
 

CITY OF MERRILL 
COMMON COUNCIL 

AGENDA  • FRIDAY, MAY 3, 2024 

 

Orientation City Hall Council Chambers 9:00 AM 
To attend remotely call 929-276-1130  PIN 959 701 200 #  
 I. Call to Order 
 II. Pledge of Allegiance  
 III. Presentation from Outside Counsel - Bob Burns  
 1. Expectations and meeting etiquette 

 2. Role as an Alderperson 

 3. Workplace harassment 

 4. Open meetings laws and walking quorums 

 5. Cell phone use during meetings 

 IV. Presentation from Finance Director - Emily Ley  
 1. Overview of budget 

 2. Overview of voucher sheets 

 3. TIF/TID overview 

 V. General Agenda Items  
 1. Meeting and Agenda Guidelines - City Clerk - Lori Anderson-Malm 

 2. Difference between committees and commissions 

 3. Chain of Command (organizational chart) 

 4. Projects in the works 

 5. Interest in City Facilities tours 

 6. Any additional questions or follow-up  

 VI. Adjournment   

The Merrill City Hall is accessible to the physically disadvantaged. If special accommodations are needed, 
please contact the Merrill City Hall at (715) 536-5594. 
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City of Merrill Financial Overview 
2024 City Council Orientation 

1. Government Accounting

There are some key differences in the accounting and financial reporting for governments versus 

commercial business enterprises. Some of the key differences include: 

 Governments use Fund Accounting. Think of each fund as a separate pot of money to be spent with

certain restrictions for specific purposes. Often there are legal requirements that mandate what we

can spend on different activities and fund accounting allows us to separately track and report on

spending.  Governments can have multiple funding sources and many funds. There are three broad

categories of funds: Governmental, Proprietary and Fiduciary.

o Governmental funds are typically used to report tax‐supported activities.  The resources

mainly come from taxes, grants, fines and debt proceeds.  Governmental funds include the

City’s General Fund, special revenue funds, debt service fund and capital project funds.

o Enterprise funds report business‐type activities. The resources generally come from fees or

charges for services. The City’s Water and Sewer funds are enterprise funds.

o Fiduciary funds report resources that a government holds as a trustee or as an agent for

others. The City collects property taxes on behalf of the City, Lincoln County, Merrill Area

Public School, and Northcentral Technical College. Tax collections are segregated and

reported separately as a fiduciary fund.

 Governments have different reporting requirements. The purpose of government is to provide

services to the citizens, not to make a profit. We do not report profit and loss statements. Instead

governments use standardized accounting principles in order to provide uniformity and

transparency in the way that financial data is reported. The Government Accounting Standards

Board (GASB) sets the accounting standards. At the end of each year, we work with independent

auditors to review and report on our financial activity. Our 2023 financial statements will be

available later this summer.

 Fund Balances and Lapsing/Non‐Lapsing Funds. Different funds have different regulations on how

money can be spent and what happens to unspent funds at the end of the budget year. The City

adopts an annual budget that determines spending based on priorities, prior year activities, and

estimates of future costs and revenues. At the end of the year, the city often has unspent

appropriations. In the case of a lapsing fund, any unspent money reverts (or lapses) back into the

fund where the appropriation originated (i.e. General Fund, Debt Service Fund, etc.) to be

reallocated in future budgets. With non‐lapsing funds, unspent balances remain in the fund for

future use. Our General Fund, the City’s main operating account for general government activities, is
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a lapsing fund. All unspent money at the end of the year lapses back into the General fund for future 

budgets.  

Our fund 26 non‐lapsing accounts are segregated funds (often from donations, grants, etc.) and unspent 
balances at the end of the year remain in the fund for future use. The rationale is that this money was 
from a specific source and dedicated for a specific purpose and it will stay in the fund until it can be used 
for that designated purpose. 

In general, municipalities may not accumulate unappropriated surplus funds. So a quick rule of thumb is 
that if the fund’s revenue source is tax revenue, then that fund is likely a lapsing fund and unspent funds 
revert back to the General Fund for use in future budgets. Tax Increment Districts are governed by TID 
law and have different requirements. 

