
AGENDA 
TAX ABATEMENT AND TAX INCREMENT FINANCING ADVISORY COMMISSION 

 
November 28, 2016, 5:00 p.m. 

4th Floor Conference Room, Busch Municipal Building 
 
 

1. Welcome and Introductions 
 

2. Election of Officers 
 

3. Approval of Minutes for the March 4, 2013 TIF Commission Meeting 
 

4. Public Hearing for Springfield Plaza TIF Redevelopment Projects  
a. Presentation from Developer – Tom Rankin 
b. Staff Comments  
c. Public Comments 
d. TIF Commission Questions and Discussion 

 
5. Resolution 2016-1: Recommendation for Springfield Plaza TIF Redevelopment Projects  

 
6. Discussion of the Springfield Tax Increment Financing 2015 Annual Report 

 
7. Adjourn 

 
 
Contact person:  Sarah Kerner  
   Interim Economic Development Director  
   417-864-1035 
 
 
In accordance with ADA guidelines, if you need special accommodations when attending any City 
meeting, please notify the City Clerk’s Office at 864-1443 at least three days prior to the scheduled 
meeting. 



November 21, 2016 

 
 

City of Springfield 
Tax Abatement and Tax Increment Financing Commission 

 
 

Mayoral Appointments 
Ken McClure, City Council 
Regina Cooper, Springfield – Greene County Library Board 
Brian Fogle 
Ron Hawley 
Tim Rosenbury 
Jeff Schrag 
 
Greene County Appointments 
Bob Cirtin 
Harold Bengsch 
 
Republic School District Appointments 
Ed Cantrell 
Chance Wistrom 
 
“Other Taxing Jurisdictions”  Appointment 
Rob Rector 

 
 
 



Tax Abatement and Tax Increment Financing Advisory Commission 
March 4, 2013 

4th Floor Conference Room, Busch Municipal Building 
 
 

 TIF COMMISSION PRESENT: Harold Bengsch; Ed Cantrell; Jerry Compton; Regina 
Cooper; Brian Fogle; Ron Hawley; Rob Rector; Jeff Schrag; Jim Viebrock; 
Chance Wistrom. 

 
TIF COMMISSION ABSENT: Tim Rosenbury 
 
OTHERS PRESENT: John Brancaglione; David Bushek; Jeff Childs; Rob Dixon; Tom Kissee; 
Martha Mundt; Rick McConnell; Tom Rankin; Randell Wallace. 
 
STAFF: Brenda Cirtin; Fred Marty; Mary Lilly Smith; Judy White.  
 

__________________________________________________________________________ 

 
Swearing in of Members 
 
In absence of a Chair, City Clerk Brenda Cirtin called the meeting to order at approximately 6:30 
p.m.  Ms. Cirtin swore in the members.  Self introductions were made and a quorum was present. 

 
Election of Officers:   
 

• Harold Bengsch made a motion to elect Brian Fogle as Chairman and Jim Viebrock 
seconded the motion.  Brenda Cirtin made a motion for nominations to cease and it was 
seconded.  Ms. Cirtin made a motion for Mr. Fogle to be made Chair by acclamation.  
Regina Cooper seconded the motion.  Motion carried.  Ms. Cirtin relinquished the 
meeting to Mr. Fogle to continue with the elections;   

• Jeff Schrag made a motion to elect Rob Rector as Vice Chair and the motion was 
seconded by Regina Cooper.  Motion carried. 

• Rob Rector made a motion to elect Chance Wistrom as Secretary.  Jim Viebrock 
seconded the motion.  Motion carried. 

 
Overview of Tax Increment Financing 
Mary Lilly Smith, Economic Development Director, provided an overview of Tax Increment 
Financing. 
 
Springfield Plaza TIF Redevelopment Plan Public Hearing 
 
TIF Commission Chairman Brian Fogle opened the Public Hearing. 
 
Tom Rankin and Jeff Childs, developers of the project, made a presentation on the Springfield 
Plaza TIF Redevelopment Plan. 
 
Mr. Fogle presented a question regarding retailers; it was mentioned second stores were a 
possibility but are there some chances that other retailers that aren’t here might have a shot at 
getting into that location.  Mr. Rankin responded that first things first and to get the project 
started we have to have some co-tenancy but at this time we do not have enough interest to get 
the project started.  Hopefully we’ll have new-to-market retailers come and see Springfield Plaza 
as a great proven growing location in the west part of town.  Yes, I think we will have new 



retailers (first location) stores locate here but more likely we’re going to start with second store 
locations for a lot of retailers. 
 
Question was asked for an explanation of the criteria of the five (5) year period where the City 
reviews the TIF and has the right to cancel.  Ms. Smith explained that this would be contained in 
the Redevelopment Agreement between the City and the Developer.  One of our concerns is that 
we will not be adopting an ordinance to activate and start capturing revenue until there is actually 
something built there and according to the state statue you have ten (10) years to activate a 
project area.  If you wait until year 10 to activate then it goes eighteen years out and that is 
twenty-eight years and that seems like a very long time to see something happen.  The City 
wanted an opportunity in the fifth year if they haven’t made substantial progress on their project 
for Council to be able to review it and talk with the Developer to decide whether they want to 
cancel it then or give more time.  If they have letters of intent and are getting ready to begin 
construction then they can proceed but if things are falling apart and nothing is happening we 
don’t want that obligation to sit out there. 
 
