CDA AGENDA
Community Development Authority Meeting

Wednesday, May 5, 2021 - 6:00 p.m.
Community Development Authority Meeting, held jointly with the
Common Council and the Plan and Architectural Review Commission
Due to Coronavirus Concerns, this will be a VIRTUAL MEETING. (not in person).
Citizens are welcome (and encouraged) to join us via computer, smart phone, or telephone.
Citizen participation is welcome during topic discussion periods.
You are invited to a Zoom webinar.
When: May 5, 2021 06:00 PM Central Time (US and Canada)
Topic: Tax Incremental Financing Districts
Please click the link below to join the webinar:
https://zoom.us/j/98182573052?pwd=SGRvYnMxOHlQUzFHQy9iYnNPMUtLQT09
Passcode: 386880
Or One tap mobile :
US: +13126266799,,98182573052#,,,,*386880# or
+19292056099,,98182573052#,,,,*386880#
Or Telephone:
Dial (for higher quality, dial a number based on your current location):
US: +1 312 626 6799 or +1 929 205 6099 or +1 301 715 8592 or +1 346 248 7799 or +1
669 900 6833 or +1 253 215 8782 or 833 548 0276 (Toll Free) or 833 548 0282 (Toll Free) or
877 853 5257 (Toll Free) or 888 475 4499 (Toll Free)
Webinar ID: 981 8257 3052
Passcode: 386880
International numbers available: https://zoom.us/u/ad0NhxzeGj
CALL TO ORDER, ROLL CALL, AND PLEDGE OF ALLEGIANCE.

1.

Brief review of Tax Increment Financing by Greg Johnson,
Senior Financial Advisor for Ehlers, Inc.

2.

Presentation and discussion regarding Whitewater parcel
data, capital projects, development opportunities, and
growth areas.

3.

Presentation and discussion of timeline for TID
development.

4.

Adjournment.

Anyone requiring special arrangements is asked to call the Office of the City Manager / City Clerk
at least 72 hours prior to the meeting.
*Items denoted with asterisks will be approved on the Consent Agenda unless any council
member requests that it be removed for individual discussion.

5 EHLERS
PUBLIC FINANCE ADVISORS

Tax Incremental Financing (TIF)
TIF is a partnership between a municipality and its overlapping taxing jurisdictions used to pay costs
associated with stimulating economic development. The additional (incremental) taxes generated
by the economic development that takes place are then used to repay those costs. TIF is commonly
used to address challenging development sites, public infrastructure needs or lack of economic
activity in an area. There are several types of tax incremental finance districts (TIDs) that
municipalities can create depending on the type of development expected to occur and the
characteristics of the area:
"
"
"
"
"

Industrial
Mixed Use
Blighted Area
In Need of Rehabilitation of Conservation
Environmental Remediation

A TID may remain open for a term of either 20- or 27-years dependent upon the type of district
created.

TIF Premise
The premise of
" may not
" may not
" may not
" may not
" may not

"but
for" the creation of a TID the desired development:
TIF is that
occur at all.
occur in the same time frame.
achieve with the same value.
provide the same amenities.
result in the same level of job creation.

"but
for" test is to engage a qualified firm to undertake an
A best practice to substantiate the
independent review of a development project's sources, uses, and cash flows with and without TIF
assistance to determine if TIF participation is warranted. An oversight body composed of
representatives of each taxing jurisdiction called the Joint Review Board (JRB) must ultimately
"but
for" standard has been met before a community can finalize creation of a
conclude that the
TID.

HowTIFWorks
A TID may contain only whole parcels and all parcels must be contiguous. Once the boundary is
defined, the current value of the real and personal property of the TID is totaled to establish the
"base
value". All taxing jurisdictions (school district, technical college, county and the municipality)
continue to receive their proportional share of tax revenue on this base value.
When a TID's value increases above the base value due to new development or appreciation of
"incremental
value". The municipality retains all taxes generated
existing values, this is called the
from the incremental value to pay for projects within the TID. The other taxing jurisdictions agree
to forego their proportional share of taxes on the new development until the TID closes and the
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