There is a list of the City’s funds on the next page describing the purpose of the fund, the revenue 
sources and the lapsing/non‐lapsing descriptions.  

2
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City of Merrill Funds

# Fund  Purpose Revenue Sources Lapsing fund?

10 General Fund General Government Operations: Personnel 

Expenses, Contractual Services, Operating 

Supplies & Expenses

Tax Revenues, State aids, Licenses & Permits, 

Court Fines & Fees, Charges for Services, 

Miscellaneous Revenues

Yes. Unspent funds lapse back to the 

General Fund to be reallocated for 

future budgets.

20 Remedial Action ‐ Landfill Segregated Fund for Landfill Maintenance and 

Monitoring

Tax Revenues, Existing Fund Balances Yes. Unspent funds lapse to the 

General Fund.

21 Police ‐ SRO School Resource Officer Program Tax Revenues, Shared Expenses with MAPS Yes. Unspent funds lapse to the 

General Fund.

24 Merrill Festival Grounds Merrill Festival Grounds Bldg & Operations, 

Tourism Grants Administration

Tax Revenues, Room Tax Revenues, Expo User 

Fees, Debt Proceeds

Yes. Unspent funds lapse to the 

General Fund.

25 Community Development CDBG Loan Program Administration and Expenses Small Business and Housing Revolving Loan 

repayments

No. This is a segregated fund. Unspent 

funds remain in the fund for future 

use.

Reserved Non‐Lapsing Funds Segregated Funds for Dedicated Purposes:

Election Equipment Purchase of Election Equipment Transfers from the General Fund, grants

City Hall Stairs/HVAC Capital Projects ‐City Hall Transfers from the General Fund

Fire Department Fire Inspection, Hazmat Programs 2% Fire Dues, Grants/Aids, Donations, Sale of 

Equipment

Ambulance/EMS County Ambulance EMS Services County Ambulance Aid

Cable/Video Media (meetings, website, youtube), Marketing State Video Service Provider Aid, Cable 

Franchise Fees

Reassessment  Future Property Revaluation contract Transfers from the General Fund

Police Department PD Programs, K9 Expenses, Grant Expenses Federal/State Grants, Donations, Sale of 

Equipment

Bridges ‐ Streets Future projects Transfers from the General Fund

MEC Enrichment MEC Activities & Programs Activity Revenue, Donations

MEC ‐ Transportation MEC Program Donations, Interest Earnings, Misc.

MEC ‐ Meal Program MEC Program Donations, Interest Earnings, Misc.

MEC ‐ Memorials/Endowment Memorials/Endowment Expenses Donations, Interest Earnings, Misc.

Celebrations Historical Preservation Signs, Decorations Transfers from the General Fund

Parks  Capital Projects‐Parks Donations, Sale of Equipment

City Forest Future projects Easement Fees

Riverbend Trail Trail Development Donations, Grants

Recreation Programs Winter Decorations Donations

Disc Golf Course Development Donations

MFG Events Food Truck‐a‐palooza Event Craft Vendor Fees/Food Truck Vendor Fees, 

Sponsorships/Donations

MARC Dog Park Expenses, Zamboni Batteries Donations, Merrill Hockey

Aquatic Center Concessions, Aquatic Center Furniture Donations, Grants

Parks Events Black Squirrel Event Donations, Event Revenue

T.B. Scott Library Memorial Books Library Aid, User Fees

Transit Future Capital Projects Federal/State Grants, Donations, Sale of 

Equipment

27 Merrill Airport Fuel Administration and Maintenance of the Aviation 

Fuel System

Fuel Sales, Rent (Office Space) No. This is a segregated Fund.

30 Debt Service Repayment of Loans, Long‐term Debt Tax Revenues, Debt Proceeds, Transfers from 

Other Departments

Yes. Unspent funds return to the 

General Fund to be reallocated for 

future budgets.

