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Introduction 
• Promotion of economic activity is a key local government 

function 
• This may require coordination of public, private and non-

profit sectors 
• Tax increment financing (TIF) was designed to coordinate 

government actions with for-profit and non-profit sector 
• Questions 

– What is TIF?  
– How has it been used?  
– Has it been effective?  
– How could the design of this tool be improved? 
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What is TIF? What is the rationale for its use? 

• WHAT IS TAX INCREMENT FINANCING?—TIF is a 
method of sequestering (or “earmarking”) property 
tax revenue from appreciation in a designated area 
to finance economic development in that same.  

•  TIF rules differ in different states, core elements 
are: 
– use of property tax revenues generated by real estate 

appreciation 
– narrowly, defined geographic boundaries 
– expenditures designed to encourage economic 

development and 
– a designated and limited time period of operation. 

• Hypothetical example on the next two slides 6 
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Hypothetical example of TIF
Assessed value pre and post TIF

Assessed value if  TIF in 2006

Assessed value
pre TIF

Base valuePre-TIF

Post TIF

Base value

TIF "increment"


base value and tif (1)



Hypothetical example 

Assesed value of parcel if no TIF

Assessed value
pre TIF	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	Year

Assessed Value



base value and tif (2)



Hypothetical example of TIF

Assessed value with and without TIF

Assessed value if  TIF in 2006	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	128.95764802513202	139.27425986714258	150.41620065651398	162.44949670903512	175.44545644575794	189.4810929614186	204.6395803983321	221.01074683019868	238.69160657661459	257.78693510274377	278.40988991096327	300.68268110384037	324.73729559214763	350.71627923951945	378.77358157868105	409.07546810497558	Assessed value
pre TIF	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	Base value	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	Year

Assessed Value



base value and tif (3)



Hypothetical example of TIF

Assessed value with and without TIF

Assessed value if  TIF in 2006	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	128.95764802513202	139.27425986714258	150.41620065651398	162.44949670903512	175.44545644575794	189.4810929614186	204.6395803983321	221.01074683019868	238.69160657661459	257.78693510274377	278.40988991096327	300.68268110384037	324.73729559214763	350.71627923951945	378.77358157868105	409.07546810497558	Assessed value
pre TIF	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	Base value	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	Year

Assessed Value



base value and tif (4)



Hypothetical example of TIF

Assessed value with and without TIF

Assessed value if  TIF in 2006	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	128.95764802513202	139.27425986714258	150.41620065651398	162.44949670903512	175.44545644575794	189.4810929614186	204.6395803983321	221.01074683019868	238.69160657661459	257.78693510274377	278.40988991096327	300.68268110384037	324.73729559214763	350.71627923951945	378.77358157868105	409.07546810497558	Assessed value
pre TIF	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	Base value	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	Year

Assessed Value



base value and tif (f)



Hypothetical example of TIF

Assessed value with and without TIF

Assessed value if  TIF in 2006	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	128.95764802513202	139.27425986714258	150.41620065651398	162.44949670903512	175.44545644575794	189.4810929614186	204.6395803983321	221.01074683019868	238.69160657661459	257.78693510274377	278.40988991096327	300.68268110384037	324.73729559214763	350.71627923951945	378.77358157868105	409.07546810497558	Assessed value
pre TIF	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	Base value	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	Year

Assessed Value



notes



workbook created by david merriman for January 2015 Lincoln program

it is simulated data about TIF



base value and tif (full)



