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2

Your Panelists

Frank Roman
Economic Development 
Advisor
froman@ehlers-inc.com
262-796-6176

Phil Aiello
President & CEO

Scott Kwiecinski
Development Manager

Dan McHugh
Assessor

Moderated by Todd Taves

mailto:froman@ehlers-inc.com
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• Current Market Conditions

• Property Assessment

• Financing Environment

• TIF Structure Considerations

• Municipal Support

Can We Build It?

YES, WE 
CAN!!
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• Construction costs & 
availability (materials, labor )

• Interest rate increases    
(now stabilizing)

• Rent increases tapering off

• Operating expenses 
(insurance, etc.)

Current Market Conditions
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• Valuation processes

 Sales, income approach

• Assessment ratio

• Appreciation effect driving tax rates down

 Lessens TIF impact

Property Assessment
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• Capital stacks – market rate vs. affordable

• Loan to value (LTV) decreasing

• Secondary financing (mortgage, monetized TIF)

• Additional sources (HOME, ARPA, WEDA, WHEDA)

• Expanding financing gap

• Equity investor return expectations

• Tax credits

Financing
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• Upfront vs. pay-as-you-go (PAYGO)

• PAYGO – mitigates municipal risk

• Priority of payments

• Other project plan expenditures

• Remaining term of TIF district

TIF Structure Considerations
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• TIF process/policy

• Percent of increment/maximum dollar limits

• Communication with officials & staff

• Land contribution/write-down

• Impact fees/other

• Political support

Municipal Support
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Download the Presentation!
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Ehlers is the joint marketing name of the following affiliated businesses (collectively, the “Affiliates”): Ehlers & Associates, Inc. 
(“EA”), a municipal advisor registered with the Municipal Securities Rulemaking Board (“MSRB”) and the Securities and 
Exchange Commission (“SEC”); Ehlers Investment Partners, LLC (“EIP”), an SEC registered investment adviser; and Bond Trust 
Services Corporation (“BTS”), a holder of a limited banking charter issued by the State of Minnesota.

Where an activity requires registration as a municipal advisor pursuant to Section 15B of the Exchange Act of 1934 (Financial
Management Planning and Debt Issuance & Management), such activity is or will be performed by EA; where an activity 
requires registration as an investment adviser pursuant to the Investment Advisers Act of 1940 (Investments and Treasury 
Management), such activity is or will be performed by EIP; and where an activity requires licensing as a bank pursuant to 
applicable state law (paying agent services shown under Debt Issuance & Management), such activity is or will be performed 
by BTS. Activities not requiring registration may be performed by any Affiliate.

This communication does not constitute an offer or solicitation for the purchase or sale of any investment (including without
limitation, any municipal financial product, municipal security, or other security) or agreement with respect to any investment 
strategy or program. This communication is offered without charge to clients, friends, and prospective clients of the Affiliates
as a source of general information about the services Ehlers provides. This communication is neither advice nor a 
recommendation by any Affiliate to any person with respect to any municipal financial product, municipal security, or other 
security, as such terms are defined pursuant to Section 15B of the Exchange Act of 1934 and rules of the MSRB. This 
communication does not constitute investment advice by any Affiliate that purports to meet the objectives or needs of any 
person pursuant to the Investment Advisers Act of 1940 or applicable state law.

Important Disclosures
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