
 

 

 
SPECIAL CITY COUNCIL MEETING AGENDA 

Wednesday May 7, 2025 6:00 p.m. 
 

Mission City Hall 
6090 Woodson 

Mission, KS 66202 
 

This meeting will be held in person at the time and date shown above. In consideration of the COVID-19 
social distancing recommendations, this meeting will also be available virtually via Zoom 
(https://zoom.us/join). Information will be posted, prior to the meeting, on how to join at  
https://www.missionks.org/calendar.aspx.  
 
If you require any accommodations (i.e. qualified interpreter, large print, reader, hearing assistance) in order 
to attend this meeting, please notify the Administrative Office at 913-676-8350 no later than 24 hours prior 
to the beginning of the meeting. 
  
 
CALL TO ORDER AND PLEDGE OF ALLEGIANCE 
 
 
ROLL CALL 
 
 

1. Resolution Calling a Public Hearing on the Rock Creek Redevelopment District 
No. 4 TIF Redevelopment Project Plan 

 
 
 
ADJOURNMENT 

 

https://zoom.us/join
https://www.missionks.org/calendar.aspx


 

City of Mission Item Number: 1. 

ACTION ITEM SUMMARY Date: May 7, 2025 

Administration  From: Laura Smith 
Action items require a vote to recommend the item to full City Council for further action. 
 

 

Related Statute/City Ordinance: K.S.A. 12-1770 et seq. 

Line Item Code/Description: NA 

Available Budget: NA 

 

RE: Resolution Calling Public Hearing on the Rock Creek Redevelopment District No. 4 
TIF Redevelopment Project Plan 
 
RECOMMENDATION: Adopt the Resolution setting a public hearing for 7:00 p.m., June 
18, 2025 to consider the Rock Creek Redevelopment District No. 4 Tax Increment 
Financing Redevelopment Project Plan. 
  
DETAILS: At the April Finance & Administration Committee Meeting, Devon Coffy of 
Milhaus shared with the Council some of the challenges the Mission Beverly project 
encountered as it moved to the construction drawing stage. Specifically, issues 
regarding conflicts and relocation of WaterOne facilities have added significant 
infrastructure costs to the project. 
 
When the Performance Agreement for the Tax Abatement was negotiated and 
approved in February 2024, there was an estimated $1.1 million in sanitary sewer and 
stormwater relocation costs included in the project budget. The water line issues that 
have been identified since December 2024 are projected to add an additional $500,000 
- $600,000 to the project budget. These unanticipated infrastructure costs, as well as 
additional costs arising from project delays caused Milhaus to initiate a conversation 
with the City to explore potential remedies for relief. 
 
During the Finance & Administration Committee meeting, the Council expressed 
consensus around several issues to potentially assist the developer including: 
 

• Allowing the approximately 1,500 sq ft of retail space in Building A to be 
converted to two (2) live-work units. 

• Converting the $500,000 payment for the park originally planned to be paid at the 
time Milhaus closed with all sellers, to a bond origination fee to be paid at the 
time of IRB issuance.  

 
Additionally, staff presented an option whereby the City would provide Tax Increment 
revenues that have accumulated in Rock Creek Redevelopment District No. 4 to 
reimburse the developer for infrastructure-related improvements that benefit not only the 
Mission Beverly project, but all parcels within the existing redevelopment district. 



 

City of Mission Item Number: 1. 

ACTION ITEM SUMMARY Date: May 7, 2025 

Administration  From: Laura Smith 
Action items require a vote to recommend the item to full City Council for further action. 
 

 

Related Statute/City Ordinance: K.S.A. 12-1770 et seq. 

Line Item Code/Description: NA 

Available Budget: NA 

 

 
The City submitted a Tax Increment Financing Redevelopment Project Plan in order to 
provide for the reimbursement of infrastructure costs incurred within the District to 
include stormwater, sanitary sewer, water facilities and other items allowable under the 
TIF Act. These infrastructure improvements are considered necessary to facilitate the 
successful completion of a 261-unit multi-family redevelopment project known as Mission 
Beverly located at 5935 Beverly Avenue and developed by Mission Beverly, LLC in 
addition to future redevelopment within TIF District No. 4. The execution of the Project 
Plan will aid in promoting, stimulating, and developing the general and economic welfare 
of the City by supporting public infrastructure that serves and benefits properties within 
the boundaries of TIF District No. 4 and beyond. 
 