Hypothetical example of TIF

Assessed value without and with TIF

Assessed value if  TIF in 2006	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	128.95764802513202	139.27425986714258	150.41620065651398	162.44949670903512	175.44545644575794	189.4810929614186	204.6395803983321	221.01074683019868	238.69160657661459	257.78693510274377	278.40988991096327	300.68268110384037	324.73729559214763	350.71627923951945	378.77358157868105	409.07546810497558	Assessed value
pre TIF	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	Base value	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	Assessed value without TIF	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	2023	2024	2025	2026	2027	2028	2029	2030	2031	2032	2033	2034	2035	119.4052296529	122.987386542487	126.67700813876162	130.47731838292447	134.39163793441222	138.4233870724446	142.57608868461793	146.85337134515646	151.25897248551115	155.79674166007649	160.47064390987879	165.28476322717515	170.24330612399041	175.35060530771011	180.61112346694142	186.02945717094966	191.61034088607815	197.35865111266051	203.27941064604033	209.37779296542155	215.6591267543842	222.12890055701573	228.79276757372619	235.65655060093798	242.72624711896611	250.00803453253511	257.50827556851118	265.23352383556653	273.19052955063353	281.38624543715252	Year

Assessed Value



base value and tif



Hypothetical example of TIF

Assessed value pre and post TIF

Assessed value if  TIF in 2006	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	128.95764802513202	139.27425986714258	150.41620065651398	162.44949670903512	175.44545644575794	189.4810929614186	204.6395803983321	221.01074683019868	238.69160657661459	257.78693510274377	278.40988991096327	300.68268110384037	324.73729559214763	350.71627923951945	378.77358157868105	409.07546810497558	Assessed value
pre TIF	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	Base value	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	Year

Assessed Value



basic graph

		Time		Assessed value
pre TIF		Assessed value if  TIF in 2006		Base value		Assessed value without TIF

		2000		100		100				100

		2001		103		103				103

		2002		106		106				106

		2003		109		109				109

		2004		113		113				113

		2005		116		116				116

		2006		119		119		119		119

		2007				129		119		123

		2008				139		119		127

		2009				150		119		130

		2010				162		119		134

		2011				175		119		138

		2012				189		119		143

		2013				205		119		147

		2014				221		119		151

		2015				239		119		156

		2016				258		119		160

		2017				278		119		165

		2018				301		119		170

		2019				325		119		175

		2020				351		119		181

		2021				379		119		186

		2022				409		119		192

		2023				442		119		197

		2024				477		119		203

		2025				515		119		209

		2026				557		119		216

		2027				601		119		222

		2028				649		119		229

		2029				701		119		236

		2030				757		119		243

		2031				818		119		250

		2032				883		119		258

		2033				954		119		265

		2034				1030		119		273

		2035				1113		119		281
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Hypothetical example of TIF
Assessed value without and with TIF

Assessed value if  TIF in 2006

Assessed value
pre TIF

Base value

Assessed value without TIF
Pre-TIF

with TIF

Base value

without TIF

increment that 
resulted from TIF


base value and tif (1)



Hypothetical example 

Assesed value of parcel if no TIF

Assessed value
pre TIF	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	Year

Assessed Value



base value and tif (2)



Hypothetical example of TIF

Assessed value with and without TIF

Assessed value if  TIF in 2006	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	128.95764802513202	139.27425986714258	150.41620065651398	162.44949670903512	175.44545644575794	189.4810929614186	204.6395803983321	221.01074683019868	238.69160657661459	257.78693510274377	278.40988991096327	300.68268110384037	324.73729559214763	350.71627923951945	378.77358157868105	409.07546810497558	Assessed value
pre TIF	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	Base value	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	Year

Assessed Value



base value and tif (3)



Hypothetical example of TIF

Assessed value with and without TIF

Assessed value if  TIF in 2006	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	128.95764802513202	139.27425986714258	150.41620065651398	162.44949670903512	175.44545644575794	189.4810929614186	204.6395803983321	221.01074683019868	238.69160657661459	257.78693510274377	278.40988991096327	300.68268110384037	324.73729559214763	350.71627923951945	378.77358157868105	409.07546810497558	Assessed value
pre TIF	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	Base value	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	Year

Assessed Value



base value and tif (4)



Hypothetical example of TIF

Assessed value with and without TIF

Assessed value if  TIF in 2006	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	128.95764802513202	139.27425986714258	150.41620065651398	162.44949670903512	175.44545644575794	189.4810929614186	204.6395803983321	221.01074683019868	238.69160657661459	257.78693510274377	278.40988991096327	300.68268110384037	324.73729559214763	350.71627923951945	378.77358157868105	409.07546810497558	Assessed value
pre TIF	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	Base value	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	Year