40 TID 10 Fox Point TID Administration, Debt Service Repayment Tax Revenues, Debt Proceeds No. This is a segregated Fund.

41 TID 11 Apartments TID Administration, Debt Service Repayment, 

Economic Development Projects

Tax Revenues, State Aids, Debt Proceeds No. This is a segregated Fund.

42 TID 12 Weinbrenner TID Administration, Debt Service Repayment, 

Economic Development Projects

Tax Revenues, Debt Proceeds No. This is a segregated Fund.

43 TID 3 East Side TID Administration, Debt Service Repayment, 

Capital Development Projects

Tax Revenues, State Aids, Debt Proceeds No. This is a segregated Fund.

44 TID 4 Theilman/P Ridge TID Administration, Debt Service Repayment, 

Transfers to TID 9

Tax Revenues, State Aids, Debt Proceeds No. This is a segregated Fund.

45 TID 5 Hwy107/Taylor TID Administration, Debt Service Repayment Tax Revenues, State Aids, Debt Proceeds No. This is a segregated Fund.

46 TID 6 Downtown TID Administration, Debt Service Repayment, 

Economic Development Projects

Tax Revenues, State Aids, Debt Proceeds No. This is a segregated Fund.

47 TID 7 N Center Ave TID Administration, Debt Service Repayment, 

Economic Development & Capital Projects

Tax Revenues, State Aids, Debt Proceeds, 

Developer Loan Repayment

No. This is a segregated Fund.

48 TID 8 West Side TID Administration, Debt Service Repayment, 

Economic Development & Capital Projects

Tax Revenues, State Aids, Debt Proceeds, 

Transfer from TID3

No. This is a segregated Fund.

49 TID 9 WI River/S Center TID Administration, Debt Service Repayment, 

Economic Development & Capital Projects

Tax Revenues, State Aids, Debt Proceeds, 

Transfer from TID4

No. This is a segregated Fund.

50 Library Fund Endowment Expenses Interest Income, Donations No. This is a segregated Fund.

Capital Projects Segregated Fund for Capital Budget Projects:

Streets ‐ Sealcoat Annual Sealcoat Contract

Streets ‐ Concrete Annual Concrete Replacement

Streets ‐ Resurfacing Annual Street Resurfacing

Streets ‐ Street Lighting Contracts

Capital Outlay/Projects Projects Adopted in Capital Budget

53 TID 13 Industrial TID Administration Tax Revenues No. This is a segregated Fund.

54 TID 14 Car Wash TID Administration Tax Revenues No. This is a segregated Fund.

62 Water Utility Operations, Capital Projects, Depreciation User Fees, Leases & Contracts, Interest, 

Insurance Reimbursements, Debt Proceeds

No. This is a segregated Fund.

63 Sewer Utility Operations, Capital Projects, Depreciation User Fees, Leases & Contracts, Interest, 

Insurance Reimbursements, Debt Proceeds

No. This is a segregated Fund.

52

26

Tax Revenues, Debt Proceeds, Special 

Assessment Revenues

Yes. Unspent funds lapse to the 

General Fund.

No. This is a segregated fund. Unspent 

funds remain in each program for 

future use.
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2. Budget Overview 

Adopting and monitoring the budget is one of the most important activities undertaken by local 
governments. This is how the Common Council allocates resources to programs, services and capital 
assets. The city's budget is created in conjunction with the Common Council, the Mayor, the Personnel 
and Finance Committee, city staff, and the public. There are three major budgets adopted by the city 
each year: 

 Operating budget (day‐to‐day expenses, wages, utilities, supplies and expenses) 

 Capital budget (infrastructure, city property, long‐term equipment purchases) 

 Water Utility budget (the Water Utility is run as an enterprise fund) 
 
The challenge with budgeting is to meet the City’s needs in the face of rising costs, State mandated levy 
limits, and the decrease in shared revenue from the State. Whenever there is a gap between revenues 
and expenditures, the city has basically three options to close it: 

 Increase revenue through fee increases.  