The Project Plan is premised on the need for a combination of public and private 
financing to reach the City’s goals of redeveloping and addressing existing infrastructure 
challenges within Rock Creek Redevelopment District No. 4. The Project Plan proposes 
to reimburse the developer of the Mission Beverly project for up to one hundred percent 
(100%) of the allowable ad valorem “tax increment” (as defined in the TIF Act) generated 
within the project area between January 11, 2006 and January 1, 2026 for certified TIF 
eligible expenses that will support the current redevelopment project and streamline and 
support future redevelopment of parcels within the District. No future TIF revenues 
generated within the Project Area are expected to be allocated to the Redevelopment 
Project. The allocation and term of the Tax Increment will be determined by a 
Redevelopment Agreement executed by the City and the Developer. 
 
In accordance with state statutes, the Council may not call the public hearing until after 
the Planning Commission has found the TIF Redevelopment Project Plan in 
conformance with the comprehensive plan. The Planning Commission did review the 
redevelopment project plan at their April 28, 2025 meeting and found the plan to be in 
conformance with the Tomorrow Together 2040 Mission Comprehensive Plan. Planning 
Commission Resolution 25-03 conferring this conformance is included in the packet. 
 
The Resolution does not commit the City Council to any action except scheduling the 
public hearing and providing the required notice.  



 

City of Mission Item Number: 1. 

ACTION ITEM SUMMARY Date: May 7, 2025 

Administration  From: Laura Smith 
Action items require a vote to recommend the item to full City Council for further action. 
 

 

Related Statute/City Ordinance: K.S.A. 12-1770 et seq. 

Line Item Code/Description: NA 

Available Budget: NA 

 

 
A copy of the Rock Creek Redevelopment District No. 4 Tax Increment Financing (TIF) 
Redevelopment Project Plan, the Planning Commission materials and the Resolution 
calling the public hearing for June 18, 2025 are included in the packet for Council review 
and action. 
 
CFAA CONSIDERATIONS/IMPACTS: The thoughtful and deliberate use of public 
incentives to achieve Council and community goals including providing housing 
alternatives and building in a sustainable manner helps to ensure quality of life for 
residents of all ages and abilities in Mission. 
 



(Published in The Legal Record on June 10, 2025) 
 

RESOLUTION NO. _____ 
 

A RESOLUTION OF THE GOVERNING BODY OF THE CITY OF MISSION, 
KANSAS ESTABLISHING THE DATE AND TIME OF A PUBLIC HEARING 
REGARDING THE ADOPTION OF A TAX INCREMENT FINANCING 
REDEVELOPMENT PROJECT PLAN FOR ROCK CREEK REDEVELOPMENT 
DISTRICT NO. 4 PURSUANT TO K.S.A. 12-1770 ET SEQ. 

 
 WHEREAS, the City of Mission, Kansas (the “City”), is a city of the second class organized and 
existing under the constitution and laws of the State of Kansas; and 
 
 WHEREAS, the City established the Rock Creek Redevelopment District, approved by the City 
on January 11, 2005 and amended on February 8, 2006, by the City Council’s (the “Governing Body”) 
passage of Ordinance No. 1190 and Ordinance No. 1195, respectively; and 
 
 WHEREAS, pursuant to Ordinance No. 1508 passed by the Governing Body on November 18, 
2019, the City divided the Rock Creek Redevelopment District into five separate redevelopment districts, 
including Rock Creek Redevelopment District No. 4 (the “Redevelopment District”); and 
 

WHEREAS, the City has not previously considered or adopted any redevelopment project plans 
within the Redevelopment District; and 
 
 WHEREAS, the City is considering the adoption of a redevelopment project plan (the “Project 
Plan”) for the single project area within the Redevelopment District (the “Project Area”) in accordance with 
K.S.A. 12-1770 et. seq., as amended; and 
 
 WHEREAS, on April 28, 2025, the City’s Planning Commission found that the Project Plan is 
consistent with the intent of the City’s comprehensive plan for development; and 
 

WHEREAS, the Governing Body desires to establish June 18, 2025 as the date for the public 
hearing to consider the adoption of the Project Plan. 
 
