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Palestine Legacy Residences 5323 RS
 
Response to A. Dorge Questions 8/11/25
 

·      The final building total square footage is the result of extensive value engineering
and discussions with our operations consultant. A revision to the site plan was required
as at the same time the city provided the project almost $3,000,000 in funding based
upon the previous plan, the city also issued a building permit for a new convenience
store to the owner of a portion of the site we intended to acquire. I have attached the
final site and floor plans. The current drawings meet all KCMO building codes and have
been reviewed by DHSS staff. An application for a building permit was made on August
1, 2025.

 
·      The 2019 land acquisition cost of $300,000 was an estimate. The city required us to
have the site acquisition process managed by the Kansas City Area Transportation
Authority (KCATA) to have their power of condemnation available if the acquisitions
proved difficult. While it was not necessary to condemn any property owner, the more
complex negotiations did result in cost increases over the original land price estimate
and increases to the associated charges from the KCATA legal counsel. This process is
99% completed with title to some parcels remaining in KCATA ownership prior to
transfer to PEDC for the PLR. This transfer should occur within the next 60 days.
 
·      Detailed development cost breakdown attached.

On Mon, Aug 11, 2025 at 1:21 PM Dorge, Alison <Alison.Dorge@health.mo.gov> wrote:

Brian,

I have a few follow up questions regarding the cost overrun request:

 

Within the cost overrun request, you state that the increase is 16% from the approved
budget, however the project budget was decreased with the site change in 2019 to
$5,471,250. Therefore the $10,702,670 budget is about a 95% increase. The original
CON budget of $9,259,235 was based on a renovation project at the previous site.
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PALESTINE LEGACY RESIDENCES


Project Budget Breakdown


Construction Cost $7,685,912


Architecture Design $150,000


Architecture Supervision $25,000


Engineering $100,000


Other Equipment (FF&E) $351,000


Land Acquisition $300,000


Acquisition Legal $150,000


Project Mgmt Consulting $175,000


CON Consultant $35,000


Project Legal $295,000


Construction Interest $20,000


Other Costs (Attached) $1,415,758


Total $10,702,670


PLR Other Costs


Soils Test $15,000


Survey $18,000


Const. RE Taxes $8,000


Const. Insurance $28,500


Const. Inspections $13,000


Environ. Testing $13,000


Market Study $17,000


Appraisal $6,500


Title/Construct Disburse $36,000


Accounting $15,000


Contingency $225,000


Abatement / Demo $125,000


Special Inspections $18,300


Parkland Fee $27,000


Developer Fee (PEDC) $500,000


Replacement Reserve $39,000


Operating Reserve $236,458


Lease Up/Mkting $75,000


Total $1,415,758








Palestine Legacy Residents
12/11/2024


1 Earthwork 302,696.00             
2 Site Utilities 180,231.00             
3 Roads & Walks 38,499.00               
4 Retaining Wall 50,000.00               
5 Concrete 525,000.00             
6 Masonry 606,769.00             
7 Structural Metals 15,000.00               
8 Rough Carpentry 683,232.00             
9 Finish Carpentry 115,407.00             
10 Cabinets 83,000.00               
11 Waterproofing 62,500.00               
12 Insulation 104,707.31             
13 Roofing Systems 135,000.00             
14 Siding
15 Gutters & Downspouts 30,000.00               
16 Doors & Hardware 110,000.00             
17 Windows 50,000.00               
18 Drywall 400,000.00             
19 Flooring 111,500.00             
20 Carpet
21 Painting 85,000.00               
22 Signage 16,500.00               
23 Bathroom & Closet Acc 35,000.00               
24 Appliances 31,750.00               
25 Window Coverings 15,000.00               
26 Plumbing 618,950.00             
27 Fire Sprinklers 104,980.00             
28 HVAC 498,000.00             
29 Electrical 940,000.00             
30 Fire Alarm Systems 40,000.00               
31 Special Equipment
32 Landscaping 125,900.00             
33 MHDC Approved Impact Fees
34 Accessory Bldg
35 Demolition (int rehab)
36 Demolition (land make-ready) 103,858.00             
37 Fence 70,000.00               
38 Final Clean 12,500.00               
39 Bonding 80,000.00               
40 Permits 40,000.00               


Subtotal 6,420,979.31$       


6% GR 385,258.76$          
2% OH 128,419.59$          
6% Profit 385,258.76$          


Total Construction 7,319,916.41$       


5% Contingency 365,995.82$          


Grand Total Construction 7,685,912.23$       





		FIN BreakdownPLR





 

The square footage approved in 2019 was 25,000 and the proposed budget square
footage reflects 16,691- can you explain the decrease? Is the site plan still the same as
what was included in the site change request in 2019?

 

In 2019, the land acquisition costs were approved for $300k, but the cost overrun
request reflects $450k—can you explain the increase and why that was not included in
the previous budget?

 

You provided a break down of development costs on page 3 within the cost overrun
request, can you detail what line item each cost is included in on the Proposed Project
Budget form?

 

Please provide a response to these questions by August 15th. Thanks!

 

Alison Dorge

Regulatory Compliance Manager

Certificate of Need & Supplemental Health Care Service Agencies

Missouri Department of Health and Senior Services

*: Alison.Dorge@health.mo.gov | (: 573-751-6700 or 573-418-4602

 

This email is from the Missouri Department of Health and Senior Services.  It contains confidential or
privileged information that may be protected from disclosure by law.  Unauthorized disclosure,
review, copying, distribution, or use of this message or its contents by anyone other than the
intended recipient is prohibited.  If you are not the intended recipient, please immediately destroy
this message and notify the sender at the following email address:  alison.dorge@health.mo.gov or by
calling (573) 751-6700. 

 

-- 
Brian H. Collins, AICP
Dromara Development, LLC
301 East Armour Boulevard, Apt. 303
Kansas City, MO 64111
816-651-6422
brian@dromara.com
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