 Increase revenue through property tax increases (capped annually by levy limits). 

 Cut expenditures. 
 
The City’s General Fund is the main operating account. It’s funded from tax revenues, state and local 
aids, fees and charges, interest earnings, and other sources. The General Fund is used to finance the 
daily and long‐term operations of the government: our Police and Fire/EMS Departments, Public Works, 
Parks and Recreation, and general administration like the City Administrator, City Clerk, and Treasurer 
Staff. It covers salary and personnel costs, operating supplies and expenses, insurance, contracts for 
services, and smaller capital projects.  
 
Our 2024 General Fund budget is $18,333,274. 
The three largest expenses in the City budget 
are: Public Safety, Public Works, and Debt 
Service. These three categories represent 
approximately 70% of the City’s total General 
Fund Budget. The remaining expenses are: 
Culture (Parks) & Recreation, General 
Government, Health & Human Services, and 
Conservation & Development.  
 
Overtime, the percentages of the total budget 
has remained relatively consistent. Below is a 
chart showing the general fund expenses by 
department for the last 10 years. Public Safety, 
Public Works, and Debt Service consistently 
make up the largest chunk of the City budget. 

 

General 
Governmennt

11%

Public Safety
34%

Public Works
18%Health & 

Human Services
1%

Culture & 
Recreation

12%

Conservation & 
Development

0%

Capital 
Outlay/Projects

7%
Debt Service 

Payments
17%

General Fund Expenses
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The full adopted budget is available on the city’s website: https://ci.merrill.wi.us/budgets 
 
Questions to ask when reviewing the budget: Is it a balanced budget (do revenues cover the expenses)? 
What explains any differences from prior years? Are there changes in the services provided or a 
significant change in contract expenses? Are we providing the services our citizens expect at the service 
levels expected? Are we providing the services required by state law? Are we providing non‐essential 
services?  
 

3. Monthly Financial Reports  

Monthly financial reports are a way for staff and Council to get a concise overview of the previous 
month's status. Comparing these reports from month to month and year to year reveals financial trends 
that might indicate problems that need to be addressed, or areas of opportunity and growth. 
 
City staff provides a monthly revenue and expense report for each fund which includes a summary of all 
transactions recorded during the month along with the adopted budget. Merrill budgets for each 
department. In some cases, the city budgets separately for different programs within a department (for 
example, the public works budget includes separate budgets for street operations, roads, garbage 
collection, etc.). This allows us to compare revenue and expenses program by program.  In the snapshot 
below from the March 2024 Revenue and Expense Report, I’ve highlighted that this is fund 10, the 
General Fund, the report date of March 31, 2024, and the current month/period. 
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Everything in this department, City Maintenance, seems to be in line with the budget. We can see that 
there was $7,000 budgeted for a capital purchase/project, but that doesn’t appear to have been 
completed yet.  
 
Timing is an important consideration when reviewing the monthly reports. For example, many of the 
City’s contracts are paid once per year, so just because the Police Department’s March contract 
expenses (highlighted below) are at 73.25% of the total budget it’s not necessarily indicative of a 
problem. If March personnel costs were more than 25% of the total budget, we should be asking 
questions and find out what’s going on, but contracts can easily be explained with one‐time purchases. 

 

 

Along with the report from the accounting software, staff provides a report that highlights significant 
changes or trends, provides context and/or explanations for changes from budget or from last year, and 
notes any areas of concern. 
 
Questions to ask when reviewing the monthly revenue and expense report: Are we over budget in any 
area? Why? Are there savings in other areas of the budget that will offset the overages? How does this 
year compare to last year? If you have questions, please reach out to me and I’d be happy to dig into it 
with you. 
 
 

4. Debt and Long‐term Financing 

Municipalities finance capital projects through three basic means: (1) locally raised revenues (also 
known as pay as you go or cash‐funded) or internal loans (one fund lends to another and is repaid, 
typically with interest); (2) grants and other forms of intergovernmental assistance; and (3) municipal 
borrowing, which is issuing debt to finance the project or purchase over several years.  
 