John Brancaglione, PGAV Urban Planning Consultants, presented the findings of the Blight 
Qualification Study.  He indicated that the State TIF Act defines blighted area and the subject 
property exhibits the following qualifying criteria:  defective or inadequate street layout; 
unsanitary or unsafe conditions; deterioration of site improvements and improper subdivision or 
obsolete platting which has led to economic underutilization and made the property an economic 
liability to the community.  
 
Rick McConnell, Gilmore & Bell, presented the Cost Benefit Analysis of the Plan.  The 
Developer was requested to present what the rate of return was expected with and without the 
TIF.  This information shows that the project is not economically viable without the assistance of 
TIF.  Rick McConnell distributed a memo dated March 4, 2013 regarding the Springfield Plaza 
TIF Development Project Financial Feasibility Analysis.  Mr. Rankin presented the information 
contained in the memo and requested the Commission review Exhibit 7 in the binder as the 
source of the analysis.   
 
Rick McConnell confirmed the project would not develop without tax increment financing and 
the Financial Feasibility Analysis indicates that the numbers are consistent with numbers seen on 
other projects around the state. 
 
Mr. Fogle opened the discussion for Public Comments. 
 
Tom Kissee, South Creek Development, noted that the area has fought blight for 28 years and 
there are vast improvements that have been made in the area but it is blighted.  I am very excited 
that Jeff and Tom have come to the area and will bring future retail development.  There is a 
need and the area is under used.  The neighbors welcome the development and appreciate all the 
work involved. 
 
TIF Commission Chairman, Brian Fogle requested any final questions and/or comments. 
 
Regina Cooper asked if any relocations would occur.  No relocations are necessary and this is an 
undeveloped property.  No further questions. 
 
Rick McConnell asked for the consideration of Resolution 2013-01; Recommending Approval of 
the Springfield Plaza TIF Plan, Approval of the Redevelopment Area, Designation of Blight 
within the Redevelopment Area, Approval of the Redevelopment Projects and Approval of the 
Developer of Record to the City Council. 
 



TIF Commission Chairman, Brian Fogle opened the discussion for comments from the 
Commissioners.   

• Jeff Schrag is comfortable moving forward with recommending this after tonight’s 
discussion. 

• Regina Cooper stated as a taxing jurisdiction and someone that lives in this area,  that 
blighted is a good description of the area and no one else is stepping up to do anything 
about the area and she would welcome this type of development on that side of town.  
Pay back in 18 years and getting 25% of the increased property taxes for the taxing 
jurisdictions right away makes it much more palatable.   

• Chance Wistrom stated that coming from the School District that this is a win win for us 
and for the School District and eastern Republic. 

• Rob Rector said that this was a well thought-out plan and the fact you thought about 
those years and giving back to the community sooner.  It’s a great plan. 

 
With no further discussion Jeff Schrag moved to close the Public Hearing. 
 
Regina Cooper moved to approve the Resolution as presented.  Rob Rector seconded the motion.   
Motion carried unanimously. 
 
 

• Adjournment 
 
Moved and seconded to adjourn.  Motion carried.  The meeting was adjourned at 8:00 pm 
 
 
 
 
      



 

EXHIBIT LIST 
 

SPRINGFIELD PLAZA TAX INCREMENT FINANCING REDEVELOPMENT PLAN 
 

PUBLIC HEARING FOR REDEVELOPMENT PROJECTS BEFORE  
THE TAX ABATEMENT AND TAX INCREMENT FINANCING COMMISSION 

Hearing opened November 28, 2016 
 

 
1. Roster of the Tax Abatement and Tax Increment Financing Advisory Commission for 

consideration of the Springfield Plaza Tax Increment Financing Redevelopment Projects 

2. Springfield Plaza Tax Increment Financing Plan (“Redevelopment Plan”), dated February 1, 
2013 

3. Resolution No. 2013-1 approved by the TIF Commission on March 4, 2013 

4. Ordinance No. 26231 adopted on May 6, 2013 which approved the Redevelopment Plan 

5. Ordinance No. 26232 adopted on May 6, 2013 which approved the Springfield Plaza Tax 
Increment Financing Agreement  

6. Excerpt of Minutes from the May 6, 2013 City Council meeting 

7. Springfield Plaza Tax Increment Financing Agreement dated May 6, 2013 

8. Ordinance No. 26641 adopted on October 12, 2015 which approved the Springfield Plaza 
Community Improvement District  

9. Notice of TIF Commission public hearing sent to taxing districts on October 13, 2016, and return 
receipts 

10. Affidavit of Publication for First Published Notice, published in The News Leader on October 31, 
2016 

11. Notice of TIF Commission public hearing sent to tax payers on November 14, 2016, and return 
receipt 

12. Affidavit of Publication for Second Published Notice, published in The News Leader on 
November 21, 2016 

13. Sunshine Law Notice of TIF Commission Meeting posted on November 21, 2016 



 
November 21, 2016 

 
TO:    Springfield Tax Abatement and Tax Increment Financing Commission  
 
FROM: David Bushek 
 
RE: Public Hearing for approval of the Redevelopment Projects for the Springfield 

Plaza Tax Increment Financing Plan 
 
 
Summary of Requested Action 
 
The purpose of the TIF Commission public hearing is to make a recommendation to the City 
Council regarding the activation of two redevelopment projects (see attached map) for the 
Springfield Plaza Tax Increment Financing Plan (the “TIF Plan”).  This will allow bills to be 
introduced to the City Council within 14 to 90 days following the completion of the TIF 
Commission public hearing which would approve the two TIF Redevelopment Projects for the 
TIF Plan.  The City has already approved the TIF Plan, approved the Springfield Plaza 
Community Improvement District and executed a Redevelopment Agreement with the developer 
of record, and the sole purpose of the TIF Commission public hearing is to initiate a new time 
period during which the Redevelopment Project ordinances may again be introduced to the City 
Council for final action.  As discussed below, nothing about the scope of the project is changing, 
and this step is only needed for procedural reasons. 
 