 NOW THEREFORE, BE IT RESOLVED BY THE GOVERNING BODY OF THE CITY 
OF MISSION, KANSAS: 
 

Section 1. Notice is hereby given that a public hearing will be held by the Governing 
Body commencing at 7:00 p.m., or as soon thereafter as may be heard, on June 18, 2025, at City Hall, 
6090 Woodson, Mission, Kansas 66202, to consider the adoption of the Project Plan. Written comments 
may also be submitted prior to the public hearing by emailing rfulks@missionks.org or via regular 
mail to 6090 Woodson, Mission, Kansas 66202, Attention: City Clerk. Please contact the 
Administrative Offices, 913-676-8350, with any questions or concerns.    
 

Section 2. A map of the Redevelopment District and Project Area is attached hereto as 
Exhibit A. The legal description of the Redevelopment District and Project Area is attached hereto as 
Exhibit B.  
 

Section 3. The district plan for the Redevelopment District is described in a general manner 
as follows: 
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Rock Creek Redevelopment District No. 4. A redevelopment district containing one 
project area consisting of some or all of the following uses: one or more commercial or 
residential facilities and all related infrastructure improvements, including storm water 
improvements within and around the Rock Creek channel, streets, sanitary and storm 
sewers, water lines and all related expenses to redevelop and finance the project and all 
other associated public and private infrastructure. 

 
Section 4. Copies of the Project Plan, including a summary of the feasibility study, relocation 

assistance plan and financial guarantees of the prospective developer and a description and map of the area 
to be redeveloped or developed, are available for inspection in the offices of the City Clerk, City Hall, 
6090 Woodson, Mission, Kansas, Monday through Friday (other than holidays) between 8:00 a.m. and 
5:00 p.m. or by email to rfulks@missionks.org. 
 
 Section 5. The City Clerk is hereby authorized and directed to publish this Resolution once 
in the official City newspaper not less than one week or more than two weeks preceding June 18, 2025, the 
date set for the public hearing. The City Clerk is also authorized to mail a copy of this Resolution via 
certified mail, return receipt requested, to the Board of Johnson County Commissioners, the Board of 
Education of any school district levying taxes on the property within the Redevelopment District, and to 
each owner and occupant of land within the Redevelopment District, not more than 10 days following the 
date of the adoption of this Resolution. 
 

Section 6. This Resolution shall become effective upon its adoption by the Governing Body. 
 

[Balance of page intentionally left blank]  
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 ADOPTED by the Governing Body and SIGNED by the Mayor this 7th day of May, 2025. 
 
 
 
 
   
       _________________________________ 
       Solana Flora, Mayor 
 
(SEAL) 
 
 
 
 
_________________________________ 
Robyn L. Fulks, City Clerk 
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EXHIBIT A 
 

MAP OF REDEVELOPMENT DISTRICT NO. 4 
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EXHIBIT B 
 

LEGAL DESCRIPTION OF REDEVELOPMENT DISTRICT NO. 4 
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TAX INCREMENT FINANCING 
REDEVELOPMENT PROJECT PLAN FOR 

ROCK CREEK REDEVELOPMENT DISTRICT NO. 4 
 
 

The Tax Increment Financing Act, K.S.A. 12-1770, et seq., as amended (the “TIF Act”), requires 
that any Redevelopment Project Plan within the City of Mission, Kansas (the “City”) be created in 
consultation with the City.  As part of that consultation, the Planning Commission is required by the TIF 
Act to determine whether the development components of the Redevelopment Project Plan (“Project 
Plan”) are consistent with the intent of the City’s Comprehensive Plan. 

