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How TIF Works



Key Terms

• Base Value – value at start of TID

• Value Increment – added value to TID

• Tax Increment – annual revenue to TID

• Expenditure Period – 15 years for “mixed use” TID

• Termination Date/Life – 20 years for “mixed use” TID

• Upfront Bonding/Cash Grants – City provides finances

• Pay-as-you-go – Developer provides financing

• Joint Review Board (JRB) – School District, Technical 
College, County, City, Member at-large



Eligible Project Costs

• Eligible costs include, but not limited to:

– Capital costs including public infrastructure

– Cash grants to developers with appropriate development 
agreements

– Property assembly/relocation costs

– Demolition/site preparation costs

– Planning/engineering/legal for preparation of project plan

– Marketing and project concepts for projects within the TID

– Prorated capital and administrative costs per % necessitated 
by TID



Ineligible Project Costs

• Ineligible costs include, but not limited to:

– General operating expenses unless planning/legal/ 
engineering for creation of TID

– Capital and administrative costs beyond % necessitated by 
TID 

– Constructing or altering administrative, police, fire, libraries, 
& school buildings 

– Cost of expanding a facility generally funded by user fees

– Cash grants to owners, lessees or developers WITHOUT a 
signed development agreement sent to JRB (if existing) or 
kept on file in the community



“But For” Test 

• Public purpose/benefit:

– Eliminate blight

– Diversify tax base

– Create jobs

– Remove social hazards

– Environmental clean-up

– Improve transportation/utility services



Financing Strategy

• Pay as you go vs. up-front municipal bonding 
Which to use?

– Policy

– Risk

– Developer guarantees

– Project needs

– Interest costs

– Nature of what’s being funded/public benefit



TID Project Plan Requirements

• TID boundaries

• Type of TID and term

• Existing and future land uses/zoning

• Project costs/expenditures

• Financing mechanisms

• Development projects

• Financial feasibility

• “But for” finding



Process

• September 17

– JRB Organizational Meeting 

• Today, September 23

– Plan Commission Public Hearing

• October 21

– Council Adoption 

• JRB Approval Meeting

– Between November 5-12



12% Test

• Equalized value of new district plus 
value increment of exiting districts



TAX INCREMENT DISTRICT NO. 9



TID #9 Proposed 
Boundary 



Mixed-Use TIF District

• Lands proposed for newly platted residential 
comprise less than 35% of the total area of the 
district

• At least 50%, by area, of the real property within the 
district is suitable for mixed-use development 

• 15-year expenditure period

• 20-year maximum life



Development Value Assumptions: TID #9

Year Residential Commercial

Total 

Development 

Increment by Year

Cumulative Value 

Increment

0 2025 $0 $0 $0

1 2026 $9,720,000 $9,720,000 $9,720,000

2 2027 $3,240,000 $3,240,000 $12,960,000

3 2028 $250,000 $250,000 $13,210,000

4 2029 $0 $0 $13,210,000

5 2030 $250,000 $250,000 $13,460,000

6 2031 $0 $0 $13,460,000

7 2032 $250,000 $250,000 $13,710,000

8 2033 $0 $0 $13,710,000

9 2034 $250,000 $250,000 $13,960,000

10 2035 $15,000,000 $15,000,000 $28,960,000

11 2036 $250,000 $250,000 $29,210,000

12 2037 $0 $0 $29,210,000

13 2038 $250,000 $250,000 $29,460,000

14 2039 $0 $0 $29,460,000

15 2040 $250,000 $250,000 $29,710,000

16 2041 $5,000,000 $5,000,000 $34,710,000

17 2042 $0 $0 $34,710,000

18 2043 $0 $0 $34,710,000

19 2044 $0 $0 $34,710,000

20 2045 $0 $0 $34,710,000

Totals $32,960,000 $1,750,000 $34,710,000

• $34.7 M new value with 
potential timeline in order 
to review projected tax 
increment

• Assumptions based on 
potential projects

• One scenario



Projected Tax 
Increment (New 

Revenues): TID #9

• $8M new revenue
• Flat tax rate
• Flat inflation 
• = conservative estimate
•  one scenario



Proposed Priority Projects and Expenses: TID #9

• $1.27M infrastructure
• $5.1M incentives 
• $1.1M finance/admin
• Total $7.4M

• Costs less ($7.4M) than 
revenues ($8M) = 
financial feasibility

• Note contingent 
expenses



Proposed Project 
Locations: TID #9



Bond Issuances: TID #9

• $1.27 M in borrowing to cover infrastructure costs. 
• Incentives → pay go 



Cash Flow: TID #9
• Positive balance at end of 

life



NEXT STEPS



Process

• Today

– JRB Organizational Meeting 

• September 23

– Plan Commission Public Hearing

• October 21

– Council Adoption 

• JRB Approval Meeting

– Between November 5-12
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