Assessed Value



base value and tif (f)



Hypothetical example of TIF

Assessed value with and without TIF

Assessed value if  TIF in 2006	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	128.95764802513202	139.27425986714258	150.41620065651398	162.44949670903512	175.44545644575794	189.4810929614186	204.6395803983321	221.01074683019868	238.69160657661459	257.78693510274377	278.40988991096327	300.68268110384037	324.73729559214763	350.71627923951945	378.77358157868105	409.07546810497558	Assessed value
pre TIF	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	Base value	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	Year

Assessed Value



notes



workbook created by david merriman for January 2015 Lincoln program

it is simulated data about TIF



base value and tif (full)



Hypothetical example of TIF

Assessed value without and with TIF

Assessed value if  TIF in 2006	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	128.95764802513202	139.27425986714258	150.41620065651398	162.44949670903512	175.44545644575794	189.4810929614186	204.6395803983321	221.01074683019868	238.69160657661459	257.78693510274377	278.40988991096327	300.68268110384037	324.73729559214763	350.71627923951945	378.77358157868105	409.07546810497558	Assessed value
pre TIF	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	Base value	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	Assessed value without TIF	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	2023	2024	2025	2026	2027	2028	2029	2030	2031	2032	2033	2034	2035	119.4052296529	122.987386542487	126.67700813876162	130.47731838292447	134.39163793441222	138.4233870724446	142.57608868461793	146.85337134515646	151.25897248551115	155.79674166007649	160.47064390987879	165.28476322717515	170.24330612399041	175.35060530771011	180.61112346694142	186.02945717094966	191.61034088607815	197.35865111266051	203.27941064604033	209.37779296542155	215.6591267543842	222.12890055701573	228.79276757372619	235.65655060093798	242.72624711896611	250.00803453253511	257.50827556851118	265.23352383556653	273.19052955063353	281.38624543715252	Year

Assessed Value



base value and tif



Hypothetical example of TIF

Assessed value pre and post TIF

Assessed value if  TIF in 2006	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	128.95764802513202	139.27425986714258	150.41620065651398	162.44949670903512	175.44545644575794	189.4810929614186	204.6395803983321	221.01074683019868	238.69160657661459	257.78693510274377	278.40988991096327	300.68268110384037	324.73729559214763	350.71627923951945	378.77358157868105	409.07546810497558	Assessed value
pre TIF	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	100	103	106.09	109.2727	112.550881	115.92740743	119.4052296529	Base value	2000	2001	2002	2003	2004	2005	2006	2007	2008	2009	2010	2011	2012	2013	2014	2015	2016	2017	2018	2019	2020	2021	2022	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	119.4052296529	Year

Assessed Value



basic graph

		Time		Assessed value
pre TIF		Assessed value if  TIF in 2006		Base value		Assessed value without TIF

		2000		100		100				100

		2001		103		103				103

		2002		106		106				106

		2003		109		109				109

		2004		113		113				113

		2005		116		116				116

		2006		119		119		119		119

		2007				129		119		123

		2008				139		119		127

		2009				150		119		130

		2010				162		119		134

		2011				175		119		138

		2012				189		119		143

		2013				205		119		147

		2014				221		119		151

		2015				239		119		156

		2016				258		119		160

		2017				278		119		165

		2018				301		119		170

		2019				325		119		175

		2020				351		119		181

		2021				379		119		186

		2022				409		119		192

		2023				442		119		197

		2024				477		119		203

		2025				515		119		209

		2026				557		119		216

		2027				601		119		222

		2028				649		119		229

		2029				701		119		236

		2030				757		119		243

		2031				818		119		250

		2032				883		119		258

		2033				954		119		265

		2034				1030		119		273

		2035				1113		119		281
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Example of an actual TIF district from Dallas, Texas 