Cash funding/pay as you go uses existing budget, cash &/or reserves to finance projects. This is the 
cheapest option because the city doesn’t incur financing costs, and it may be appropriate for short‐lived 
assets (lifespan of less than 10 years), but it can be difficult for municipalities to save enough reserves 
for large purchases, and it can be argued that those who “pay” for the purchase/project (current 
taxpayers) may not be the one benefiting from the project. For example, if a city uses reserves to build a 
trail system and the project takes three years to develop, the citizens enjoying the completed project 
are not the payers that paid for the project. If you funded that same project with a 10 year note, and 
made principal payments each year those taxpayers funding the debt payment are the same payers 
enjoying the benefit of the project. 
 
Internal loans between funds can be an inexpensive option (however the borrowing fund should repay 
the lending fund interest), but it can create cash flow issues. 

6
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Debt issuance is the more expensive option. There are costs associated with borrowing (financial advisor 
fees, bond counsel and disclosure counsel fees, rating agency fees, paying agent fees, etc.) in addition to 
interest payments over time. But debt issuance, when done responsibly, allows municipalities to 
preserve their cash reserves, to amortize the asset over the useful life of the asset (therefore matching 
users with payers), and manage and stabilize their tax rates (most debt service is exempt from levy 
limits). 

There are two main financing vehicles: 

 General obligation (G.O.) Debt – this is debt backed by the “full faith and credit” and taxing
power of a municipality (we are promising future tax revenues to repay the debt). G.O. debt is
regulated by state statutes: the total amount outstanding – at any time – is limited to 5% of
total equalized valuation, the debt must be fully retired no later than 20 years from original
issue date, and debt service principal payments are exempt from municipal levy limits. There are
several different kinds: G.O. Promissory Notes, G.O. Bonds., and G.O. State Trust Fund Loans and
each have different terms.

 Revenue Obligation Debt – is debt issued to finance a “public utility” and whose repayment is
made from revenues generated by the utility. Revenue obligation debt can be issued to finance
any revenue producing facility or enterprise owned by a municipality and operated for a public
purpose, for example water, sanitary sewer, recreational facilities or Tax increment District (TID)
projects. There is no dollar limit, the debt must be fully retired no later than 40 years from
original issue date, and state law allows municipalities to levy for debt payments if revenues fall
short of the debt obligations.

Additionally, there are short‐term financing options. Short term borrowing is generally used to allow 
municipalities to manage their finances during interim periods, and helps municipalities respond to 
fluctuations in the financial market. G.O. Note Anticipation Notes (“NANs”) are issued in anticipation of 
issuing general obligation debt or in anticipation of a grant that has been committed. NANs do not count 
against a municipalities borrowing limit. Tax and Revenue Anticipation notes can be issued in 
anticipation of the receipt of federal or state aids, taxes levied, or other deferred payments.  

The kind of debt issued depends on the project or purchase being funded, the useful lifespan of the 
project/purchase, and any additional sources of income (rents, revenues, etc.). The debt must be issued 
in accordance with state law, within the 5% equalized value, and with careful consideration to the 
impact on the levy limit and future debt obligations. 

The City of Merrill currently has 16 outstanding debt issuances (all debts- including levy, TID and Utility 
debt) with call dates between 2024 and 2041. As of Jan. 1, 2024, the City's total outstanding G.O. 
principal is $17,832,000, which is approximately 2.7% of our total equalized value. The state allows G.O. 
debt up to to 5% of equalized value which is $32,744,600 (leaving us with additional borrowing capacity 
of $14.9 million. The table on next page lists each outstanding issuance with the total principal due as of 
1/1/24. The two charts show the outstanding debt by principal payment date. The large payment in 
2024 is related to 2022A which is a short-term G.O. NAN with a $3,004,000 balloon payment due 
11/2024. We will refinance the NAN this year into a long term G.O. Note. 