 
Procedural History 
 
The City Council adopted Ordinance No. 26231 on May 6, 2013 which approved the TIF Plan.  
The City and Springfield Plaza Real Estate, LLC (the “Developer”) executed the Tax Increment 
Financing Redevelopment Agreement for the Springfield Plaza Redevelopment Area dated as of 
May 6, 2013 (the “TIF Agreement”).   
 
On May 6, 2013, the Council also held first reading of Bill Nos. 2013-084 and 2016-085, which 
would approve Redevelopment Project 1 and 2, respectively, within the Redevelopment Area for 
the TIF Plan and activate the collection of tax increment financing revenues within each area.  
The Council voted to table Bill Nos. 2013-084 and 2013-085 on May 6, 2013, at the request of 
Developer, to delay the start of the time period during which tax increment financing revenues 
would be collected in the project areas.  This is a customary practice so the TIF collection time 
period does not start until the end of construction. 
 

816-221-1000 
FAX: 816-221-1018 

WWW.GILMOREBELL.COM  
GILMORE & BELL, A PROFESSIONAL CORPORATION 

ATTORNEYS AT LAW 
2405 GRAND BOULEVARD, SUITE 1100 
KANSAS CITY, MISSOURI  64108-2521 

 

OTHER OFFICES: 
ST. LOUIS, MISSOURI 

WICHITA, KANSAS 
LINCOLN, NEBRASKA 
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Each redevelopment project area is limited to a 23-year period by state statute, and Developer 
requested a delay in the adoption of the Redevelopment Project ordinances in order to maximize 
the collection of TIF revenues during each applicable time period.  The Developer is ready to 
move forward with development in the Redevelopment Project 1 area and has requested approval 
of the project ordinance in order to initiate the collection of TIF revenues in that area.  The 
Redevelopment Agreement restricts the collection of TIF revenues within each redevelopment 
area to 18 years. 
 
By operation of City procedural rules, Bill Nos. 2013-084 and 2013-085 have expired because 
the bill sponsors are no longer on the City Council.  The TIF Commission needs to hold a new 
public hearing on the redevelopment projects to initiate a new time period (14-90 days following 
the conclusion of the TIF Commission hearing) during which bills to approve the 
Redevelopment Projects may again be introduced to the City Council for action. 
 
 
TIF Plan Background (No change from what was previously approved) 
 
The Redevelopment Area is generally located southwest of West Sunshine Street and West 
Bypass (Highway 160) containing approximately 96 acres of land (the “Redevelopment Area”).  
The TIF Plan provides that the Redevelopment Area contains two Redevelopment Project Areas 
in which TIF collection will be activated (maps in Exhibit 4 of the TIF Plan).  Redevelopment 
Project 1 is the northern approximately 35.5 acres of property within the Redevelopment Area 
that is expected to be developed first with approximately 182,500 square feet of commercial 
retail development.  Redevelopment Project 2 is the southern approximately 61.8 acres of 
property within the Redevelopment Area that is expected to develop second with approximately 
250,000 square feet of office uses.   
 
The total project costs for the entire TIF Plan are projected to be about $78.5 million (budget in 
Exhibit 7 of the TIF Plan).  The Reimbursable Project Costs are projected to be about $9.58 
million (about 12% of total project costs), which consist of the costs of the primary road 
improvements that serve the development, utility costs, the cost of a detention basin, and 
professional fees and capitalized interest on Developer’s private construction loan.  Developer 
will incur one or more private loans or use private equity to pay for all project costs including the 
Reimbursable Project Costs, and TIF revenues will be used to reimburse developer as those 
revenues are collected by the City under the TIF Plan.  The TIF revenues that are collected under 
the TIF Plan will be used to reimburse Developer on a “pay as you go” basis as TIF revenues are 
generated by the new development.  The City will not issue bonds to finance the Reimbursable 
Project Costs.  TIF revenues will be collected for 18 years within each Redevelopment Project, 
after which each Redevelopment Project will be terminated. 
 
The revenues to be collected under the TIF Plan consist of (1) 75% of the incremental increase in 
annual real property tax revenues generated by the project, over and above the annual base 
amount of taxes generated by the property before the project was approved, which are called the 
Payments In Lieu of Taxes (PILOTs) and (2) 50% percent of the incremental increase in sales 
taxes, over and above the amount of sales taxes generated by the project in the year before each 
Redevelopment Project is approved by ordinance (Cost Benefit Analysis in Exhibit 8 of the TIF 
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Plan).  Each year, 25% of the incremental increase in real property taxes will be declared as 
“Surplus PILOTs” and disbursed to the real property taxing districts along with the base real 
property taxes. 
 
The TIF Agreement provides that the maximum principal amount of reimbursement to be 
provided to Developer is $9,963,000, which is the estimated cost of the public improvements that 
will be constructed for the project which consists primarily of road improvements.  The 
Agreement provides that Developer will also receive interest on the Reimbursable Project Costs 
that are certified by the City, until those principal costs have been fully reimbursed, at the actual 
interest rate associated with the private loans incurred by Developer to finance the improvements 
that are the Reimbursable Project Costs.  The Agreement also provides for reimbursement to 
developer for certain Financing Costs incurred by Developer, the Administrative Costs incurred 
by the City and paid by Developer, and costs which may be incurred by Developer in defense of 
the plan or indemnification to the City for actions brought in connection with the TIF Plan. 
 