9 

Source:  TIF Plan 
 
http://www.dallas-
ecodev.org/wp-
content/uploads/2012/04/d
eepellum_plan.pdf 
Accessed 1/18/2016 
 

http://www.dallas-ecodev.org/wp-content/uploads/2012/04/deepellum_plan.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2012/04/deepellum_plan.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2012/04/deepellum_plan.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2012/04/deepellum_plan.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2012/04/deepellum_plan.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2012/04/deepellum_plan.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2012/04/deepellum_plan.pdf
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1
0 

DEEP ELLUM TAX 
INCREMENT 
FINANCING 
DISTRICT 
PROJECT PLAN & 
REINVESTMENT 
ZONE FINANCING 
PLAN APRIL 12, 
2006 AMENDED 
APRIL 9, 2008 
AMENDED JUNE 
22, 2011 
AMENDED 
SEPTEMBER 10, 
2014 
http://www.dallas-
ecodev.org/wp-
content/uploads/201
2/04/deepellum_plan
.pdf 
Accessed 
1/18/2016 

http://www.dallas-ecodev.org/wp-content/uploads/2012/04/deepellum_plan.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2012/04/deepellum_plan.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2012/04/deepellum_plan.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2012/04/deepellum_plan.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2012/04/deepellum_plan.pdf
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http://www.dallas-ecodev.org/wp-content/uploads/2016/03/FY-2015-DE-TIF-Annual-Report.pdf 
Deep Ellum TIF District FY 2015 Annual Report 
Accessed 1/18/2016 

http://www.dallas-ecodev.org/wp-content/uploads/2016/03/FY-2015-DE-TIF-Annual-Report.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2016/03/FY-2015-DE-TIF-Annual-Report.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2016/03/FY-2015-DE-TIF-Annual-Report.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2016/03/FY-2015-DE-TIF-Annual-Report.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2016/03/FY-2015-DE-TIF-Annual-Report.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2016/03/FY-2015-DE-TIF-Annual-Report.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2016/03/FY-2015-DE-TIF-Annual-Report.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2016/03/FY-2015-DE-TIF-Annual-Report.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2016/03/FY-2015-DE-TIF-Annual-Report.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2016/03/FY-2015-DE-TIF-Annual-Report.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2016/03/FY-2015-DE-TIF-Annual-Report.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2016/03/FY-2015-DE-TIF-Annual-Report.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2016/03/FY-2015-DE-TIF-Annual-Report.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2016/03/FY-2015-DE-TIF-Annual-Report.pdf
http://www.dallas-ecodev.org/wp-content/uploads/2016/03/FY-2015-DE-TIF-Annual-Report.pdf
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TIF is an unusual business tax incentive 
because 

1
2 

1. Not a tax break 
2. Represents a deviation from the usual budgetary 

process 
A.Revenues are not appropriated  
B.TIF spending not voted on by city council 
C.Reports about TIF finances are not usually 

incorporated into city financial documents (e.g. the 
Comprehensive Annual Report) 
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• TIF may solve the credible commitment problem 
– In many development projects each party has an 

incentive to act only if the other is also firmly 
committed. 

– Neither may be able to credibly commit 
– TIF may alleviate that problem by using incentive 

compatible rules 
• Developer gets no public revenue unless there is 

appreciation 
• No appreciation unless developer credibly commits to 

investment 

1
3 

WHAT IS THE RATIONAL FOR USE OF TIF?  (continued) 
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1. TIF may capture tax revenues from overlying 
governments (eg City of Dallas capturing revenues 
from county) 
A. This would not happen if the “but for” rule were strictly 

applied  
B. “but for” rule may do little to constrain the use of TIF (see 

Minnesota analysis) 
 

2. TIF may reduce political opposition to investments 
with localized benefits (Brueckner’s argument). 
 

 
 

 

1
4 

WHAT IS THE RATIONAL FOR USE OF TIF?  (continued)  
Other explanations 
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• It is hard to know because it is a local program and 
some states do little monitoring 

Where has TIF been used?  
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Size 
rank
2014 7/1/2014 4/1/2000