7
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5. Introduction to Tax Increment Districts

The next section is a brief introduction into Tax Increment Districts and Tax Increment Financing. The 
slides are a mix of two presentations and are a helpful tool to get our discussion started. This is a 
complex issue, but the goal is to broadly understand what TID and TIF are and how TIDs work. 

Tax increment financing is an economic development tool that allows cities to borrow in order to pay 
the immediate costs of public improvements in a specified geographical area (a tax increment district, or 
“TID”). The City borrows to pay for investments, these investments spur economic development within 
the district, and the City uses increased tax revenues from the new development to repay the costs of 
the initial investments.  

Taxes are collected on the assessed value of property. When a TID is created, the assessed value of the 
area is recorded as the baseline. During the life of the TID (usually 20‐27 years) the taxes collected on 
the baseline value are shared with the other taxing jurisdictions (the City, County, MAPS, and NTC).  The 
tax revenues collected on assessed value above the baseline goes to the TID to help repay the initial 
investments or to fund other economic development projects. At the end of the TID, after all the 
projects are completed and debt is repaid, the tax revenues from the full values are shared with the 
other taxing jurisdictions (the City, County, MAPS, and NTC).  If you are a property owner within a TID, 
you pay taxes based on your assessed value like any other property. The only difference between a TID 
and non –TID property is how those tax revenues are shared with the taxing jurisdictions. 
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Outstanding Debt by Source

Utility

TID
Debt

NonTID
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Outstanding Debt By Type

Rev

GO

Debt  Type  Outstanding 

2013A  G.O.  2,455,000  

2016A  G.O.  915,000  

2016B  G.O.  2,485,000  

2017C  G.O.  2,215,000  

2017D  G.O.  390,000  

2018A  G.O.  695,000  

2018B  G.O.  1,265,000  

2019A  G.O.  1,670,000  

2020C  G.O.  2,700,000  

2020D  Rev  2,420,000  

2021A  G.O.  1,605,000  

2021B  G.O.  885,000  

2021C  Rev  1,135,000  

2021D  NAN  565,000  

2022STF  G.O.  552,000  

2022A  NAN  3,004,000  

Total 24,956,000  

G.O. Total  17,832,000  

Equalized Value  654,892,600  

Current % of EV  2.7% 

8
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Basics of Tax Increment Financing

4

• Key acronyms:

TIF = Tax Increment Financing (the tool)

TID = Tax Increment District (where the tool is used - boundary)

• Powerful economic development tool

• Allows municipalities to capture incremental ppropertyy taxx 
revenue from growth in defined area & use it to benefit that
area

What is Tax Increment Financing?

9
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TID/TIF BASICS

Creation of TID to assist in development or 
redevelopment.

WHY?

• Communities seek to encourage responsible, quality 
economic development and eliminate blight.

• Developers need to cover costs and earn a reasonable 
profit for incurring risk.

• TIF is the most powerful economic development tool in 
Wisconsin 5

6

10
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9

5

Building Blocks: TIF Cash Flows
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6

Building Blocks: TID Tax Levies
A

ss
es

se
d

  V
al

ue

Time

Baseline Property Value

Creation Terminationeatio mina

Tax IncrementTax Increment

Captured
Assessed

Value

Jurisdiction Milll Rate

Local $6.50

County $4.00

School $7.50

VTAE $2.00

TOTAL $20.00

The TID receives taxes on 
the increment value at the 
combined rate of all taxing 
entities.

All taxing jurisdictions 
within TID boundary 
continue to receive their 
share of the tax levy on the 
base value of the TID.

A
w
c

$20.00

7

Why use TIF?