Reimbursement will be provided only as TIF revenues are generated by the project and collected 
by the City in the Special Allocation Fund that is created for the TIF Plan.  No bonds will be 
issued by the City pursuant to the TIF Agreement unless the City elects in its sole discretion to 
issue bonds at a future date, and the City is not obligated to make payments from the City’s 
General Fund or any other source of funds other than the TIF revenues which are collected in the 
Special Allocation Fund for the TIF Plan.  The Agreement provides for an ongoing source of 
funds to reimburse the City for all costs incurred by the City to implement the TIF Plan and the 
TIF Agreement.   







May 6, 2013 

Springfield, Missouri 

  

  The City Council met in regular session May 6, 2013 in the Council Chambers at 

City Hall.  The meeting was called to order by Mayor Bob Stephens. A prayer was 

given by Doug Burlison. 

    

Roll Call   

  

Present: Craig Hosmer, Doug Burlison, Jeff Seifried, Mike Carroll, Craig Fishel, 

Jerry Compton, Jan Fisk, Cindy Rushefsky, and Bob Stephens.  Absent: None.   

    

Minutes  The minutes of April 22, 2013, were approved as presented.  

    

Consent 

Agenda 

The Consent Agendas were approved as amended. 

  

Councilman Burlison requested Council Bill 2013-100 be removed from Consent 

Agenda First Reading Bills.  Brenda Cirtin, City Clerk, informed Council that Council 

Bill 2013-100 would become Item #11.5. 

    

  CEREMONIAL MATTERS: 

    

  Mayor Stephens recognized a Boy Scout Troop in attendance working on their 

citizenship badge.  

    

  CITY MANAGER REPORT AND RESPONSES TO QUESTIONS RAISED AT THE APRIL 

22, 2013 MEETINGS: 

    

  Greg Burris, City Manager, responded all questions had been answered.  He noted 

on April 27, 2013 a celebration was held in honor of the 175th anniversary of the 

City of Springfield.  He added the celebration was held on Park Central Square and 
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  EMERGENCY BILLS. 

    

  PUBLIC IMPROVEMENTS. 

    

  GRANTS. 

    

  AMENDED BILLS. 

    

  The following bills appeared on the agenda under Second Reading Bills:  

    

Springfield Plaza 

TIF 

Sponsor: Burlison.  Amended Council Bill 2013-082. A special ordinance approving 

the Springfield Plaza Tax Increment Financing Plan, establishing a redevelopment 

area, designating the redevelopment area as a blighted area, making other 

required findings for the redevelopment plan and directing staff to implement the 

redevelopment plan. 

    

  Mayor Pro Tem Seifried moved to amend the proposed by adding the Record of 

Proceeding from the Planning and Zoning Commission meeting.  Councilman 

Burlison seconded the motion and it was approved by the following vote: Ayes: 

Hosmer, Burlison, Seifried, Carroll, Fishel, Compton, Fisk, Rushefsky, and 

Stephens. Nays: None. Absent: None. Abstain: None. 

    

  Amended Council Bill 2013-082.  Special Ordinance 26231 was approved by the 

following vote: Ayes: Hosmer, Burlison, Seifried, Carroll, Fishel, Compton, Fisk, 

Rushefsky, and Stephens. Nays: None. Absent: None. Abstain: None. 

    

Springfield Plaza 

TIF 

Sponsor: Seifried.  Council Bill 2013-083. A special ordinance approving the Tax 

Increment Financing Redevelopment Agreement between Springfield Plaza Real 

Estate, Inc., and the City of Springfield for the Springfield Plaza Tax Increment 

Financing Redevelopment Plan. 
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  Council Bill 2013-083.  Special Ordinance 26232 was approved by the following 

vote: Ayes: Hosmer, Burlison, Seifried, Carroll, Fishel, Compton, Fisk, Rushefsky, 

and Stephens. Nays: None. Absent: None. Abstain: None. 

    

Springfield Plaza 

TIF 

Sponsor: Carroll.  Council Bill 2013-084. A special ordinance approving 

Redevelopment Project 1 for the Springfield Plaza Tax Increment Financing Plan 

and initiating tax increment financing therein. 

    

  Councilman Carroll moved to table the proposed and continue the public hearing.  

Councilman Compton seconded the motion and it was approved by the following 

vote: Ayes: Hosmer, Burlison, Seifried, Carroll, Fishel, Compton, Fisk, Rushefsky, 

and Stephens. Nays: None. Absent: None. Abstain: None. 

    

Springfield Plaza 

TIF 

Sponsor: Hosmer.  Council Bill 2013-085. A special ordinance approving 

Redevelopment Project 2 for the Springfield Plaza Tax Increment Financing Plan 

and initiating tax increment financing therein. 

    

  Councilman Compton moved to table the proposed and continue the public 

hearing.  Councilman Hosmer seconded the motion and it was approved by the 

following vote: Ayes: Hosmer, Burlison, Seifried, Carroll, Fishel, Compton, Fisk, 

Rushefsky, and Stephens. Nays: None. Absent: None. Abstain: None. 

    

  The following bills appeared on the agenda under Public Hearings: 

    

  The following bills appeared on the agenda under First Reading Bills: 

    

  Mayor Stephens noted if there were no objections from Council, Council Bill 

2013-096 and Council Bill 2013-097 would be read and discussed at this time.   
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RESOLUTION NO. 2016-1 
 
A RESOLUTION OF THE SPRINGFIELD TAX ABATEMENT AND TAX INCREMENT 
FINANCING COMMISSION RECOMMENDING APPROVAL OF THE REDEVELOPMENT 
PROJECTS FOR THE SPRINGFIELD PLAZA TAX INCREMENT FINANCING PLAN. 