 

SUBMITTED PURSUANT TO 

KS.A. 12-1770 et seq., as amended. 

SUBMITTED BY 

CITY OF MISSION, KANSAS 

 

 

 

Submitted: April 21, 2025 
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I. INTRODUCTION 

A. Redevelopment District  
 
Pursuant to the Kansas Tax Increment Financing Act, K.S.A. 12-1770 et seq., as amended (the 

“TIF Act”), Kansas municipalities are authorized to establish redevelopment districts and redevelopment 
project plans for property within their jurisdiction.  Redevelopment districts may be created based upon 
certain findings by the municipality, including, that property within a proposed district meets the 
requirements of a “blighted area” as defined by the TIF Act. 

In 2006, the City of Mission, Kansas (the “City”), after conducting a duly noticed public hearing 
in accordance with the TIF Act, found and determined that certain real property consisting of approximately 
seventy-one (71) acres that generally follows the Rock Creek Floodplain from Roe Avenue to Lamar 
Avenue, all in the City of Mission, Johnson County, Kansas (the “Property”), is located within a “blighted 
area” and, in turn, constitutes an “eligible area” (as defined in the TIF Act). Based, in part, upon such 
finding, the City established the Rock Creek TIF District (the “Original District”) encompassing the 
Property through the adoption of Ordinance No. 1190 and Ordinance No. 1195 on January 11, 2006, and 
February 8, 2006, respectively. The Original District included four (4) redevelopment project areas. 

Through the adoption of Ordinance No. 1299 on May 20, 2009, the Original District was amended 
to include five (5) redevelopment project areas. Redevelopment project areas 1, 3 and 4 remained as 
previously established, and—within redevelopment project area 2—a separate redevelopment project area 
(2A) was created. 

In 2019, through the adoption of Ordinance No. 1508 on November 18, 2019, the City amended 
the Original District to split its five (5) redevelopment project areas into five (5) separate TIF districts, 
including Rock Creek Redevelopment District No. 4 (the “District”).  

The approved district plan for the District (the “District Plan”) describes the District as follows:  

A redevelopment district containing one project area consisting of some or all of 
the following uses: one or more commercial or residential facilities and all related 
infrastructure improvements, including storm water improvements within and 
around the Rock Creek channel, streets, sanitary and storm sewers, water lines and 
all related expenses to redevelop and finance the project and all other associated 
public and private infrastructure.  

This Redevelopment Project (as defined herein) is consistent with the District Plan for the 
redevelopment of the District.   

B. Redevelopment Project Area  

The District contains a single redevelopment project area coterminous with the boundaries of the 
District, as legally described on Exhibit A and generally depicted on Exhibit B attached hereto (the “Project 
Area”).  

C. Redevelopment Project 

The City of Mission (the “City”) presents this Tax Increment Financing Redevelopment Project 
Plan for the Project Area within the District (this “Project Plan”) for consideration and approval in 
accordance with the TIF Act. In order to promote, stimulate, and develop the general and economic welfare 
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of the City, this Project Plan provides for the reimbursement of infrastructure costs incurred within the 
District to include stormwater, sanitary sewer, water facilities and other items allowable under the TIF Act  
necessary to facilitate the successful completion of a 261-unit multi-family redevelopment project known 
as Mission Beverly to be located at 5935 Beverly Avenue, to be developed by Mission & Beverly, LLC, a 
Delaware limited liability company, or its successors or assigns (“Developer”), in addition to future 
redevelopment within the District (the “Redevelopment Project”).. This infrastructure work fulfills the 
City’s commitment to Smart Growth by:  

Prioritizing infill development to revitalize core areas and reduce adverse impacts 
on natural resources and infrastructure;  

This Project Plan is premised on the need for a combination of public and private financing to reach 
the mutual goals of the City and the Developer in redeveloping the Redevelopment Project.  

As shown herein, this Project Plan proposes to finance Reimbursable Project Costs (as defined 
herein) by capturing up to one hundred percent (100%) of the allowable ad valorem “tax increment” (as 
defined in the TIF Act) (the “Tax Increment”) generated within the Project Area (collectively, the “TIF 
Revenues”).  

