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November 24, 2025



TIF Commission Proceedings
• TIF Plan Review
• Required Findings
• Public Testimony
• Questions and Issues Raised by 

Commissioners
• Commission discussion and deliberation 
• Resolution: recommendation to City Council 
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Requested Incentives
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Sources and Uses



TIF Required Findings
1. Blighted Area
2. But For Test and Financial Feasibility
3. Conforms to Comprehensive Plan
4. Estimated date to terminate TIF has been stated 

(maximum 23 year limit)
5. Relocation Plan has been prepared
6. Cost Benefit Analysis has been prepared 
7. No gambling establishment
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1. Blight Finding
• Area has already been declared blighted by City Council 

– LCRA Blight Finding in 2014-15

• Developer Blight Study, Exhibit 6
– Component 1 (p.17): Insanitary or Unsafe Conditions 
– Component 2 (p.28): Deterioration of Site Improvements 
– Component 3 (p.32): Conditions which Endanger Life or Property 

• Economic Underutilization
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2. But For Test & Financial Feasibility
“But For Test” in Section 99.810(1), RSMo:
(1) The redevelopment area has not been subject to 

growth and development through investment by private 
enterprise and 

(2) would not reasonably be anticipated to be developed 
without the adoption of tax increment financing.

Financial Feasibility Analysis in Section 99.810(5), RSMo:
Sufficient information from the developer for the 
Commission to evaluate whether the project as proposed is 
financially feasible.
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2. But For Test & Financial Feasibility
Analysis from Baker Tilly Municipal Advisors as 
City’s Financial Advisor:
• Satisfaction of “But For Test”
• Rate of Return without incentives
• Rate of Return with incentives, reasonableness
• Acceptable range of return to undertake project
• Reasonableness of construction costs
• Reasonableness of revenue assumptions
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3. Conforms to Comprehensive Plan
Planning Commission Action in 2025
• November 13, 2025 – Recommended approval 

of rezoning and preliminary development plan 
for Phase 1

• Discussion covered entire Redevelopment Area
• Ignite! Comprehensive Plan calls for mixed use 

development in the Redevelopment Area
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3. Conforms to Comprehensive Plan
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TIF Required Findings

4. Estimated date to terminate TIF has 
been stated (maximum 23 year limit)

5. Relocation Plan has been prepared
6. Cost Benefit Analysis has been 

prepared 
7. No gambling establishment
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Other Required Plan Components

• Mandatory Plan Contents 
• Evidence of Commitments to Finance Project 

Costs 
• Developer affidavit – Blight and “But For Test”
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City Economic Development 
Incentive Policy

• Preference: less than 25% TIF reimbursement
• Developer request is 17.7% TIF reimbursement
• Total incentive request is 22.5% of total project 

costs
• TIF Contract control mechanisms
 Rate of Return limitation
 Development Cost Savings provision
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Historical TIF Data
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Requested Incentives
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