
 

 
 

BOARD OF ALDERMEN 
Public Hearing 

CITY OF PARKVILLE, MISSOURI 
 Tuesday, February 18, 2014, 5:30 pm 

City Hall Boardroom 
 
1. CALL TO ORDER and ROLL CALL 

 
2. PUBLIC HEARING 

A. Parkville Market Place Tax Increment Financing Five-Year Review 
 
3. ADJOURN 
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 CITY OF PARKVILLE 
Policy Report 

 
Date:  February 12, 2014 
 
Prepared By: 
Sean Ackerson 
Community Development Director /  
Assistant City Administrator  
 

Reviewed By: 
Lauren Palmer 
City Administrator 
 

ISSUE: 
Public hearing for five-year review of the Parkville Market Place TIF redevelopment project  
 
BACKGROUND:  
 
The Parkville Market Place Tax Increment Financing Plan (Market Place TIF) was approved by 
the Board on February 19, 2008, by Ordinance No. 2396.  This ordinance approved the Market 
Place TIF Plan, designated a redevelopment area, designated TUF Flight Industries, Inc. as the 
“Redeveloper” and made the necessary statutory findings.  On March 25, 2008, the Board 
approved Ordinance 2406, authorizing and directing “the execution of a redevelopment 
agreement with TUF Flight Industries, Inc., the developer of the Parkville Market Place Tax 
Increment Financing Plan.”  The Redevelopment Agreement was executed April 1, 2008.  The 
agreement established deadlines for rezoning, starting construction, completing construction 
and other key benchmarks.  Per 99.865.3 RSMo, the “governing body shall hold a public 
hearing regarding those redevelopment plans and projects created pursuant to [the TIF Act].  
The purpose of the hearing shall be to determine if the redevelopment project is making 
satisfactory progress under the proposed time schedule contained with the approved plans for 
completion of such projects.” 
 
The Parkville Market Place TIF plan provided for the redevelopment of approximately 6 acres 
located at the southwest corner of the Bell Road and 45 Highway intersection. The plan was to 
include approximately 45,360 square feet of retail commercial and convenience uses in an L-
shaped strip center and two drive-through pad sites.  Per the redevelopment agreement, the 
project was to be constructed over a two-year period following approval of the redevelopment 
plan.  Major deadlines set by the redevelopment agreement include rezoning within twelve 
months, site work and construction of the retail center to begin by August 2008 and the project 
to be completed by Spring 2010.  Although several items in the agreement were completed as 
detailed in the White Goss Bower’s February 12, 2014 letter (attached), most of the major 
redevelopment deadlines have been missed, and the Redeveloper is in default of several 
provisions of the Redevelopment Agreement.  To that extent, the purpose of the five-year 
review is to determine if the project is making satisfactory progress in relation to the approved 
schedule.  Following approval of the Market Place TIF plan and the redevelopment agreement, 
the country experienced a major economic downturn that halted or significantly delayed 
progress on the Market Place TIF redevelopment and many other projects in Parkville.  
Although the major deadlines have been missed, the project delay has not been unexpected or 
out of line with delays for other projects in the area.  In spite of the downturn, the redeveloper 
has taken action to advance the project, including dedication of right-of-way, co-funding signals 
at the Bell Road / 45 Highway intersection, and initiating grading and debris removal on the site.  
To that extent, staff concludes that the progress made within the first five years was anticipated 
in light of the economic downturn and satisfactory under the circumstances. 
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With regard to the statutory requirement for a five-year review of progress, no action is required.  
However, in their February 12, 2014 letter, White Goss Bowers requests the Board amend the 
TIF Plan and Redevelopment Agreement to extend construction deadlines through February 
2018.  Similarly, the City’s legal counsel recommends taking action to remedy the Redeveloper 
being in default of several provisions of the Redevelopment Agreement.  Following staff has 
summarized three alternatives: (1) amend the TIF Plan and Redevelopment Agreement, (2) 
terminate the TIF Plan and Redevelopment Agreement, or (3) leave the TIF Plan and 
Redevelopment Agreement as is until the Redeveloper or another developer comes forward 
with a revised plan.  Following is a summary of these options. 
 