Based on Tax Increment generated within the Project Area since January 11, 2006 and projected 
property values within the Project Area through January 1, 2026, it is estimated that the Tax Increment will 
generate approximately Two Hundred Twenty Thousand and No/100 Dollars ($220,000) of TIF Revenues 
during such time period, some or all of which can be used to reimburse the Developer for Reimbursable 
Project Costs and the City for TIF eligible costs. The allocation and term of the Tax Increment will be 
determined by a Redevelopment Agreement executed by the City and the Developer (the “Redevelopment 
Agreement”).  

II. REDEVELOPMENT PROJECT PLAN  

A. Description and Map of Project Area  

The redevelopment project area to be redeveloped pursuant to this Project Plan consists of the 
Project Area. A legal description and general map and depiction of the Project Area are attached hereto as 
Exhibit A and Exhibit B, respectively, both of which are incorporated herein by this reference.  

B. Reference to District Plan  

The Project Area is within the boundaries of the District established and amended pursuant to the 
TIF Act and adoption by the City’s Governing Body of: Ordinance No. 1190 on January 11, 2006; 
Ordinance No. 1195 on February 8, 2006; Ordinance No. 1299 on May 20, 2009; and Ordinance No. 1508 
on November 18, 2019 (the “District Ordinance”), a copy of which is attached hereto as Exhibit C. This 
Project Plan is consistent with the approved District Plan as described in the District Ordinance. 

C. Description of Building and Facilities  

This Project Plan provides for the reimbursement of costs associated with stormwater, sanitary 
sewer, and water facilities necessary to facilitate the successful completion of the Redevelopment Project. 

The foregoing description of uses is not intended to be inflexible, and this Project Plan contemplates 
reasonable variations from the descriptions of the Redevelopment Project as described above.  
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D. Feasibility Study  

The City has undertaken a study to determine whether the Redevelopment Project’s estimated 
benefits, TIF Revenues, and other revenues are expected to exceed the cost, and that the income therefrom 
will be sufficient to pay the costs of the Redevelopment Project. This effort involved using consultants with 
experience and expertise in actual design, development, financing, management, leasing, and operations of 
projects of similar scope and nature. Outside resources were also consulted to compare and verify the cost 
and revenue projections, including outside industry sources and actual taxing jurisdiction data where 
available. The results of said evaluation are as follows:  

1. Project Costs  

The total estimated cost to complete the Redevelopment Project is approximately One Million Six 
Hundred Fifty Thousand and No/100 Dollars ($1,650,000).  A detailed budget is attached hereto as Exhibit 
E.  

2. Eligible Costs  

Only “redevelopment project costs” (as defined in the TIF Act) (referred to herein as 
“Reimbursable Project Costs”) are eligible for TIF financing and reimbursement. Of the total costs listed 
above, approximately One Million Six Hundred Fifty Thousand and No/100 Dollars ($1,650,000), plus 
interest and financing costs, are estimated to qualify under the TIF Act as Reimbursable Project Costs, 
meaning that only those costs may be financed using TIF Revenues. The estimated Reimbursable Project 
Costs are set forth by type and amount on Exhibit D attached hereto.  

The City is requesting reimbursement to the Developer with TIF Revenues on a pay-as-you-go 
basis, and no TIF bonds will be issued.  

3. Project Revenues  

Based on existing Tax Increment generated within the District since its inception, and projected 
revenues through January 1, 2026, the City anticipates that approximately Two Hundred Twenty Thousand 
and no/100 Dollars ($220,000) will be available by July 1, 2026. Current revenues as well as estimated TIF 
Revenue projections are set forth in Exhibit E attached hereto. Pursuant to the TIF Act, TIF Revenues can 
be generated from at least two (2) sources:  

a. Ad Valorem Tax Increment Revenues – The amount of real property taxes collected 
from real property located within the District that is in excess of the amount of real 
property taxes which is collected from the base year assessed valuation (excluding 
any ad valorem taxes not allowed to be captured under the TIF Act); and  

b. Local Sales Tax Revenues - The retail sales dollar amount generated within the 
Project Area multiplied by the City’s portion of the total retail sales tax rate, as 
described above. 

