
Defendable TIF Project Plans 
Planning for Long-Term Success
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What Do We Mean By “defendable?”

• Meets statutory requirements

• Easy to communicate to stakeholders

 Residents

 Joint Review Board (members from all overlapping taxing 
bodies)

 Local Attorney

 Developers

• Withstands scrutiny and skepticism

• Guides future implementation
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• What type of assistance will be provided?

 Traditional (“up-front”)

 PAYGO

 Other (land donation, infrastructure installation etc.)

• What types of projects should be support?

 Job creation

 Greenfield development

 Redevelopment

• Will any guarantees be required from developer? (Job creation, 
minimum assessed values, etc.)

• Process for considering TIF funding (TIF application)

 How will projects be reviewed?

TID Policies
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“But for” the use of TIF, the proposed 
development would not occur:

• As proposed
• Within the same/similar time period
• With the same level of:
Property value
Jobs
Amenities

The “But For” Test

Key foundation of TIF Program
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• How long has the property been in its current state? 

• What infrastructure is needed to develop the site?

• Are there significant barriers to developing the site 
(environmental contamination, dilapidated structures, etc.)

• Independent review of the developer’s sources & uses to 
prove out the need

 Require developer to submit project sources & uses, and 
ongoing cash flow projections with and without TIF support

 Verify appropriateness of their assumptions & identify the “gap” 
to make the project earn a reasonable return

How To Prove “But For?”
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• What’s the right level of development for your community?

• Be realistic

 Use conservative assumptions for future growth/revenues to set 
reasonable expectations

 Construction costs ≠ assessed value; talk with assessor!

• Consider modeling as a phased-in approach

 Slower growth in the early years

How Much Development Is Feasible? 



How will projects be funded?
• Up-front vs. PAYGO
If up-front, involve bond counsel

• Non-TID revenue sources
Equity, Deferred Development Fees

State Grants

Tax Credits – NMTC, LIHTC

When will projects funded?
• At beginning of project

• Upon occupancy

• Over life of TID

Which projects are priority?
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Determine Feasibility
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• Balance between flexibility & transparency
• General groups of projects are helpful, especially for more 

prospective TIDs
 “Street construction”
 “Utility extension”
 “Infrastructure improvements”

• Higher level descriptions can avoid unnecessary 
amendments
 Be careful doing this for ½ mile projects

• Easier to be higher level for mixed-use TIDs than blight

How Specific To Be? 
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What Types Of Projects Can Be Funded?

• Public works & 
improvements

• Financing costs

• Real property assembly 
costs (land write-down)

• Professional service costs

• Admin/Organizational costs

• Contribution to Community 
Development or 
Redevelopment Authority

• Relocation costs

• Pro-rated costs of utility 
infrastructure

• Cash grants (requires 
developer agreement)

• Environmental remediation

• Projects within ½ mile of 
district

• All costs must directly 
relate to purpose of the 
TID, including ½ mile
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Costs of constructing or 
expanding 

administrative, police, 
fire, community, 

recreational, library and 
school buildings

Costs of constructing or 
expanding facilities if 
similar facilities are 

financed only with utility 
user fees

General government 
expenses unrelated to 

the TIF district

Costs associated with 
newly platted residential 
development (except in 
Mixed Use districts with 
“qualifying” residential)

What Types Of Projects Cannot Be Funded?



• When to use which?
• Required mailings – community perspective

Rehab vs Blight

• 35% limit on newly-platted residential

Mixed-Use

• Zoning requirement in place over life of district

Industrial
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Selecting The District Type
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• Site specific TID vs. broader area – Start small!

 Is there risk of values declining in the district?

 Is property already fully developed?

• Boundaries must be contiguous

• 35% test for newly-platted in mixed-use district

Setting The Boundaries
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• Governing body action date starts the clock

 If September 30 or prior, current year will be base year (any 
construction completed by December 31 will be INCREMENTAL 
value)

 If October 1 or after, following year will be base year (any 
construction completed by December 31 will be BASE value)

• If creating before DA have term sheet at minimum

 Accurately communicate costs to JRB, avoid substantial 
changes if DA/TID creation on different timeline

When To Create A TID?



