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What is Tax Increment Financing?
An economic development financing tool

Community undertakes projects to attract 
and facilitate development and/or 
redevelopment, such as:

Installation or rehabilitation of public 
infrastructure

Acquisition of land

Payment of development incentives

Community investment is repaid over time by 
capturing the increased property tax 
revenue generated within the District.



What is Tax Increment Financing?

Statutory Authority
S.66.1105, Wis. Stat. for Cities and Villages

Terms
TIF = Tax Incremental Finance

TID = Tax Incremental District



How TIF’s Are Created…
TIF’s are created by a Joint Review Board 
which is comprised of representatives 
from local schools, technical 
colleges/universities, and 
representatives from all taxing districts.

TID’s expire after 27 years.

Project plan is adopted which contains 
all projected public costs and private 
development.



The “But for” Test
Basis of ‘but for’ finding is predicted on:

Whether the development will occur without 
the use of TIF.
Whether the economic benefits are sufficient 
to cover the cost of improvements.
Whether the benefits of the proposal outweigh 
the anticipated tax increments to be paid by the 
owners of property in the overlying taxing 
districts.

If the ‘but for’ test is satisfied, ALL taxing 
jurisdictions will benefit from the proposed 
development.
The use of tax dollars helps to promote 
growth that otherwise would not occur.



How TIF Works



TIF in Wisconsin
TIF Growth: TIF utilization in WI municipalities has grown 
considerably since 1990, especially in the southern and 
central areas of the state.

Who uses TIF?: Medium-sized municipalities (under 50,000 pop.) 
and those with growing property tax bases are using TIF more 
often than those with lower rates of property tax. TIF is 
being used more frequently by communities that are already 
experiencing economic growth.

TIF Benefits: TIF can be a useful economic development tool 
for individual cities in redeveloping “blighted” properties and 
raising property values. Holding other factors constant, 
every additional dollar  of TIF increment within a community 
is associated with an increase in property values of $6. 



TIF Utilization Rates by County

Source: Center for Urban Initiatives & Research, University of Wisconsin‐Milwaukee
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Annual
Average

Cumulative

TID #1
Through 2006

$47.08 $894.46

TID #2
Through 2006

$33.23 $631.31

TID #3
Through 2009

$4.89 $107.76

TID#4
Through 2009

$95.48 $1718.67

TOTAL $180.68 $3352.20

Impact Per $100,000 of Property Value

Impact for 2009 on residence
valued @ $170,000

$170.29

Impact for 2009 on 
commercial property valued 
@ $500,000

$501.85



TID #1
Through 2006

$2,411,176

TID #2
Through 2006

$1,970,653

TID #3
Through 2009

$410,095

TID#4
Through 2009

$410,095

TOTAL $7,010,705

Revenue Created by TID’s to Finance 
Improvements



Increment Created by TID’s
TID #1   $10,452,000

Created in 1986, closed out in 2005 (3 years 
early)

TID #2   $8,883,900
Created in 1987, closed out in 2005 (4 years 
early)

TID #3   $1,896,600
Created in 1987, closed out in 2009 (1 year 
early)

TID #4   $78,070,100
Created in 1990, amended in 1998 and 2005

TID’s #5,6,7,8,9
Created in 2007



Major projects financed 
through tid’s

Cravath lake front park
Downtown parking lots
Infrastructure in business park (roads, Storm, sewer, etc)

Commercial Ave
Executive drive
Enterprise drive
Prospect drive
Universal drive
Corporate (NOW INNOVATION) drive
Industrial drive 
Endeavor drive

Acquisition of property; Kruger farm, alpha cast, ww 
register, Francis muffer, havill-spoerl, hawthorn 
mellody
Bluff road, east towne roundabout, whitewater plaza, 
4th street reconstruction, Fremont st., Prairie Village 
Development



TID 5 District 
Boundary 
Mixed Use TID



TID 5 Proposed Expenditures
Street Construction, Improvements, Amenities, & ROW Acquisition     $4,600,000

Relocation                                                                                            20,000

Sanitary Sewer Interceptor Extension                                                  405,000

Pump Station Upgrade                                                                                                         500,000

Water Main Looping                                                                                                           315,000

Administration City/CDA                                                                                                      500,000
Tota $6,340,000      



TID 6 District Boundary
Industrial Use TID



TID 6 Proposed Expenditures
Business Park Development                                                                                           $8,400,000

Street Construction, Improvements, Amenities & ROW Acquisition             466,000               

Development Incentives                                                                                                       1,000,000 

Rail Spur Construction                                                                                                       200,000

Land Acquisition                                                                                                             2,600,000

Relocation                                                                                                                   100,000

Administration City/CDA                                                                                                      500,000
Total                                   $13,266,000 



•Location:  Redevelopment property located at 850 S. 
Janesville Street 

•Goal:  Eliminate Blight

•Project: Build an approximately 9,660 sq ft mixed use 
building

•TID: Economic Incentive Grant in the amount of  $50,000 
to be paid upon completion of the project

•Guarantee: fair market value of the property after 
completion of the construction will be at least $902,100

project financed
through TID #6



TID 6 Redevelopment Site

850 S. Janesville Street



TID 7 District 
Boundary 
Mixed Use TID



TID 7 Proposed Expenditures
Street Construction, Improvements, Amenities & ROW Acquisition      $ 3,600,000              

Water and Sewer Extensions                                                                                                457,000

Administration City/CDA                                                                                                      500,000
Total        $4,557,000 



TID 8 District 
Boundary 
Industrial TID



TID 8 Proposed Expenditures
Street Construction, Improvements, Amenities& ROW Acquisition         $2,542,000
Water and Sanitary Sewer Extensions                                                                        1,290,000
Land Acquisition                                                                                                             4,560,000
Development Incentives                                                                                                       2,000,000
Site Grading/Development                                                                                                     400,000                   
Rail Spur Construction                                                                                                       200,000
Administration City/CDA                                                                                                      500,000

Total            $11,292,000 



TID 9 District 
Boundary 
Industrial TID



TID 9 Proposed Expenditures
Street Construction, Improvements and Amenities                           $ 2,525,000                           
Rail Spur Construction                                                                                              200,000
Internal Streets and Utilities                                                                            2,625,000
Development Incentives                                                                                          1,500,000
Land Acquisition                                                                                                             500,000 
Administration City/CDA                                                                                           500,000

Total             $8,000,000



Major Benefits of TID’s to 
the City of Whitewater

No Special Assessments for Street and 
Utility improvements.

Job creation in Business Park and 
Downtown.

Reduce property taxation.
2008 City Property Taxes among lowest in 
WI.

Spurs development throughout the entire 
city.

Residential and Commercial 
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