Ad Valorem Tax Increment Captured  

 According to the Johnson County Appraiser’s Office, the District has a base assessed value of Four 
Hundred Forty-Nine Thousand Five Hundred Ninety-eight and No/100 Dollars ($449,598). This serves as 
the base value against which future Redevelopment Project values can be compared to determine the 
amount of ad valorem Tax Increment revenues that will be generated by the Project Area. This Project Plan 
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proposes to finance Reimbursable Project Costs by allocating up to one hundred percent (100%) of the 
allowable ad valorem Tax Increment generated within the Project Area commencing on the effective date 
of this Project Plan.  

Local Sales Tax Revenues Uncaptured  

 This Project Plan does not propose to capture local sales tax revenues.  

4. Tax Increment Revenues  

Based on the Project Area’s current and projected accumulation of ad valorem Tax Increment as 
heretofore described, it is estimated that TIF Revenues of approximately Two Hundred Twenty Thousand 
No/100 Dollars ($220,000) will be generated and used to pay redevelopment project costs, as set forth in 
this Project Plan and the Redevelopment Agreement.  

5. Significant Contribution to Economic Development of the City  

The development contemplated in this Project Plan will provide significant economic development 
for the City, including by, among other things, providing increased future tax revenues to the City, 
redevelopment within the Project Area into a higher and better use, and remediating blight. The feasibility 
study shows that the Redevelopment Project’s benefits, Tax Increment, and other available revenues, 
including private sources of capital, will be sufficient to pay for the Redevelopment Project costs. 

6. Sufficiency of Tax Increment Revenues Compared to Project Costs  

The total of the Reimbursable Project Costs that can be financed under the TIF Act is limited by 
the amount of TIF Revenues generated within the Project Area. Thus, by operation, the TIF Revenues will 
always equal or exceed the amount of the Reimbursable Project Costs. Based on this Project Plan’s (1) 
Reimbursable Project Costs and (2) TIF Revenues, the accumulated revenues are expected to pay for any 
Reimbursable Project Costs as contemplated under the TIF Act when supplemented by private debt and 
equity. 

7. Effect on Outstanding Special Obligation Bonds  

It is anticipated that any TIF Revenues will be disbursed on a pay-as-you-go basis and no special 
obligation bonds repayable from TIF Revenues have been issued. Thus, the Redevelopment Project costs 
are not anticipated to have any effect on any outstanding special obligation bonds payable from the revenues 
described in K.S.A. 12-1774(a)(1)(D), and amendments thereto. 

 

E. Relocation Plans  

It is not anticipated, but in the event the City acquires any real property within the Project Area in 
carrying out the provisions of the TIF Act, and that, as a result, any persons, families and businesses move 
from real property located in the Project Area or move personal property from real property located in the 
Project Area, the Developer shall make a Five Hundred and No/100 Dollars ($500.00) payment to such 
persons, families and/or businesses. No persons or families residing in the District shall be displaced unless 
and until there is a suitable housing unit available and ready for occupancy by such displaced person or 
family at rents within their ability to pay.  Such housing units shall be suitable to the needs of such displaced 
persons or families and must be decent, safe, sanitary and otherwise standard dwelling.  Developer shall 
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provide for payment of any damages sustained by a retailer, as defined in K.S.A. 79-3702, by reason of 
liquidation of inventories necessitated by relocation from the redevelopment district. 

F. Meetings and Minutes   

Following approval of this Project Plan, the clerk of the City shall attach, as Exhibit F hereto, a 
copy of the minutes of all City meetings where the Redevelopment Project and/or this Project Plan was 
discussed. 