• Exceed expected costs by x%

 May be written into policy or project plan, more often it’s a gut 
check

• New project pops up that was not contemplated

• Informing JRB & ensuring the “but-for” is met

• ½ mile projects added by resolution

• Consider including contingent projects for future planning
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When To Do Project Plan Amendment?
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Project Name/Type Phase I Future Ongoing Totals 1/2 Mile Est. Timing

1 Pay As You Go ("PAYGO") Development Incentives1 2,000,000 2,000,000 2025-2041
2 1/2 Mile Improvements2

2a Danz Park
Shelter 250,000 250,000 250,000 TBD
Ballfield 1 350,000 350,000 350,000 TBD
Baird Creek Trail Resurfacing 400,000 400,000 400,000 TBD
Other Trail Improvements 50,000 50,000 50,000 TBD
Roller Hockey Court 250,000 250,000 250,000 TBD

2b Henry St Bridge over Baird Creek 1,700,000 1,700,000 1,700,000 TBD
2c S Danz Avenue - Deckner Avenue to Newberry Avenue 511,600 511,600 511,600 TBD
2d Deuchert Street - District Boundary to N Danz Avenue 56,000 56,000 56,000 TBD

3 Ongoing Planning & Administrative Costs 464,309 464,309 2025-2053

Total Projects 2,000,000 3,567,600 464,309 6,031,909 3,567,600

Notes:

2)The City may need to make improvements to streets and other infrastructure adjacent to or within a half-mile of the District to accommodate traffic resulting 
from the Project. Whether improvements will be needed and when they may be needed is undetermined. Current cost estimates are included below, but projects 
will only be funded from the District  to the extent funds are available and the improvements are for the benefit of the District and needed to implement the Plan. 
The City may pro-rate the TID contribution to the projects to match costs to the benefit provided to the District. 

     

Est. Cost

1) Represents the Tax Incentive Cap per Section III.C.2 of Development Agreement 2025-03. The actual incentive may be lower if or the total amount of Qualified 
Expenses incurred is less than $2.00 million.

Project 
ID



16

TIF Can Often Be Controversial
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Common Reasons for TID Opposition

General opposition to the project and 
“NIMBY’s”

“It’s a developer handout”

“My taxes will increase”

Schools and overlapping taxing bodies 
will be negatively affected
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Prepare for Challenges

Prepare talking points to explain what TIF is to community 
members and how it will affect them

Stay in compliance with TID 
statute 66.1105

Procedure & process

If blight/rehab, project plan should include specific 
language on why the parcels are identified as such

Only fund projects included 
within project plan 

If considering additional projects, 
consider a project plan amendment

https://docs.legis.wisconsin.gov/statutes/statutes/66/xi/1105/6/f/2
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Preparing For Successful Filing With DOR

• Municipality name

• TID #

• Parcel #’s or key

• Identity streets, rights of way, bodies of water & political subdivision 
boundaries

• Full boundaries of any overlapping districts

• All project costs & location (including ½ mile & non-geographic costs)
 ½ mile buffer if ½ mile costs

• Parcel layout as of January 1 of the current year
 Second map showing new configuration if parcels were split/combined between 

January 1 & governing body action

Make su r e m aps  ar e 
ac c u r at e an d  c om plet e, 

t hey m us t  in c lude:
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• Legal opinion letter must have wet signature

• Verify base value workbook and final values with assessor

• Include special districts in distribution of public hearing 
notice

• Use your resources:

 DOR TIF FAQ

 DOR TIF Manual

 DOR TID Checklist

Preparing For Successful Filing With DOR

https://www.revenue.wi.gov/Pages/FAQS/slf-tif-general.aspx
https://www.revenue.wi.gov/Pages/FAQS/slf-tif-general.aspx
https://www.revenue.wi.gov/DOR%20Publications/tif-manual.pdf
https://www.revenue.wi.gov/DOR%20Publications/tif-manual.pdf
https://www.revenue.wi.gov/DORForms/pe-109.pdf
https://www.revenue.wi.gov/DORForms/pe-109.pdf
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Download the Presentation
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Your Presenters

Joshua Low
Municipal Advisor
jlow@ehlers-inc.com
(651) 697-8596

Harry Allen
Senior Municipal Advisor
hallen@ehlers-inc.com
(262) 796-6182
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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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