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1. Purpose and Intent
Tax Increment Financing (TIF) is a key tool the City of Janesville uses to encourage development and redevelopment that would not occur “but for” public assistance. This overview provides clear guidance for evaluating and administering TIF requests to ensure each project aligns with City goals, state law, and long-term fiscal responsibility. Guidelines can be found in City of Janesville Council Policies 61A and 61B. The authority & regulations for Tax Increment Financing and the establishment of Tax Incremental Districts are found in Wis. Stats. 66.1105. The City of Janesville reserves the right to be more restrictive than provided under the statutes. 
2. Goals
The City’s TIF program supports:
· Job creation and retention that strengthen the local economy.
· Redevelopment of underutilized or blighted properties.
· Expansion of the property tax base to benefit all taxing jurisdictions.
· Public infrastructure improvements that enable private investment.
· Balanced and sustainable growth consistent with adopted City plans.
3. Statutory Authority
All tax incremental districts (TIDs) and tax increment financing (TIF) are governed by Wisconsin Statutes §66.1105. This overview supplements, but does not replace, statutory requirements.


4. Project Eligibility
Projects may be considered for TIF support if they meet the following criteria:
1. The project would not proceed but for TIF assistance.
2. The proposed development is located within an existing or proposed TIF District.
3. The project is consistent with the City’s Comprehensive Plan and zoning.
4. The project provides measurable public benefit, such as job creation, tax base expansion, and/or removal of blight.
Eligible projects are consistent with TID project plans and generally include: 
· Business development
· Industrial development
· Multi-family housing development
· Mixed-use development
· Revitalization of historically significant or deteriorated buildings
· Involve environmental cleanup or reduction of blight
· Infrastructure or Projects that are within the half-mile buffer zone of an existing TID, which can illustrate benefit to that TID, so long as the project is consistent with that TID’s Project Plan
· Effective October 1, 2026, Wisconsin established Residential Tax Incremental Districts, allowing municipalities to use Pay-Go TIF funds to pay for essential infrastructure—like roads and utilities—for owner-occupied, single-family developments.
Ineligible projects generally include: 
· Commercial developments
· Speculative office building development
· Projects inconsistent with the Strategic Plan
· Projects inconsistent with TID plans
· Projects that merely shift business activity within the City
· Projects located outside of an established or proposed TID
5. Eligible Costs
TIF eligible costs are defined by Section 66.1105(920) of Wisconsin Statutes, as amended from time to time, which the City of Janesville may further limit on a project-by-project basis. Eligible costs include, but are not limited to: 
· Capital costs including land acquisition, public works or improvements, construction of new buildings, demolition or rehabilitation of existing buildings,
· Environmental remediation, restoration of soil or groundwater affected by an environmental contaminant
· Professional services such as planning, architectural, or engineering costs
· Organizational costs, including studies, publications, and notification costs
6. Evaluation Criteria
Each proposal will be reviewed against the following factors:
· Demonstrated “but for” requirement.
· Strength and completeness of the project’s financial plan.
· Developer equity must be higher than TIF request/public investment and is reviewed case by case as part of “but for”.
· Incremental property value generated by the project.
· Number of living wage jobs created or retained. https://livingwage.mit.edu/counties/55105 
· Overall alignment with City’s development priorities.
Projects meeting minimum thresholds may still be declined if they present excessive financial or operational risk to the City.
7. Minimum Performance Expectations
To be considered, projects should generally meet these benchmarks:
· Equity is required. The City will not support a TIF request that exceeds equity. 
· Increase in property value: At least 20% above current assessed value.
· Job creation: For non-housing projects, at least 50 new full-time positions.
The City may adjust these thresholds for smaller-scale or catalytic redevelopment projects that provide clear community benefit.
8. Forms of Assistance
TIF support is typically provided through one of the following methods:
1. Pay-As-You-Go Reimbursement (Preferred): Developer finances project/improvements and is reimbursed from a share of the tax increment generated by the project.
2. Up-Front Grant or Loan: May be considered only when clearly necessary, with appropriate security and performance guarantees.
3. Infrastructure Investment: City may construct or fund public improvements that directly support the project, as well as benefit the TID and fit within TID plan.
In all cases, the amount of assistance will be limited to the minimum necessary to make the project feasible.
9. Application Process
1. Pre-Application Meeting – Applicant meets with Economic Development staff to discuss eligibility, project scope, and documentation needs.
2. Formal Application – Applicant submits a complete TIF Application Form with supporting materials and fees.
3. Staff Review – City staff, legal, and financial advisors evaluate project feasibility, public benefit, and compliance with this policy.
4. JRB, Plan Commission, & City Council Review – Joint Review Board, Plan Commission, and the City Council consider the creation and/or amendment of Tax Incremental Districts (TIDs). The City Council reviews and approves new Tax Increment Financing (TIF) Development Agreements.  
Incomplete applications will not advance for consideration.
10. Application Review Process
1. Tax Increment Financing (TIF) Development Agreement Review Process
a. Staff Review – City staff and financial advisors, and legal evaluate project feasibility, public benefit, and compliance with policy.
b. City Council Review – The City Council will review the proposed TIF Development Agreement. 
2. If a Tax Incremental District must be created as a part of your Tax Increment Finance request, the process of creating a district will run parallel to the process of approving your TIF Development Agreement. The process of creating a district is outlined below:
a. City staff review – City staff, legal, and financial advisors evaluate district feasibility, public benefit, and compliance with policy and state statutes.
b. Joint Review Board 1st review – The Joint Review Board evaluates the proposed district’s feasibility, public benefit, and compliance with policy.
c. Plan Commission review – The Plan Commission will review the proposed district for compatibility with City plans & community development rules.
d. City Council review – The City Council will review the proposed district’s feasibility, public benefit, and compliance with city policy.
e. Joint Review Board 2nd review – The Joint Review Board evaluates the district and takes action on final approval.
11. Financial Review and Transparency
Developers must submit sufficient financial documentation to demonstrate the need for assistance and project feasibility. All financial information provided will be treated as confidential to the extent allowed by law but may be shared with the City’s financial consultants and legal counsel for evaluation.
The City reserves the right to require third-party financial review at the developer’s expense and in addition to the City’s TIF application fee.
12. Fees and Administrative Costs
A non-refundable application fee equal to 1% of the requested TIF assistance (maximum $10,000) is due at submission.
The City will also retain a minimum portion of project increment, generally 10% or higher, to cover administrative costs.
13. Development Agreement
All approved TIF supported projects will be governed by a Development Agreement that defines project scope, performance benchmarks, payment terms, and recapture provisions. The agreement must be executed before any reimbursement or assistance is provided. Development agreements must be recorded at Rock County Register of Deeds.
14. Compliance and Reporting
Developers may be required to submit annual reports verifying job creation, investment, and continued occupancy as applicable. Failure to meet agreed performance measures may result in repayment, adjustment, or termination of assistance.
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