 
WHEREAS, the Springfield Tax Abatement and Tax Increment Financing Commission (“TIF 

Commission”) has been duly formed by the City Council of the City of Springfield, Missouri (“City 
Council”) pursuant to Section 99.820.2 of the Revised Statutes of Missouri (“RSMo”); 

 
WHEREAS, on March 4, 2013, the TIF Commission adopted Resolution No. 2013-1 which 

recommended approval of the Springfield Plaza Tax Increment Financing Plan (“TIF Plan”), for the 
redevelopment of the area generally lying southwest of West Sunshine Street and West Bypass (Highway 
160) containing approximately 96 acres of land (the “Redevelopment Area”) that would be developed in 
two separate redevelopment projects (the “Redevelopment Projects”) to be carried out by Springfield 
Plaza Real Estate, LLC (the “Developer”); 
 
 WHEREAS, the City Council adopted Ordinance No. 26231 on May 6, 2013, which approved the 
Redevelopment Plan, and also adopted Ordinance No. 26232 which approved the Springfield Plaza Tax 
Increment Financing Redevelopment Agreement (the “Redevelopment Agreement”) to implement the 
Redevelopment Plan;  
 
 WHEREAS, on May 6, 2013, the City Council introduced Bill Nos. 2013-084 and 2013-085 
which would approve the Redevelopment Project 1 and Redevelopment Project 2, respectively, and such 
bills have since become void by the operation of local procedural rules;  
 
 WHEREAS, the City and Developer entered into the Redevelopment Agreement dated May 6, 
2013 to implement the Redevelopment Plan; 
 
 WHEREAS, on October 12, 2015, the City Council adopted Ordinance No. 26641 which 
approved the Springfield Plaza Community Improvement District as a companion funding source to fund 
reimbursable project costs that are associated with implementation of the Redevelopment Plan; 
 
 WHEREAS, on October 13, 2016, written notice of the scheduled TIF Commission public 
hearing regarding activation of the Redevelopment Projects was mailed to all taxing districts from which 
taxable property is included in the proposed Redevelopment Area (“Taxing Districts”), in compliance 
with Sections 99.825 and 99.830, RSMo; 
  
 WHEREAS, on October 31, 2016, the City published notice in The News Leader of the scheduled 
TIF Commission public hearing to consider the Redevelopment Projects, in compliance with Section 
99.830, RSMo; 
 
 WHEREAS, on November 14, 2016, the City mailed written notices of the scheduled TIF 
Commission public hearing to all persons in whose name the general taxes for the last preceding year 
were paid on each lot, block, tract, or parcel of land lying within the Redevelopment Area, in compliance 
with Section 99.830, RSMo; 
 
 WHEREAS, on November 21, 2016, the City again published notice in The News Leader of the 
scheduled TIF Commission public hearing to consider the Redevelopment Projects, in compliance with 
Section 99.830, RSMo; 
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 WHEREAS, on November 21, 2016, notice of the TIF Commission meeting at which the public 
hearing will be held for consideration of the TIF Plan was posted in compliance with the Missouri 
Sunshine Law, Sections 610.010 to 610.225, RSMo; 
 

WHEREAS, a copy of the notice of the public hearing has been submitted to the Director of the 
Department of Economic Development, in compliance with Sections 99.825 and 99.830, RSMo; 
 
 WHEREAS, on November 28, 2016, at 5:00 p.m., the TIF Commission opened the public hearing 
to consider the Redevelopment Projects and, after taking evidence and testimony during the hearing, 
closed the public hearing; 
 
 WHEREAS, the public hearing conducted by the TIF Commission to consider the 
Redevelopment Projects was open to the public, a quorum of the Commissioners was present and acted 
throughout, and the proper notice of such hearing was given in accordance with all applicable laws 
including Chapter 610, RSMo; and 
 
 WHEREAS, after considering the evidence and testimony received at the public hearing, the TIF 
Commission now desires to recommend that the City Council approve the Redevelopment Projects. 
 
 NOW, THEREFORE, be it resolved by the Tax Increment Financing Commission for the City of 
Springfield: 
 

1. Recommendation.  The TIF Commission recommends that the City Council adopt 
ordinances to approve the Redevelopment Projects for the Redevelopment Plan. 
 

APPROVED BY THE TAX ABATEMENT AND TAX INCREMENT FINANCING 
COMMISSION FOR THE CITY OF SPRINGFIELD THIS 28TH DAY OF NOVEMBER, 2016. 
 
 
 

By:       
 

      Name:  ______________________________ 
  

Chair of the Tax Increment Financing Commission 
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2015 Annual Report



City of Springfield, Missouri 2015 TIF Report 1 

City of Springfield, Missouri 

2015 Annual Report on Tax Increment Financing 

Introduction to Tax Increment Financing (TIF) 
 
Tax increment financing (“TIF”) under the Real Property Tax Increment Allocation 
Redevelopment Act, Sections 99.800 to 99.865, RSMo. (the “TIF Act”), is a mechanism to 
capture incremental tax revenues resulting from redevelopment and apply those revenues to 
pay redevelopment project costs. 
 