THEE INTENTT 
Require cost participation
amongst all taxing jurisdictions
that ultimately benefit from
increased property values

Promote economic
development and
redevelopment

Address lack of other incentives
and financial resources

Promote cooperation between
public and private sectors

13
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IIMPLEMENTATIONN && RULES
Tax Increment Financing Basics

2/10/2024 10

11

• Contiguous area & cannot extend beyond corporate limits

• Other requirements & maximum life limits apply per TID type

TID Creation Requirements

Increment value of existing TID(s) 
+ proposed base value of new district(s)

Must be < 12% of total Equalized Value

14
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12

Type Maxx 
Life

Att Leastt 50%% off Proposedd 
Districtt Areaa Mustt Be:

Newlyy Plattedd 
Residential

Mixed Use
20 Years

Suitable for combination of 
industrial, commercial & residential 

uses

Max 35%
(plus density 
requirement)

Industrial Zoned & suitable for industrial 
development Not Allowed

Blighted Area

27 Years

Blighted Not Allowed

Conservation or 
Rehabilitation

In need of conservation or 
rehabilitation Not Allowed

Environmental 
Remediation

Containing significant 
environmental pollution Not Allowed

District Types

13

P
ro
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ct

 C
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s

P
ro

jje
ct

 C
o

st
s • Can be phased & laid 

out to plan for 
adequate revenue 
stream

• Costs description
• Development, 

Redevelopment 
description F

in
an

ci
ng

 P
la

n

13

F
in

an
ci

ngg
 P

la
n

• Cash flow forecast
• Financing tools
• Estimated life of 

proposed district

Project Plan Requirements

15
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14

• Standard applied by Joint Review 
Board

key underpinning of TIF program

• “But for” the use of TIF assistance, 
the proposed development could 
not occur:

as proposed

within same time frame

with same level of value

The “But For” Test

e, 

15

• Independent third-party review of developer’s sources, uses 
& cashflows (with/without TIF assistance)

• Challenged site

• Extensive public infrastructure costs

• Lack of economic development in community

The “But For” Test…cont.

How do you prove it?

Ultimately the Joint Review Boards’ judgment call

s sour

Best
Practice!

16
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16

• Feasibility study (Project Plan)

• Initial Joint Review Board (JRB)
meeting

• Public hearing of Plan Commission

• Governing body approval (official
“Creation Date”)

• Final JRB approval

• State approval (procedural & legal
review)

TID Creation Procedure

18

Eligible Project Costs

……Alll costss mustt 
directlyy relatee too 
purposee off TID,, 

includingg ½½ mile.

Public works & 
improvements Financing

Real property 
assembly (land 

write-down)

Professional 
services 

Administrative & 
organizational

Contributions to 
Community Dev. 

or Redev. 
Authority

Relocation

Pro-rated share of 
utility 

infrastructure 
(municipality-

wide)

Cash grants 
(requires 
developer 

agreement)

Environmental 
remediation

Projects within ½ 
mile of district

17
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19

• Constructing or expanding municipal 
buildings

• Facilities financed with utility user fees

• General gov’t exp. unrelated to TID

• Costs associated with newly platted 
residential development 

except in mixed-use districts with 
“qualifying” residential, no more than 
35% of district by acreage)

Prohibited Project Costs

es

20

Amendments

…same procedure as TID Creation

Boundary

• May add, subtract property
• Must remain contiguous, can 

encircle non-district parcel
• Must follow 12% test to add 

property
• 4 amendment maximum 

during life of district

Plan

• Used to amend list of 
proposed projects

• Revenue sharing
• No limit to number allowed 

(except maximum 
expenditure period)

18
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21

• Maximum time period TID can incur expenses or obligate 
revenues related to project plan

• Ends 5 years prior to end of maximum life for all district types 
(extensions do not change expenditure period)

• After expenditure period ends, TID may continue to pay:

Debt service on existing obligations
Contractually-obligated expenses
Ongoing administrative expenses
If designated donor TID, district may continue to donate increment

Expenditure Period

22

•Maximum life is reached
•Tax increments (revenues) collected sufficient 

to pay project obligations (expenses)
•The municipality passes a resolution to close 

the district

A TID may remain 
open until the earliest 

of the following:

•Remaining funds (surplus) distributed 
proportionately to taxing jurisdictions (shared 
benefit) - OR -

•Unreimbursed project costs become general 
liability of the municipality (risk not shared)

At closure:

Maximum Life

19
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FFINANCING
Tax Increment Financing Basics

2/10/2024 25

• Issue general obligation or revenue debt
• Advances from other funds

Community “Fronts” Costs

• Use TIF revenue stream and accumulated balances to pay 
expenses

• Developer agrees to up-front costs, repaid from TIF 
revenues

Pay-As-You-Go 

Funding Eligible Projects: Options

20
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27

• Municipality issues debt or advances funding from other 
funds to finance development incentives or pay for other tax 
increment eligible costs (infrastructure, land acquisition, etc.)