III. CONCLUSION  

Based on the foregoing, this Project Plan proposes to utilize TIF Revenues from the District to 
finance Reimbursable Project Costs. Details concerning the amount of TIF Revenues available to the 
Project, the terms and term of reimbursement, Project costs eligible for reimbursement, City costs eligible 
for reimbursement, and other matters will be set forth in the Redevelopment Agreement. The City hereby 
submits this Project Plan for public hearing and due consideration in accordance with the TIF Act.  
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EXHIBIT B  

GENERAL DEPICTION OF THE PROJECT AREA  

 
 



 

EXHIBIT C  

ORDINANCE NO. 1508 

 

 

 

 



























































 

EXHIBIT D 

ESTIMATED BUDGET  

 

General Line Item Category Total Cost Reimbursable Project 
Cost 

Infrastructure Relocation Costs $1,650,000 $220,000 

Totals $1,650,000 $220,000 

 

 

 

 



EXHIBIT E 

TIF REVENUE PROJECTIONS 



 

EXHIBIT F 

MEETING MINUTES 

 



 

 

 
MEMORANDUM 

 
To:  Chaiman Lee and Members of the Planning Commission 
From: Brian Scott, Deputy City Administrator – Planning and Development Services 
Date:  April 24, 2025 
Regarding: Conformance of the Rock Creek Redevelopment District No. 4 (TIF Project Plan 

with the Comprehensive Plan of the City of Mission - Planning Commission Case 
#25-07 

 
 
Background 
 
Tax increment financing (TIF) has become a popular economic development tool for communities 
across the country. TIF allows a city or county to freeze the assessed value of a property at a 
given point in time. Then as the assessed value increases, the difference (or increment) between 
the taxes collected on the current assessed value and the frozen assessed value (or base value) 
are utilized to pay for costs associated with the redevelopment of the property.   
 
The utilization of TIF by cities and counties in Kansas is authorized by state statute K.S.A 12-
1770. The state statute provides certain criteria for a property to qualify for TIF including if the 
property is blighted, or has an environmental contamination, or is in a flood plain. 
 
In 2006 the City established the Rock Creek Tax Increment Financing District. The district   
essentially runs the course of the Rock Creek storm water channel from Roe Avenue to Lamar 
Avenue and includes properties along Martway Street and Johnson Drive. Many of these 
properties are located within the flood plain of Rock Creek which qualifies for the establishment 
of the district. 
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At the time the district was created, it was contemplated that there would be four general 
redevelopment project areas within the district. In 2019, the City adopted Ordinance 1508 which 
divided the original Rock Creek Redevelopment District into five (5) redevelopment districts.  
 
The current TIF Redevelopment Project Plan areas in the Rock Creek Redevelopment District 
have occurred in District 1, District 2A, and Districts 3A, 3B, 3C and 3D, all submitted by private 
developers making a request for TIF incentives from the City. Under state statute, the City may 
also submit an application for establishment of a TIF Redevelopment Project Plan area. 
 
TIF Redevelopment Process  
 
The City submitted the Rock Creek Redevelopment District No. 4 TIF Project Plan on Monday, 
April 21, 2025. This triggers a series of statutorily required events including notices to other taxing 
jurisdictions, a public hearing, adoption of an ordinance establishing the district, and adoption of 
a redevelopment agreement specifying the details of how the TIF Increment will be used. The first 
step in this involves a review by the Planning Commission for conformance of the redevelopment 
project plan with the City’s comprehensive plan.  
 
TIF Redevelopment Project Plan 
 
The redevelopment project plan that was submitted, and is included with this memo, identifies a 
single redevelopment project area coterminous with the boundaries of Rock Creek 
Redevelopment District No. 4, which is generally located between Woodson Road and Lamar 
Avenue, south of Martway Street, following the Rock Creek channel.  
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The City submitted this Tax Increment Financing Redevelopment Project Plan in order to provide 
for the reimbursement of infrastructure costs incurred within the District to include stormwater, 
sanitary sewer, water facilities and other items allowable under the TIF Act and necessary to 
facilitate the successful completion of a 261-unit multi-family redevelopment project known as 
Mission Beverly located at 5935 Beverly Avenue and developed by Mission Beverly, LLC in 
addition to future redevelopment within TIF District No. 4. The project plan will aid in promoting, 
stimulating, and developing the general and economic welfare of the City by supporting public 
infrastructure that serves and benefits properties within the boundaries of TIF District No. 4 and 
beyond. This infrastructure work fulfills the City’s commitment to Smart Growth by:  
 

Prioritizing infill development to revitalize core areas and reduce adverse impacts 
on natural resources and infrastructure. 