1 New York, N.Y. 8.45 8.01 5.5%
Uncertain, TIF used only 
twice in NYS by 2012

2 Los Angeles, Calif. 3.93 3.67 7.1%
24

(in flux due to changes in 
California law)

3 Chicago, Ill. 2.72 2.90 -6.2% 149
(as of 2014)

4 Houston, Tex. 2.24 1.95 14.9% 27

5 Philadelphia, Pa. 1.56 1.52 2.6% 13
(as of November 2013)

6 Phoenix, Ariz. 1.54 1.32 16.7%
probably 0--several 
sources say no TIF law in 
Arizona

7 San Antonio, Tex. 1.44 1.14 26.3% 19

8 San Diego, Calif. 1.38 1.22 13.1%
14

(in flux due to changes in 
California law)

9 Dallas, Tex. 1.28 1.19 7.6% 18

10 San Jose, Calif. 1.02 0.89 14.6%
21

(prior to the dissolution 
of the RDA in 2012)

Total cities other 
than Chicago 136

Size 
rank

2014 7/1/2014 4/1/2000

Chattanooga
, TN

173,778 155,554 11.7% 0

Estimated number of Tax Increment Finance Districts in Biggest US Cities
and Chattanooga, TN

City name
Population
(millions) 14 year population 

growth (%)
Estimated number of TIF 

districts

City name

Population

14 year population 
growth (%)

Estimated number of TIF 
districts


raw pop data



		Size rank		City		7/1/14		7/1/13		4/1/10		7/1/05		4/1/00		4/1/1990 		Size rank		Size rank		Size rank		Size rank

		2014				population		population		census population		population		census		census		1990		2000		2010		2013