What tax revenues does TIF affect? 
The TIF Act allows for the capture of up to 100% of local incremental real property taxes 
(excluding the merchants and manufacturers replacement surtax and Missouri Blind Pension 
Fund) and up to 50% of local incremental economic activity taxes (i.e., sales, utility and earnings 
taxes) generated within a redevelopment area. Incremental taxes are measured by comparing 
the current tax revenue to the revenues generated in the year prior to adoption of TIF. If 
approved by the state, incremental state tax revenues may also be available. Personal property 
taxes and certain sales taxes (including those levied on the sales of hotel and motel rooms) are 
not captured by TIF. 
 
How is TIF adopted? 
Prior to adoption of TIF, a municipality must: 

1. Establish a TIF Commission as prescribed in the TIF Act; 
2. Prepare a redevelopment plan and cost‐benefit analysis that describes the economic 

impact on the affected taxing jurisdictions if the project is built and that defines the 
reimbursable project costs that can be paid for by TIF revenues; and 

3. Have the Springfield TIF Commission hold a public hearing regarding the proposed 
redevelopment plan and project and make a recommendation to City Council.   

 
After completion of the hearing and receipt of the TIF Commission’s recommendation, the City 
Council may then make the findings required by the TIF Act, approve the redevelopment plan 
and project, designate the redevelopment area and adopt TIF. The City will also need to enter 
into a redevelopment agreement with a developer prescribing the terms and conditions upon 
which TIF revenues will be applied to a redevelopment project. 
 
The TIF Act requires the city to make several findings, including that the redevelopment area 
qualifies as a “blighted area,” “conservation area” or “economic development area” (as those 
terms are described in the TIF Act) and that the project would not be feasible without TIF 
assistance. 
 
What type of costs can TIF fund? 
The use of TIF revenues is limited to the uses set forth in each TIF Plan, which may only include 
the following items which are set forth in the TIF Act:  
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1. Costs of studies, surveys and plans; 
2. Professional service costs, such as financial advisory fees, bond counsel fees and 

planning expenses, subject to certain limitations as provided in the TIF Act; 
3. Land acquisition and demolition costs; 
4. Costs of rehabilitating and repairing existing buildings; 
5. Initial costs for an economic development area; 
6. Costs of constructing public works or improvements, such as street lighting, street 

repairs or parking; 
7. Financing costs, including bond issuance costs, capitalized interest and reasonable 

reserves, and debt service on bonds; 
8. Capital costs incurred by any taxing jurisdiction as a direct result of the project; and 
9. Relocation costs. 

 
How long can TIF operate? 
TIF can be utilized for up to 23 years from the date of approval of any redevelopment project. 
Redevelopment projects must be approved within 10 years from approval of a redevelopment 
plan. 
 
What on‐going administrative responsibilities will municipalities have? 
The City is required to file an annual report with the Missouri Department of Economic 
Development concerning the status of each redevelopment plan and project. Every five years, 
City Council must hold a public hearing to determine if the redevelopment project is making 
satisfactory progress under the proposed time schedule contained in the redevelopment plan.   
Finally, City Council is reponsible for approving the expenditures of TIF revenues. 
 
Source: Missouri Municipal Finance Guide, prepared by Gilmore & Bell, P.C., April 2012.   

http://gilmorebell.com/MO%20Muni%20Finance%20Guide%20(Apr%202012).pdf


City of Springfield, Missouri 2015 TIF Report 3 

City of Springfield TIF Update - 2015 

In accordance with statutory requirements, the City of Springfield, Missouri (the “City”) has 
prepared this comprehensive review of the three tax increment financing projects located in 
the City, commonly referred to as the Commercial Street TIF, Jordan Valley Park TIF, and 
Springfield Plaza TIF.  
 
Two of Springfield's TIFs, Commercial Street and Jordan Valley Park, are focused on 
redevelopment of central and north Springfield.  The newest TIF, Springfield Plaza, will help 
fund extensive public improvements for a growing retail activity center in southwest 
Springfield.  
 
The information supplied in this report is on the cash basis for receipts and disbursements for 
the year ending December 31, 2015.  The cash basis is a method of recording accounting 
transactions for revenue and expenses only when the corresponding cash is received or 
payments are made. Thus, revenue is recorded only when funds are received, and payables are 
recorded only when they are paid. 
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Jordan Valley Park TIF 
 
The Jordan Valley Park TIF Plan was approved on October 23, 2000 by Special Ordinance No. 
23917.  It was subsequently amended by City Council on November 13, 2001 by Special 
Ordinance No. 24114.  
 
Redevelopment Area Location 
The Jordan Valley Park Redevelopment Area is located in the eastern portion of center city.  The 
area compromises approximately 228 acres and is generally bounded by the BNSF Railroad spur 
to the north, the southern border of the properties along the south side of Walnut Street to the 
south, Jefferson and Kimbrough Avenues to the west, and Kickapoo and National Avenues to 
the east.  A map of the area is attached.   
 
TIF Plan Objectives 
The purpose of the Plan is to finance the construction of significant public and private facilities 
in Center City in order to accomplish the following objectives: 

1. To eliminate adverse conditions which are detrimental to public health, safety, morals 
or welfare in the Redevelopment Area and to eliminate and prevent recurrence thereof; 

2. To enhance the tax base of the City and other Taxing Jurisdictions by developing the 
Redevelopment Area to a more beneficial use;  

3. To encourage private investment in the surrounding area that will increase employment 
opportunities and discourage commerce, industry and manufacturing from moving their 
operations to another state; 

4. To increase employment, housing and recreational opportunities in the City; and 
5. To stimulate development that would not otherwise occur without Tax Increment 

Financing assistance. 
 