The Project Plan is premised on the need for a combination of public and private financing to 
reach the goals of the City in redeveloping and addressing existing infrastructure challenges 
within Rock Creek Redevelopment District No. 4. The Project Plan proposes to reimburse the 
developer of the Mission Beverly project for up to one hundred percent (100%) of the allowable 
ad valorem “tax increment” (as defined in the TIF Act) generated within the project area between 
January 11, 2006 and January 1, 2026 for certified TIF eligible expenses that will support the 
current redevelopment project and streamline and support future redevelopment of parcels within 
the District. No future TIF revenues generated within the Project Area are anticipated to be 
allocated to the Redevelopment Project. The allocation and term of the Tax Increment will be 
determined by a Redevelopment Agreement executed by the City and the Developer. 
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Conformance with Comprehensive Land Use Plan 
 
The Tomorrow Together 2040 Comprehensive Plan was adopted in December of 2023. This plan 
provides a number of recommendations for the future development of the community in the areas 
of natural environment, parks and recreation, transportation and mobility, housing, and economic 
development. In addition, the plan provides a future land use map that identifies the appropriate 
land use for certain areas of the City. 
 
The properties located within Rock Creek Redevelopment District No. 4, are identified in the future 
land use map as “High Density Residential” which is defined as including vertically attached 
residential apartments and condos with a density of 12 or more units/acre. The Mission Beverly 
project will assemble eight (8) existing parcels for redevelopment of a 261-unit multi-family project 
in two buildings. Building A, located on the north side of Martway, will have four stories of vertically 
attached apartments with a density of 80 units per acre. Building B, located on the southside of 
Martway will have three stories of vertically attached apartments with a density of 35 units per 
acre. 
 
The Mission Beverly project did not request TIF assistance but rather applied for and was granted 
a 75% 10-year Tax Abatement. Although this particular development project was not required to 
go through an analysis of conformance with the City’s Comprehensive Plan, but a review of the 
staff report (attached) for Case 24-07 includes narrative which would suggest the project aligns 
with many goals of the Tomorrow Together 2040 Comprehensive Plan. 
 
The infrastructure improvements necessary to support the Mission Beverly project will also benefit 
future redevelopment within Rock Creek Redevelopment District No. 4. The TIF Redevelopment 
Project Plan supports and conforms with the following goals outlined in the Comprehensive Plan: 
 

• Goal 3B of the Economic Revitalization chapter is addressed by supporting businesses in 
Mission with increased residential capacity, and as a catalyst in the area for future 
business growth. The investment in infrastructure that serves multiple parcels aligns with 
the goal of investing in quality-of-life improvements which allow Mission to remain an 
attractive option for residential and business growth. 

 
• Goal 4 of the Transportation and Mobility chapter of the comprehensive land use plan 

states, “Tie current and future mobility plans to the City’s economic development strategy 
and neighborhood stabilization.” Specifically, Goal 4A recommends using the Future Land 
Use Plan to support higher-density, mixed-use developments where appropriate. The 
investment in upgrades to the overall infrastructure in this area better positions it for future 
redevelopment. 

 
Based on the analysis of the Redevelopment Project plan, Staff believes the proposed Rock 
Creek Redevelopment District No. 4 TIF Project Plan is in conformance with the Tomorrow 
Together 2040 Comprehensive Plan.  
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Recommendation 
 
Staff recommends that the Planning Commission approve the Resolution finding that the Rock 
Creek Redevelopment District No. 4 TIF Project Plan is consistent with the comprehensive plan 
for the development of the City of Mission. 
 
Motion: 
 
I move that the Planning Commission approve Resolution PC-25-07 finding that the Rock Creek 
Redevelopment District No. 4 TIF Project Plan submitted April 21, 2025, is consistent with the 
comprehensive plan for the development of the City of Mission. 
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