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PARTICIPANTS

•City of Kansas City, Missouri

�City Planning and Development

�City Finance

�City Law

•Economic Development Corporation

�Tax Increment Financing Commission

�Land Clearance for Redevelopment Authority

�Enhanced Enterprise Zone Boards

•Planned Industrial Expansion Authority

http://www.kcmo.org/finance.nsf/web/edpolicy
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• Consistent process

• Public access

• Transparent

• 22 Policy factors – Social/Fiscal impacts 

• City Council approval of all incentives

• Substantive involvement of other taxing entities

• Achievement of 6 Policy outcomes

�Create quality jobs

�Strengthen the economy and build wealth of Kansas City

�Sustain a high quality of life

�Promote stewardship of City resources

�Maintain and develop affordable, quality housing opportunities

�Promote comprehensive opportunities for education, skills development       

and lifelong learning

• Incentives are available throughout the City, but are limited

• Substantive and early role for City staff in review process

• Standardized approach to project 

performance monitoring

• Enforcement of contract

• Performance thresholds

• Citizens’ Evaluation Committee

Application Intake and 

Review

PROCESS

Use of Incentives and 

Other Public Investment

PURPOSE

Project Evaluation/Policy 

Compliance

PERFORMANCE



EDC as Point of Entry for 

Investment Requests

Preliminary Project 

Proposal Review

Dialogue with Other Taxing 

Jurisdictions

Public Involvement 

Process

Application Filed

Comprehensive ‘But-For’

Analysis

Program Application 

Reviews

PIEA

LCRA

TIFC

City Chapter 100

City Chapter 353

EEZ
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Process Substantively Complete 

Future Work

Key

Traditional ‘But-For’

Financial Analysis

Policy Factors Analysis



On-Going Evaluation of 

Approved Projects

Verification of Developer 

Performance

Performance Thresholds

Recommendation of How 

to Use ED “Profits”

Recommendations/Citizen 

Evaluation Committee

Developer Information 

Guide

Small Business-Focused 

ED Program
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Process Substantively Complete 

Future Work

Key



Preliminary Project 

Proposal Review

Dialogue with Other Taxing 

Jurisdictions

Public Involvement 

Process

Comprehensive ‘But-For’

Analysis

Traditional ‘But-For’

Financial Analysis

Policy Factors Analysis
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• Not specifically required by ED&I policy

• Intended to provide early guidance to 

developers on most likely path to 

successful conclusion

• EDC serves as coordinator of developer 

contact with other taxing entities

• Intended to garner early input of the 

taxing entities to inform the developer and 

policy makers about the impacts of the 

proposed development

• Requires upfront developer payments to 

other taxing entities be fully disclosed and 

accounted for in the ‘but-for’ analysis

• Intended to engage public early in 

process

• Two stage implementation based upon 

budget and technical capacity

> Stage One: basic website with mailing list 

manager (electronic mail) notifications 

when new information is posted to website

> Stage Two: advanced website with GIS 

integration providing must greater public 

control over what ED information they 

receive, as well as ability to access project 

files online

• Required for every project

• Standardized requirements for third-party 

analyst reports

• Standardized RFP format for selection of 

third-party analysts

• Standardized inputs

• Standardized assumptions

• Presentation of a single, comprehensive 

analytical tool with detailed information for 

policymakers on interpretation of results

• Standardized approach

• Uses qualitative, quantitative and 

informational measures of compliance with 

the ED&I policy

• Includes some mandatory requirements: 

context and net benefit (which can be 

financial or otherwise)

• Includes a focus on a number of “key”

factors: removal of blight; creation of 

quality jobs; etc.

