas City where we changed the
landscape.
We're most particularly interested in what's going on East of

the sale.

We are not geographically bound and go anywhere in the
city as well as anywhere in the country,

but we are most concerned about what has not happened
East of Troost.

So we talked about those mommy.

There's business opportunities in the urban core right now
from

your perspective and as it relates to Community builders,
what is driving those opportunities?

Let's say you know along the truth corridor as an

example.

The first thing that's driving it is at the City

of Kansas City,

Mo has made a significant investment rather be through the

section 108 loans with Beacon Hills that started the
infrastructure,
sidewalks, sewers. On new infrastructure there,

as well as the beautification along Troost.

So it started with being driven by the city's commitment
to that particular area.

Great.

Jeffrey, when we talked about the history and when we
looked at the slides that you know Abby shared with

us unfair housing policies and practices,

or kind of a central theme and a central issue
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to some of those things.

From your perspective, what role does housing policy and
and
expectations around housing play inequitable?

Relevant today.

Well, I think Abby got it and | think we

know the American model of building wealth.

It really is through homeownership.

Manabi laid out those policies that happen.

You know put in place,

particularly in the 20th century that shut out a whole
group from really being able to fairly participate in either
retaining a home or seen at their homes.

Appreciate it at the same value that than others did.

And that's where this kind of brings the conversation about.
Looking at the issues while talking to today.

About looking at systems and systemic so it's important to
know that these are things will not only happening in
Kansas City,

Mo, but happening all across the country.

So housing policy is is huge.

Its policy is either in terms of how people are

allowed to invest their own dollars or | think it

you know.

As Emmett mentioned, it's housing policies around what
whatever level

of government entity is or isn't doing to provide more
housing options and alternatives.
So that speaks to public housing.
The federal level. What state dollars there are to help

provide a tax breaks incentives for people developing
housing local

ER challenges identifying those dollars to make sure that we
can help positively assist in the creation of housing at

all price points all across the city.

Exactly so Emmett.

Talk about policy. We talk about incentives we talk about,
you know, kind of these these things that are in

place.

But that's not really all that drives investment.

Lot of times other things,

drive, desire to invest in a specific area.
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Desire to invest in certain projects and so on.
Things like relationships, perceptions and so on.

Talk to us a little bit about that in your

experience.

Yeah, you know my experiences,

you know. You've heard the same.

Maybe people find people, but people also invest in people
or relationships or familiarity with someone.

If you're not familiar with me.

Then chances are you're not trying to really invest or

be engaged with what I'm doing.

The last 30 years communities in Kansas City has been

engaged in urban core Eastern Urban core development with
no
private investment.

At this point, you know,
we talk about opportunity zones,
and that's the buzzword | heard it just last night

from the president when he was meeting with African
American
leaders.

But | can tell you that as of right now

I've only talked to one opportunities and opportunities.
An investor and | have getting ready to break ground
on.

Probably about $35,000,000 with projects.

Easter prospects and not only Easter truce,

but he's a prospect or very little investment occurs.
And in and it's driven by,

you know, perception. You know there is a dollar to
be made in the urban core.

We've been around for 30 years and you know,
we've been able to have over 250 miles of element
occur.

There must be some investment there.

Some return on that investment.

There we we were able to garner public support rather
be from the federal government in the city.

But as far as private investment.

It doesn't exist, but that only doesn't go.

It only is not just for.

Rose, a development, but | don't see in abundance of
business creation,
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business relocation or business expansion going on where
our base

of operation occurs.

Was driving that, | mean,

what was you know? We talked about opportunity zones a
little bit,

you know. Got these incentives that have been laid out
that are supposed to be driving and scenting that investment
in that development with.

What your experience is happening there,

you know. So let's talk about incentives.

IAM one that's four incentives,

100% stuff that we do.

We wouldn't be able to do with that sentence.

But argument. Sentence is, it's not there to make a

performer make it developer Suite and his return on
investment.
Typically it's there and should be there as many what

the statue talks about is it's there,

if not for or but not for,

so you know. Where again where we are where you
know the country currently and it should be his face

is this focus and facing you know systemic.

And that's the word we keep hearing.

No racism in policing, but there are systemic racism in
the appraisal industry,

the banking industry, the development industry,

construction industry, and so when you ask me what's
affecting
what's going on on this side of town?

All those are part of it,

so you know, we absolutely should be focused on policing.
But they also part of that cry of the unheard

is economic opportunity.

And the things I just alluded to.

Really go against providing economic opportunity.
Jeffrey, let's you know, take a time.

Let's switch gears just a little bit and talk about

the role of the planner as it relates to equitable
development and how is the role of the planner.
You know, we think about the situation that we're in
in the history behind this House,
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the world, the planner changed overtime,
especially as it relates to issues like equity and equitable

development.

What will again? | mean,

| you know the the planner and at the earliest

stages of the emerging in the profession again early part
of 20th century,

you know lots of deference was given to the planner.
Someone coming into a community,

and in good numbers or community that planner did not
look like the people that were the majority of the
community coming in and talking about this best.