1. Amend TIF Plan and Redevelopment Agreement 

 
Staff met with the Redeveloper and his counsel to discuss alternatives for moving forward 
with the current TIF and redevelopment plans.  Due to market changes, site changes 
resulting from changes in MoDOT’s design for 45 Highway and other factors, the 
Redeveloper does not believe the site will be developed as originally envisioned.  The City 
requested the Redeveloper submit revised plans for redevelopment, but in the current 
market and without specific tenants in mind, the Redeveloper was not prepared to submit 
revised plans.  Rather, the Redeveloper has requested that the City amend the TIF Plan and 
Development Agreement to extend all deadlines to February 2018 to correspond with the 
Statutory requirement to approve a redevelopment project within ten years from the 
adoption of the ordinance approving the redevelopment plan.  For the Market Place TIF, the 
ten-year deadline is February 18, 2018.  Prior to default and on other occasions prior to this 
five-year review the developer has made this same request.  Under advice of prior TIF 
counsel and direction from prior staff and elected officials, no action was taken at those 
times. 
 
With the knowledge of market and site changes, the inability to complete the redevelopment 
plan as approved and the fact that the market study and other information contained in the 
TIF Plan is out of date, staff and the City’s legal counsel do not recommend amending the 
TIF Plan and Redevelopment Agreement as requested.  Rather, staff recommends the 
Redevelopment Agreement either be terminated or no action be taken until the Redeveloper 
is ready to move forward with amending the TIF Plan and Development Agreement based 
on new or revised studies, redevelopment plans and redevelopment schedules. 
 
If amended, the process would be similar to the original TIF Plan and Redevelopment 
Agreement approvals.  There will be a hearing and recommendation by the TIF Commission 
and approval by the Board.  Amendment of the TIF Plan and Redevelopment Agreement 
can be done either by a standard amendment that would change only the provisions and 
exhibits that need to be changed or by amending and restating in their entirety both the TIF 
Plan and Redevelopment Agreement.  Either way, the changes are expected to be 
extensive and many of the exhibits (including the blight study and projections) will need to 
be supplemented or completely revised.   

 
2. Terminate the TIF Plan and Redevelopment Agreement 
 

Since approval of the TIF Plan and Redevelopment agreement several factors affecting 
redevelopment have changed, including changes in the market, the City’s adoption of a new 
TIF policy, the adoption of a City Master Plan detailing expectations for development and 
the approval of an extension to the County transportation sales tax impacting distribution of 
sales taxes collected in TIF districts.  Although each of these factors would influence 
consideration of a new or revised TIF Plan, they do not appear to warrant termination of the 
current TIF Plan.  Further, reevaluating the existing redevelopment plan at this time is not 
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recommended in light of the site and market changes necessitating redevelopment plan 
changes.  
 
The original intent of approving the TIF Plan included redeveloping the project site to 
remove the existing blight, improve the site appearance and increase economic activity.  
Staff concludes that these are still valid objectives and at this time does not recommend 
terminating the TIF Plan.  Rather than terminating the TIP Plan, staff recommends the 
Redevelopment Agreement either be terminated or no action be taken until the Redeveloper 
is ready to move forward with new or amended development plans.  Meanwhile, staff 
recommends continuing to work with the Redeveloper to pursue revised development plans 
that meet the original objectives and then considering them on their merits when ready to 
proceed.  At that time, the new or revised plans can be considered and evaluated against 
current factors.  
 
If the Board determines that terminating the TIF Plan and Redevelopment Agreement is the 
desired course of action at this time, a hearing would be held before the TIF Commission, 
followed by consideration by the Board of Aldermen.  Any termination would require 
approval of an ordinance terminating the TIF Plan and Redevelopment Agreement. 
 