• Provides a framework of general 

guidance of a staff recommendation, but 

does not take a formulaic approach



Program Application 

Reviews

PIEA

LCRA

TIFC

City Chapter 100

City Chapter 353

EEZ
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• ED&I Policy requires all incentives to be 

approved by City Council

• City and EDC staff have spent significant 

time reconciling this requirement with the 

statutory framework of the various ED 

programs

• Approvals fall into three categories: (1) 

statutory board recommendation, City 

Council approval; (2) City Council 

delegation of final approval to statutory 

agency; and (3) a blend based upon 

circumstances.

• Council approves all incentives

• Process modified to require City Council 

approval of BOTH district creation and plan 

authorization

• Council delegates approval to statutory 

agency

• Incentives are limited to no more than 10 

years at no more than 100%

• Council approves all incentives

• Process significantly revised to provide a 

greater role for City staff earlier in the 

process

• Process modified to prevent material 

changes to items before TIFC after packets 

have been distributed

• Council approves all incentives

• Process modified to allow EDC to perform 

“go/no-go” recommendation

• Incorporates other components of ‘but-for’

• Blend approval

• Council delegates approval for 

abatements of up to 10 years and up to 

100% to EEZ Boards

• Higher intensity incentives require a 

complete ‘but-for’ analysis and are subject 

to Council approval

• EDC responsible for administration

• Flexibility of program remains in place



On-Going Evaluation of 

Approved Projects

Verification of Developer 

Performance

Performance Threshold 

Requirements
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• Items for evaluation/performance review 

are negotiated and included in a schedule 

adopted by the City Council at the time of 

approval of an incentive grant

• Projects are assigned to “frequent” or 

“infrequent” review categories based upon 

the type of project and risk to the City

• City coordinates with statutory agencies 

to prevent overlap and undue burden to the 

developer in managing project 

performance

• Performance thresholds are triggered by 

unmitigated underperformance

• Performance thresholds are specified for 

every economic development project 

receiving incentives

• Performance thresholds are tied to 

performance representations made in 

application for assistance

• Performance thresholds are imposed 

proportionately to level of 

underperformance

• Developer will be provided with a 

reasonable period to cure 

underperformance



Highlighted TIFC Review Process

Preliminary Project Proposal 

Review Meeting (TIFC Staff, 

City Staff & Developer)
New TIF Plan or Amendment

Day 95 - TIF Plan application submitted 

with deposit (Copy of application sent to 

CMO, CPD & Finance)

TIFC Staff/CPD/Finance meet to discuss 

application

Day 80 - Mayor/CMO/City Council informed 

of Plan with preliminary cost/benefit

Day 75 - TIFC issues RFP for all 

professional services

Day 75 - Affirmative Action Monitor Notified 

& Goal-Setting to Begin

Day 75 - Standard ‘But-For’ Analysis 

Process Begins

Day 65 - Notify Developer of Mandatory 

Meeting with All Affected Taxing 

Jurisdictions - Present Plan and Prelim. 

Cost/Benefit; 21-Day Negotiation Period

Day 60 - URD Process Begins

Day 45 - Issue RFP for Alternative 

Developers

Day 45 - Mail Notice of Public Hearing to 

Affected Taxing Jurisdictions

Project in Existing/Approved TIF Plan

Projects or Amendments that do not 

materially alter Existing/Approved TIF Plan 

(Determined at the discretion of City Staff) 

Standard ‘But-For’ includes: 

1) IRR Calc., 2) Cost/Benefit 

Analysis, 3) Fiscal Impact 

Analysis, 4) 22 Policy 

Factors Analysis

Day 30 - FINAL Versions of All 

Components of Standard 'But-For' Routed 

Among EDC and City Staff

Day 30 - 1st Publication of Notice of Public 

Hearing Published

* TIFC & City Staff Discuss 

Project Proposal & Type of 

Incentive Requested

* Developer Directed to Have 

Formal Meeting With City 

Planning & Development 

regarding Land Use, Zoning, 

And Related Matters That 

Can Impact TIF Plan Budget 

& Related Financial Analyses

* Developer Directed to Meet 

With Neighborhoods

New Step Resulting from

EDI Policy

KEY



Day 10 - 2nd Publication of Notice of Public 

Hearing Published

CPD, Finance and TIFC staff meet to 

finalize TIFC presentation

Day 6 - TIF Board Packet Closed and 

Packet ready for mailing.  