So this is the type of housing you should pursue.

This is where we believe roadways will go.

And a lot of difference was was given also coupled

with just not the same laws for people to be

able to make sure they're appropriately compensated for
property.

Things of that nature and it's LED us to development
patterns here that you know we will.

You know we will have to live wherever the Interstate
Highway system.

| think even the concept of urban renewal and understanding
that those plans were put in place,

not through any deep dialogue with neighborhood,

not with any deep dialogue necessarily looking at.

In equities, but looking at other factors that were not,

I'll say neighborhood centered or human centered or
individually centered.

You know these were patterns that were theoretically trying
to

take care of what people thought.

Were, you know, issues you know in a really kind
of A1 size fits all approach an we know that

that does not work,

and | think plan is really trying to take a

beating from the whole experience and probably mostly
through urban

renewal and then kind of retreated.

And then pull back and then as other issues were
merging where you know.

Talented professionals, you know, in a field that is ever
diversifying,
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and | think that's the other issue as well,
is that you know the planning profession,

as in all professions needs to be diverse and have

a variety of people with different backgrounds and different
experiences
so that when you're putting together goals and strategies you

know they are reflective of not a monolith but a

group of people.

So listening and listening more and figuring out how to
do that.

And it's much harder than it than it is to

to say.

You know to make sure that we're recognizing paths and
kind of owning history.

Also, knowing that we're not coming in with the magic
bullets,

but it's gonna be working collaboratively.

| think the best thing about planners now is trying

to unleash and support what people are doing individually so
the profession is changed.

You know a lot more than that.

We need, you know, to do.

| think one of the biggest things.

Is looking at community and working with community just
from
a sense of empowerment?

| mean some of the most rewarding projects we have

a planners or where your community to bite us in.

They've identified a need, you know,

we help to provide some from structural framework and then
they take it away from us as they should and

they advance the project and they implement the project and
they build upon it. That's the most successful relationship,
but that that takes time and real understanding.

But | do want to circle back to to Emmett

and what he said and | wrote it down here

on a sticky note about the whole idea.

You know, if you're not familiar with me,

you're not going to invest with me an | love

the way he applied that and took that beyond just

the idea about monetary investment.

You know, education, you know,

Environment Protection if you're not familiar with with who |
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am,
or at least attempt to get to know you're not
going to make an investment.

Financial investment, you know. Social investment in
educational investment.

That's that's huge.

So and then I'm going about this back to you
then.

So we talked about, you know I'm gonna go back
to opportunity zones again.

Just because that's something we've been talking about you
and
| have appeared at a few different events where we

were talking about opportunity zones in Kansas City,

and we're talking about the great opportunity to increase
investment

in some of these areas where we've seen an equity.
What what's happening why? Why | mean?

Is it relating to what Jeffrey and you were just
talking about related relationships?

And so on? Who? Where is this money?

Sit what what's happening with that?

So Kevin, | was on another one of these for

a taping with cancer.

Public television with Nick.

Post that was talking about opportunity zones and the topic
was,

you know, are they good?

Are they batch? They be scrapped as we're in an
election year and | basically said,

you know, let me say this.

Anything that provides an opportunity for private investment
to come

in continually.

Underserved communities is a good thing.

However, I'm going to say this.

| think it's unacceptable that here in Kansas City we

are the largest urban developer.

It's not even close. Particularly stuff of truth,

and | haven't had one conversation other than with Emily
core equity squared.

So shout out to Emily,

there to at least reach out to us.
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00:22:28 --> 00:22:30:
00:22:30 --> 00:22:33:
00:22:33 --> 00:22:36:
00:22:36 --> 00:22:39:

But other than that we haven't had a conversation and
it gets back to starting with.

If you're not familiar with where | am,

what we do. Our track record our balance sheet.
You're not going to come and look to place your
investments.

Their two most of these opportunity zone funds are controlled
or managed by.

On behalf of their clients either.

Banks, either accounting firms or lawyers.

Again, let's just look around town.

Some of our top lawyers and top accounting firms.
They're not where | am.

They're not sitting where I'm sitting,

anan. We've cleaned up a lot of the perception around
where | sit every day,

so we have that, and then we have to understand

it gets back to my opening remarks on the appraisal.
Systemic racism in appraisal. An example of that is,

is that in order to.

To garner some working capital,

we put up one of our assets there a 100%

performing asset with $200,000 of Noid and we got an
appraisal there that was 60%

lower than what we thought it should be and the
appraisal said if we were to go on the other

side of truth we would get the number that we

need. So we talk about opportunity zones.

Kevin is, you know the appreciation has to be there
on the real estate side of it to be able

to cash out at 10 years.

So when investors are wanting is even their social investors,
| want to be able to park my money,

take advantage of the tax break break.

| want to be able to also get a return

on my park money,

so | wanted a second bite of the Apple and

then Thirdly | want to be able to have all

my money paid back at the end of the 10

years. Well, if | already know that | have an

appraisal that's going to constrain me from a valuation,
guess what? That's going to impact me being able to
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