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TIF 
vs.

TID

TIF (Tax Incremental Financing)

• A financing option that allows a municipality to fund 
infrastructure and other improvements through 
property tax revenue of newly developed property

TID (Tax Incremental District)

• The contiguous geographical area identified for 
development using TIF



-STATE 1975 FOR BLIGHT IN URBAN NEIGHBORHOODS

-STATE 2004 MIXED USE WAS ADDED AS A TYPE  

-STATE REPORTED IN 2019 1,261 ACTIVE DISTRICTS

-VILLAGE CREATED TID 4 2018

-PLANS TO CLOSE TID 3 IN 2022

History of TIF & 
Background



State of Wisconsin Annual TID Creation (taken from WI DOR Tax Incremental Financing Manual)



Type of TID Districts

• Blight 

• Rehabilitation or Conservation

• *Industrial

• *Mixed Use (residential, commercial, industrial – no more 

than 35% of area residential)

• Environmental Remediation 
*Village of East Troy has used this type of District



HOW 
TIF

WORKS



How 
TIF 

Works

Graphic taken from WI DOR 2019 Tax Incremental Financing Manual 2



Creation 
Requirements

“But for” test

– The development would not occur but for the use of TIF

• Project Plan

– Outlines boundaries and plans for district

– Projects to be funded with TIF

• Streets/Sidewalks/Gutters

• Water/Sewer Infrastructure

• Property

• Pay-go (cash grants) – only allowed with a developer’s 
agreement

– Financial Projections

– Total TID Value Cannot Exceed 12% of Equalized Value



TID 4 
Project Plan

Equalized 
Value 

Test



APPROVAL
PROCESS



Joint 
Review 
Board

Meets Twice During Process

• Initial Review of Proposal and Referral to Plan 
Commission and Village Board

• Final Review of Plan Commission and Village Board 
Approvals

Composition

• Representatives from Each Taxing Jurisdiction and One 
Citizen Member

• County Finance Director, ET School District Business 
Director, Gateway Technical College Rep, Village 
President, and Village Citizen
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Resolution Includes
• Boundaries of TID
• Approval of Project plan
• Statement that TID Promotes Orderly Development in the Municipality

*Public Hearing Requires Proper Advance Notification Published in Paper and to Property Owners in Some 
Instances

Creation 
Date



ACCOUNTABILITY
REQUIREMENTS



Annual 
Reports

New Legislation 
2015 – Standing JRB 
to meet annually 
and review TID 
performance

Annual reporting 
requirements to 
County and State



Periodic 
Audits 1.30% of Project Costs are   

Expended

2.At the Conclusion of the 
Expenditure Period

3.After TID is Terminated 



Risk 
vs.

Benefit

Benefits
• Promote growth in areas that would not have been economically 

feasible for developer

• Support existing businesses by bringing in customers (employees 
of companies or residents)

• Increase Tax Base

Risks
• If increment is not enough – taxpayers pay debt issue

– Mitigate by developing in phases

– Adequate protections in development agreements

• Compromise existing development if competing businesses

– Mitigate follow comprehensive plan/attract development



TID 3 Value Upon Closure
Increase in Value

• Base Equalized Value on Creation in 1998  = $528,800
• Equalized Value 2019 = $36,481,300

• $35,952,500

• If Closed Today

• Village Levy            $239,190

• School Levy            $329,295

• *County and Gateway Levy amounts for 2019 unknown at this time

• Generally speaking the Village Levy is allowed to increase $20,000-$30,000 per 
year according to Net New Construction
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