• Municipality uses revenue generated by development in tax 
increment district to repay debt/advance

• Municipality bears entire risk of insufficient revenues

• Development Agreement provisions can be used to mitigate 
risk

Municipality Funded

28

• Developer funds project costs up front
• Municipality agrees to return tax increment revenue paid 

from new development
Subject to annual appropriation
Payment dependent on revenue being available, no revenue –
no payment

• Shifts risks of insufficient revenue to repay debt from 
Municipality to Developer while allowing use of TIF to 
incentivize project

• Developer may choose to monetize TIF, request private 
financing secured by PAYGO agreement

Pay-As-You-Go

21
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Pay-As-You-Go Model

30

Irrevocable letter 
of credit

r Performance 
bonds

Mortgage lien 
(on project or 

other property)

Assignment of 
securities or 

other collateral

Restrictions on 
assignment of 

developer 
agreement

Withholding of 
permits or other 

approvals
r Personal 

guarantee

Developer Agreements

22
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MYTH: TIF Is Enriching Wealthy Developers Using Taxpayer Money

SHORT ANSWER: TIF is incentivizing developer WITH THEIR
OWN MONEY.

Facts:

• Pay-go method ensures that the only financial assistance paid
to developer is coming from the taxes they are paying.

• Developer gets a rebate from their own taxes.

• In our example, the new development is creating $9.5M in
new value which equates to $95K in new tax revenue.

• Financial assistance should be paid from that $95K. No other
“Taxpayer Money” is used.

11

23
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12

SHORT ANSWER: Municipality continues to collect the
same revenue from the TID as it always has.

Facts:

• Base value is the amount of assessed value prior to the
TID creation.

• Base value tax revenue continues through the life of the
TID.

15

MYTH: TIF Is Stealing Funds From the Rest of the Municipality

24
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16

SHORT ANSWER: The “BUT FOR” test obligates the
municipality to ensure that but for the TIF assistance,
the development would not occur.

Facts:

• Required per Wis. Stat. 66.1105.

• Best practice: engage a financial expert to review
developer’s financials and render an opinion as to
whether “but for” test is satisfied.

19

MYTH: The Developer Does not Need TIF Assistance 
to Complete the Project

25
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SHORT ANSWER: Each taxing jurisdiction appoints a
representative to vote on whether a TID should be
created.

Also:

• Other taxing jurisdictions continue to capture base value
revenue.

• Development  More Residents  Higher 
Enrollment

22

MYTH: A TID is a Bad Deal for Other Taxing Jurisdictions

SHORT ANSWER: New developments in a TID pay for the
impact on those services through impact fees.

Facts:

• New developments within a TID can be charged impact
fees to offset the cost.

• Base value still collected.

25

MYTH: A TID Uses Municipal Services Without Paying for Them

26
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SHORT ANSWER: Most costs of this nature are paid for
by the developer.

Facts:

• Staff, legal and consultant time should be billed to the
developer per your development agreement.

• General TID administration costs and staff time should be
reimbursed by increment.

28

MYTH: Setting up and Administering a TID is Cost Prohibitive

Messaging: How to Explain Your Project

The municipality and other taxing jurisdictions are NOT
losing any tax revenue that it had before the project.

The only assistance the developer is getting is being paid for
with their own money; and/or

Any costs the municipality is incurring will be paid back from
developer.

The project will return increased tax revenue to all taxing
jurisdictions once the program is completed.

30

27
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