Redevelopment Project Areas 
The Jordan Valley Park TIF contains eight redevelopment project areas, five of which have been 
activated.  Those redevelopment project areas have facilitated rehabilitation and expansion of 
the Springfield Expo Center, as well as construction of Jordan Valley Park, the Mediacom Ice 
Park, Hammons Field, the Jordan Valley Car Park, Holiday Inn Express, and additional surface 
off‐street parking.   The redevelopment project areas are detailed below.  Please note more 
than 10 years have passed since the approval of this redevelopment plan; therefore, the three 
remaining redevelopment projects areas cannot be activated.  
  

https://www1.springfieldmo.gov/bills_pdfs/ORD24114.pdf
https://www1.springfieldmo.gov/bills_pdfs/ORD24114.pdf
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Redevelopment 
Project Number 

Description Activated by Date activated Expiration date 

1 Jordan Valley Park Special Ordinance  
No. 23918 

October 23, 
2000 

October 22, 
2023 

2 Ice Park Special Ordinance  
No. 24112 

November 13, 
2001 

November 12, 
2024 

3A Expo, garage, 
multipurpose 

arena 

Not activated ‐ ‐ 

4 No project 
assigned to this 

number 

‐ ‐ ‐ 

5 Baseball Stadium Special Ordinance  
No. 24717 

January 10, 
2005 

January 9, 2028 

6 Parking/ 
Holiday Inn 

Express 

Special Ordinance  
No. 24832 

July 25, 2005 July 24, 2028 

7 Hotel expansion Not activated   ‐ ‐ 
8 Office building Not activated ‐ ‐ 
9 Existing 

commercial and 
retail uses 

Special Ordinance  
No. 23919 

October 23, 
2000 

October 22, 
2023 

 
TIF Reimbursable Projects 
All TIF revenues are directed towards Expo Center debt payments.   
 
TIF Revenues and Expenditures  
Payments in Lieu of Taxes Received as of December 31, 2015  $ 1,837,723.34 
Economic Activity Taxes Received as of December 31, 2015 $ 341,499.44 
TIF Revenues Expended as of December 31, 2015 $ 2,167,081.87  
Outstanding Bonded Indebtedness as of December 31, 2015 $ 16,330,000.00 
TIF Special Allocation Fund Balance as of December 31, 2015 $ 12,140.91 

 
  

https://www1.springfieldmo.gov/bills_pdfs/ORD23918.pdf
https://www1.springfieldmo.gov/bills_pdfs/ORD23918.pdf
https://www1.springfieldmo.gov/bills_pdfs/ORD24112.pdf
https://www1.springfieldmo.gov/bills_pdfs/ORD24112.pdf
https://www1.springfieldmo.gov/bills_pdfs/ORD24717.pdf
https://www1.springfieldmo.gov/bills_pdfs/ORD24717.pdf
https://www1.springfieldmo.gov/bills_pdfs/ORD24832.pdf
https://www1.springfieldmo.gov/bills_pdfs/ORD24832.pdf
https://www1.springfieldmo.gov/bills_pdfs/ORD23919.pdf
https://www1.springfieldmo.gov/bills_pdfs/ORD23919.pdf
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provided "as-is" for general information purposes only.  The City
of Springfield, and all other contributing data suppliers, make no 
warranties, expressed or implied, concerning the accuracy, completeness, 
reliability, or suitability of the data for any particular use. Furthermore, the 
City of Springfield, and all other contributing data suppliers, assume no 
liability whatsoever associated with the use or misuse of the data.
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Commercial Street TIF 

The Commercial Street TIF Redevelopment Plan was approved on April 7, 2008 by Special 
Ordinance No. 25373.  This TIF will expire on April 6, 2031. 
 
Redevelopment Area Location 
The Commercial Street Redevelopment Area is located in the center city, approximately one 
mile north of Park Central Square.  The area compromises 10 blocks and includes the entire 
Commercial Street Historic District.  The Area is generally bounded by the BNSF railroad to the 
north, Pacific and Blaine Streets to the south, Douglas Avenue to the west, and Clay Avenue to 
the east.  A map of the area is attached.   
 
TIF Plan Objectives 
The Plan identifies its primary purpose as establishing a process by which public improvements 
within the area will be made and redevelopment will occur.  The process will enable the City to 
carry out extensive redevelopment envisioned by the Plan, as well as to encourage significant 
and sustained growth and development through private sector investment.  The 
Redevelopment Plan also addresses the following objectives: 
 

1. Eliminate the conditions that have qualified the area as a "blighted area" under the 
terms of the TIF Act; 

2. Provide funding for the area's critical infrastructure needs; 
3. Provide economic development tools for the Commercial Street area that have been 

utilized in downtown Springfield; 
4. Encourage the rehabilitation and reinvestment in historic structures within the 

Commercial Street area; 
5. Further the objectives of the City's Comprehensive Plan. 

 
Redevelopment Project Area 
The Redevelopment Plan includes a combination of a private redevelopment and public 
infrastructure projects.  The sole Project Area designated in the Plan was activated on April 7, 
2008.  Selection and construction of the public project improvements is pending.   
 