Day 0 - Public Hearing before TIFC

Day 15 - TIFC Staff to request City 

Ordinance (no later than 90 days after 

TIFC approval)

Day 21 -

Finance & 

Audit 

Committee

Project in Existing/Approved TIF Plan cont.

Day 22 -

2nd

Reading of 

Plan 

Ordinance

Day 39 -

Plan 

Ordinance 

Effective 

after City 

Council 

Approval

Day 29 -

3rd

Reading 

of Plan 
Ordinance

New Plan or Amendment cont.

Day 10 - Mail Notice to Affected Property 

Owners by Certified Mail

Day 10 - Response From CPD Staff/CPC 

Stating Plan is in Conformance With City 

Comprehensive Plan, FOCUS, Zoning, et al

Day 10 - Additional Public Notice for 

Amendments or Changes to Plan

Day 0 - Public Hearing Closed.

Plan Approval by TIFC.  

Day 10 - Notice to Taxing Districts 

Newspaper for any changes other than 

those requiring 45 notice before Ordinance 

approval

Day 25 - Meeting w/Taxing 

Jurisdictions/TIFC Staff/Developer; Review 

Plan & Cost/Benefit Analysis

Day 15 - Representation Notice To Be 

Received From Noticed Taxing Districts

Day 30 - Completed Plan Available for 

Public Review

All information for public hearing must be 

delivered to Director, including staff 

reports & consultant reports.  Any material 

changes to application or presentation 

materials at this point will require deferral 

of item until subsequent meeting.

Plan Denied by TIFC.

STOP



PIEA Review Process

Consultation with 

PIEA Staff

Project is in 

existing PIEA

Project Review 

Steps

• Analysis for 

conformance to 

GDP

• Preliminary 

Review Team Mtg.

• Input from other 

taxing jurisdictions

• Analysis of 

whether URD is 

required

• ‘But-For' Analysis

• City fiscal model

• Preliminary cost-

benefit model

Proceed to 

Advertising RFP

Conformance?

STOP

Multiple 

Responses 

Received?

Industrial Dev. 

Contract Proposal 

Draft Review

Final Proposal/20 

copies submitted 

by RFP deadline

Pilot Calculations

Tax Impact 

Calculations

City Review

Confirmation by 

City Council?

Packet Sent to 

PIEA Board

• Project Summary

• Council Fact 

Sheet Packet

PIEA Board 

Action

Notice of Intent to 

City

Developer Vested 

with Dev. Rights

Project 

Development 

Steps

• Condemnation

• Project 

Construction

• Tax Abatement 

Implemented

• City staff 

develops Fact 

Sheet

• Review of 22 

Policy Factors

• Review by RCC

STOP

Yes

No

No

Yes

Not in existing 

PIEA

Modified City 

Proposal Review 

Team

EDC for 

Recommendation

Recommendation 

to Establish

PIEA/EDC 

Contract

Board action on 

blight study/GDP

RCC meeting

City Plan 

Commission 

Action

City Council 

Action

Positive 

Recommendation?

STOP

No

Yes

• PIEA proponent 

contract

• PIEA consultant 

contract

If Project

10

days

15-30

days

3-7 days/

revisions

15-30

days

7 days

5-7 days

1-4 days

30 days

(statutory)

Timing

varies by

project

10 days

45 days

75-90 days

7 days

1-7 days

KEY

New Step Resulting from EDI 

Policy



City Chapter 100 Program Process

Preliminary Meeting with 

EDC to Discuss Incentive 

Options

100 Application 

filed with EDC

CPC Hearing & 

Approval

Bond counsel 

drafts bond 

documents

Preliminary Project Proposal 

Review

Project Review 

Steps –

Planning/Finance/

EDC/Law

• Input from and 

meeting with other 

taxing jurisdictions

• But-For Analysis

(limited review 

(“go/no go”) for 

projects at or less 

than 10 years at 

50%; full review 

for other amounts)

• City fiscal model

• Preliminary cost-

benefit model

• Notification of 

DED of request for 

sales tax 

exemption

• Prepare 

community impact 

statement

• Prepare council 

fact sheet

• Public 

information 

release

• City selects 

public finance 

team

Approval of 

Funding 

Agreement

Conformance?