3. Take no action and wait for new proposal 
 
As an alternative to amending or terminating the TIF Plan or Redevelopment agreement, the 
Board could decide to take no action until the Redeveloper comes forward with a revised 
redevelopment plan.  In light of the current market, the Redeveloper’s inability to submit new 
or revised redevelopment plans at this time, and the City’s desire to see the redevelopment 
project proceed to meet the redevelopment objectives, staff recommends no action be taken 
at this time and the City wait for a new proposal.  Specifically, at the time the Redeveloper is 
prepared to proceed with new or revised redevelopment plans and related studies, 
schedules and other materials, staff recommends the TIF Commission and the Board 
consider the plans based on their merits and then determine an appropriate course of action 
and approve or deny the TIF Plan and Redevelopment Agreement accordingly.  
 
Although the Redevelopment Agreement is in default, there appears to be no consequence 
to the City or the Redeveloper by not terminating or modifying the agreement at this time.  
Market, site and other changes warrant the future submittal of a new or revised plan 
ensuring the TIF Plan and Redevelopment Agreement will be replaced or modified at that 
time and all defaults will be resolved.  Meanwhile, as the property owner and designated 
Redeveloper, TUF Flight Industries can continue to market the property and work with the 
City toward the development of a new or revised plan.    

 
BUDGET IMPACT:  
No budget impact is expected.  All City expenses related to the TIF are to be covered by the 
application funds which are held in escrow.  At such time as the TIF Plan proceeds and 
improvements are constructed, the City may benefit through the receipt of additional property, 
real estate and sales taxes generated.  Additionally, in accordance with the approved Platte 
County Transportation sales tax, the County intends to withhold a portion of the funds to be 
distributed to the City based on the TIF activity.   As of the date of this memo, the County has 
not shared any formula for these withholdings so no specific budget impact can be calculated. 
 
ALTERNATIVES: 
Alternatives for the five-year review: 
1. Conclude that adequate progress has been made, as recommended by staff, and take no 

action or pass a motion stating such. 
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2. Conclude that adequate progress has not been made and take no action or pass a motion 
stating such. 

3. Postpone the discussion. 
 

Alternatives for action on the request to amend the TIF Plan and Redevelopment Agreement: 
1. Take no action on the Redeveloper’s request to extend the TIF Plan and Redevelopment 

Agreement deadlines and wait for a new or revised TIF Plan and Redevelopment 
Agreement as recommended by staff. 

2. Direct staff to facilitate amendment of the TIF Plan and Redevelopment Agreement as 
requested by the Redeveloper, or otherwise desired by the Board. 

3. Direct staff to facilitate termination of the TIF Plan and Redevelopment Agreement. 
4. Postpone the discussion. 
 
STAFF RECOMMENDATION: 
Staff recommends the Board take no action and instead wait for the submittal of a new or 
revised TIF Plan and Redevelopment Agreement prior to the February 18, 2018, deadline to 
approve a redevelopment project.  A new or revised TIF Plan and Redevelopment Agreement 
can be evaluated based on its merits at that time.  
 
POLICY: 
Per 99.865.3 RSMo, the “governing body shall hold a public hearing regarding those 
redevelopment plans and projects created pursuant to [the TIF Act].  The purpose of the hearing 
shall be to determine if the redevelopment project is making satisfactory progress under the 
proposed time schedule contained with the approved plans for completion of such projects.”  
The Statute does not require any specific findings, conclusions or actions.  Any action by the 
Board is discretionary. 
 
MOTION: 
No action is necessary for the five-year review unless desired for the record.  If so: 
 
I move that the Board conclude that the Parkville Market Place TIF redevelopment plan, 
although failing to meet redevelopment project deadlines, has made adequate progress in the 
last five years in light of market conditions.   
 
ATTACHMENT: 
1. Ordinance 2396, approving the Market Place TIF Plan, designating a redevelopment area and  

designating the Redeveloper  
2. Ordinance 2406, including Redevelopment Agreement and attachments 
3. February 12, 2014 letter from White Goss Bowers on behalf of the Market Place TIF Redeveloper, 

TUF Flight Industries, Inc.  
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