TIF Reimbursable Projects 
The proposed public improvement projects include:  

• Frisco Lane (pave for traffic, add about 60 parking spaces, landscaping and fencing),  
• Streetscapes (approximately 6 blocks of streetscapes, plan to use TIF revenues as 50‐50 

match for grant funds and other local funds);  
• Refurbish public parking lots;  
• Business loan/grant program;  
• Public restrooms;  
• Acquire blighted parking lots (from willing seller);  
• Renovate Commercial Club;  
• Blaine Street improvements;  

https://www1.springfieldmo.gov/bills_pdfs/ORD25373.pdf
https://www1.springfieldmo.gov/bills_pdfs/ORD25373.pdf
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• Public art;  
• Acquire blighted buildings (from willing seller);  
• Footbridge Plaza improvements (stage, lighting, sound system, landscaping);  
• Public radio station (promote Commercial Street and live music venues on the street);  
• Improve alleyways;  
• Planters;  
• Gateways/entryways;  
• Directional signage;  
• Park benches; and 
• Cab stands. 

 
TIF Revenues and Expenditures 
No TIF revenues have been expended to date.  A proposal to expend TIF revenues will be 
brought forward in a separate Council bill in late 2016 or early 2017. 
 
Payments in Lieu of Taxes Received as of December 31, 2015 $ 471,724.96 
Economic Activity Taxes Received as of December 31, 2015 $ 25,798.13 
TIF Revenues Expended as of December 31, 2015 $ 0 
Outstanding Bonded Indebtedness as of December 31, 2015 $ 0 
TIF Special Allocation Fund Balance as of December 31, 2015 $ 497,523.09 
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Springfield Plaza TIF 

The Springfield Plaza TIF Plan was approved on May 6, 2013 by Special Ordinance No. 26231. 
 
Redevelopment Area Location 
The Springfield Plaza Redevelopment Area comprises approximately 96 acres and is located in 
southwest Springfield, near the intersection of Sunshine and West Bypass.  A map of the area is 
attached.   
 
TIF Plan Objectives 
The primary objectives for this Redevelopment Plan are: 

1. To facilitate redevelopment of the Area; 
2. To cure the economic underutilization of the Area and to convert it to its highest and 

best use; 
3. To alleviate those conditions that cause the Area to be a “Blighted Area;” and 
4. To encourage a consumer‐friendly commercial environment that encourages activity 

within the Redevelopment Area and promotes the economic health and independence 
of the City. 

 
Additional objectives for the Redevelopment Plan include: 

1. To upgrade and/or refurbish utilities and other infrastructure facilities serving the 
Redevelopment Area; 

2. To enhance the tax base by inducing development of the Area to its highest and best 
use, to the benefit of taxing districts, and to encourage private investment in 
surrounding areas; 

3. To promote health, safety, order, convenience, prosperity, and the general welfare, as 
well as efficiency of economy in the process of development; 

4. To increase property values in the Area; 
5. To stimulate employment opportunities and increased demand for services in the Area; 
6. To provide an implementation mechanism which will accelerate the achievement of 

these objectives and complement other community and economic development 
objectives and programs; and 

7. To further the objectives of the City’s Comprehensive Plan. 
 
Redevelopment Project Areas 
The Redevelopment Plan will be implemented through two Redevelopment Project Areas 
(“RPAs”). The purpose of RPA‐1 is commercial use, including approximately 182,500 square feet 
of retail commercial space.  Public improvements for this area include stormwater and sewer 
infrastructure and roadway improvements. 
 
The purpose of RPA‐2 is commercial use, including approximately 250,000 square feet of office 
uses.  Public improvements for this area include stormwater and sewer infrastructure and 
internal public roadway improvements. 
 

https://www1.springfieldmo.gov/bills_pdfs/ORD26231.pdf
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As of the date of this Report, no RPAs have been activated.  Under the TIF Act, a project area 
must be activated within 10 years of the approval of the TIF in order to be valid. 
 
TIF Reimbursable Projects 
The projected Redevelopment Project Costs for the Plan include the following: 

•  The land that will be dedicated for public improvements; 
• The cost of removing remaining existing improvements and grading;  
• The cost of importing soil as fill for road construction and landscaping; 
• The cost of required infrastructure improvements, such as street improvements; curbing 

and sidewalk improvements, storm and sanitary improvements, and upgrading utilities; 
• The miscellaneous costs associated with development, such as loan fees, construction 

loan interest, permit and inspection fees, appraisals, title insurance, surveying, soils 
engineering and compaction, architect/engineer fees, environmental testing, etc.; 

• All other planning, legal, and financial advisory costs associated with the preparation of 
this Plan and implementation of the Redevelopment Projects which have been and will 
be incurred in the future. 

 
Reimbursable Project Costs which are incurred by the Developer of record for each 
Redevelopment Project shall be reimbursed in accordance with a redevelopment agreement 
between the Developer and the City. 
 
It is anticipated that TIF Revenues will be collected and used to reimburse Redevelopment 
Project Costs related to the implementation of the Redevelopment Project on a “pay‐as‐you‐
go” basis. The City does not anticipate the issuance of any bonds, notes or other obligations 
with respect to the completion of the Redevelopment Projects. The collection of TIF Revenues 
from each Redevelopment Project will last no longer than 18 years, and each Redevelopment 
Project will be terminated 18 years from the date that tax increment financing was activated by 
ordinance for such Redevelopment Project.  The TIF will retain only 75% of the PILOTs; the 
remaining 25% will be redirected back to the affected taxing jurisdictions.  A CID was also 
established over the Redevelopment Project Areas to accelerate reimbursement of the public 
improvements. 

TIF Revenues and Expenditures  
Payments in Lieu of Taxes Received as of December 31, 2015   $0 
Economic Activity Taxes Received as of December 31, 2015    $0 
TIF Revenues Expended as of December 31, 2015     $0                   
TIF Special Allocation Fund Balance as of December 31, 2015   $0 
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Appendix

Tax Increment Financing Annual Reports
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