STOP

Yes

No

All materials final 

30 days prior to 

CPC

EDC reviews 

statutory eligibility

City Council 

Hearing & 

Approval of 

Incentive and 

Authorization of 

Bond Issuance

Bonds Sold, 

Council Approves 

Sale

Bonds and real 

estate transactions 

close

New Step Resulting from

EDI Policy

KEY



Revised 353 Review Process

Consultation with 

EDC Staff

Project Review 

Steps

• Analysis for 

conformance to 353 

Plan & Comp Plan

• Preliminary Review 

Team Meeting

• Input from other 

taxing jurisdictions

• Analysis of whether 

URD is required

• ‘But-For’ Analysis

• City fiscal model

• Preliminary cost-

benefit model

Submit application 

to EDC (plan 

financing, etc.)

Pilot 

Calculation/But 

For Analysis

Confirmation by 

City Council?

353 Board action

City Council 

Approval (project 

plan, abatement)

353/EDC contract 

with Redev. Corp.

• Condemnation

• Project 

Construction

• Tax Abatement 

Implemented

• City staff develops Fact Sheet

• Review of 22 Policy Factors

Conformance?
Yes

STOP

No

STOP

No

Modified City Proposal 

Review Team (EDC & 

City staff)

353 Board action 

on blight study & 

concept plan

RCC meeting

City Plan Commission Preliminary 

Review (land use and infrastructure 

recommendations to EDC & 

developer)

Positive staff 

Recommendation?

STOP

No
Yes

City Council Approval (blight, plan, 

eminent domain)

XX  days

Timing

varies by

project

XX days

XX days

XX days

XX days

XX days

March 20, 2008

Yes

PLAN REVIEWPROJECT REVIEW

XX  days

XX  days

XX days

XX days

XX days

Funding contract with EDC (blight, but 

for, market study review, ‘but for”)

353 Board Action

Annual Reporting(?), 

EDC (& FN Dept.?) 

monitoring, & reporting 

to City Council

XX days

Submit application and plan to EDC

• City staff develops Fact Sheet

• Review of 22 Policy Factors
353 Board action

353/EDC contract 

with Redev. Corp.



LCRA Review Process

Preliminary Meeting with 

Development Specialist to 

Discuss Incentive Options
New Plan or 

Amendment

Filing Steps
• URA application

• Execute funding 

agreement with 

fee

• Submit 

preliminary MBE/ 

WBE compliance 

plan

Preparation of 

Plan, Amendment, 

Blight Study

BDO delivers copy 

of plan to City staff

RCC Review

CPC Hearing

LCRA Board 

Hearing

City Council 1st

Reading

P&Z Hearing

City Council 2nd

Reading

City Council 3rd

Reading

BDO Issues RFP 

(LCRA property)

BDO/LCRA 

reviews proposals

LCRA Board 

Selects Developer

Project in Existing 

URA

LCRA Board 

Hearing

Developer 

Executes Funding 

Agreement & 

Redevelopment 

Contract

LCRA Staff 

monitors the 

project

LCRA Staff issues 

Certificate of 

Completion

URA (no 

substantial 

modification; 

Submit preliminary 

MBE/WBE 

compliance plan

R
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Property not owned by 

LCRA

Amendments which do 

not alter land use or 

boundaries

New Step Resulting from

EDI Policy

KEY