						estimate		estimate				estimate		population		population

		1		New York, N.Y.		8,491,079		8,405,837		8,175,133		8,143,197		8,008,278		7,322,564		1		1		1		1

		2		Los Angeles, Calif.		3,928,864		3,884,307		3,792,621		3,844,829		3,694,820		3,485,398		2		2		2		2

		3		Chicago, Ill.		2,722,389		2,718,782		2,695,598		2,842,518		2,896,016		2,783,726		3		3		3		3

		4		Houston, Tex.		2,239,558		2,195,914		2,100,263		2,016,582		1,953,631		1,630,553		4		4		4		4

		5		Philadelphia, Pa.		1,560,297		1,553,165		1,526,006		1,463,281		1,517,550		1,585,577		5		5		5		5

		6		Phoenix, Ariz.		1,537,058		1,513,367		1,445,632		1,461,575		1,321,045		983,403		10		6		6		6

		7		San Antonio, Tex.		1,436,697		1,409,019		1,327,407		1,256,509		1,144,646		935,933		9		9		7		7

		8		San Diego, Calif.		1,381,069		1,355,896		1,307,402		1,255,540		1,223,400		1,110,549		6		7		8		8

		9		Dallas, Tex.		1,281,047		1,257,676		1,197,816		1,213,825		1,188,580		1,006,877		8		8		9		9

		10		San Jose, Calif.		1,015,785		998,537		945,942		912,332		894,943		782,248		11		11		10		10

		11		Austin, Tex.		912,791		885,400		790,390		690,252		656,562		465,622		25		16		14		11

		12		Jacksonville,Fla.		853,382		842,583		821,784		782,623		735,617		635,230		15		14		11		13

		13		San Francisco , Calif.		852,469		837,442		805,235		739,426		776,733		723,959		14		13		13		14

		14		Indianapolis, Ind.		848,788		843,393		820,445		784,118		781,870		741,952		13		12		12		12

		15		Columbus, Ohio		835,957		822,553		787,033		730,657		711,470		632,910		16		15		15		15

		16		Fort Worth , Tex.		812,238		792,727		741,206		624,067		534,694		447,619		29		27		16		17

		17		Charlotte, N.C.		809,958		792,862		731,424		610,949		540,828		395,934		33		26		17		16

		18		Detroit, Mich.		680,250		688,701		713,777		886,671		951,270		1,027,974		7		10		18		18

		19		El Paso, Tex.		679,036		674,443		649,121		598,590		563,662		515,342		22		23		19		19

		20		Seattle , Wash.		668,342		652,405		608,660		573,911		563,374		516,259		21		24		23		21

		21		Denver , Colo.		663,862		649,495		600,158		557,917		554,636		467,610		28		25		26		22

		22		Washington, DC		658,893		646,449		601,723		550,521		572,059		606,900		19		21		24		23

		23		Memphis, Tenn.		656,86		653,450		646,889		672,277		650,100		610,337		18		18		20		20

		24		Boston, Mass.		655,884		645,966		617,594		559,034		589,141		574,283		20		20		22		24

		25		Nashville-Davidson, Tenn.1		644,014		634,464		601,222		549,110		545,524		510,784		26		22		25		25

		26		Baltimore, Md.		622,793		622,104		620,961		635,815		651,154		736,014		12		17		21		26

		27		Oklahoma City, Okla.		620,602		610,613		579,999		531,324		506,132		444,719		30		29		31		27

		28		Portland , Ore.		619,360		609,456		583,776		533,427		529,121		437,319		27		28		29		29

		29		Las Vegas , Nev.		613,599		603,488		583,756		545,147		478,434		258,295		63		32		30		30

		30		Louisville-Jefferson County, Ky.2		612,780		609,893		597,337		556,429		256,231		269,063		58		67		27		28

		31		Milwaukee, Wis.		599,642		599,164		594,833		578,887		596,974		628,088		17		19		28		31

		32		Albuquerque, N.M.		557,169		556,495		545,852		494,236		448,607		384,736		40		35		32		32

		33		Tucson, Ariz.		527,972		526,116		520,116		515,526		486,699		405,390		34		32		33		33

		34		Fresno, Calif.		515,986		509,924		494,665		461,116		427,652		354,202		48		37		34		34

		35		Sacramento, Calif.		485,199		479,686		466,488		456,441		407,018		369,365		37		40		35		35

		36		Long Beach, Calif.		473,577		469,428		462,257		474,014		461,522		429,433		32		34		36		36

		37		Kansas City, Mo.		470,800		467,007		459,787		444,965		441,545		435,146		31		36		37		37

		38		Mesa, Ariz.		464,704		457,587		439,041		442,780		396,375		288,091		53		42		38		38

		39		Atlanta , Ga.		456,002		447,841		420,003		470,688		416,474		394,017		38		39		40		40

		40		Virginia Beach, Va.		450,980		448,479		437,994		438,415		425,257		393,069		39		38		39		39

		41		Omaha , Nebr.		446,599		434,353		408,958		414,521		390,007		335,795		47		44		42		42

		41		Colorado Springs, Colo.		445,830		439,886		416,427		369,815		360,890		281,140		54		48		41		41

		43		Raleigh, N.C.		439,896		431,746		403,892		–		–		–		–		–		43		43

		44		Miami, Fla.		430,332		417,650		399,457		386,417		362,470		358,548		46		47		44		44

		45		Oakland, Calif.		413,775		406,253		390,724		395,274		399,484		372,242		35		41		47		45

		46		Minneapolis, Minn.		407,207		400,070		382,578		372,811		382,618		368,383		43		45		48		46

		47		Tulsa, Okla.		399,682		398,121		391,906		382,457		393,049		367,302		44		43		46		47

		48		Cleveland, Ohio		389,521		390,113		396,815		452,208		478,403		505,616		23		33		45		48

		49		Wichita, Kans.		388,413		386,552		382,368		353,823		344,284		–		–		50		49		49

		50		New Orleans, La.		384,320		378,715		343,829		455,188		484,674		495,080		24		38		51		51

		51		Arlington, Tex.		383,204		379,577		365,438		362,805		332,969		261,721		62		54		50		50

		Source



http://www.infoplease.com/cgi-bin/id/A0108570http://www.infoplease.com/cgi-bin/id/A0108606http://www.infoplease.com/cgi-bin/id/A0108483http://www.infoplease.com/cgi-bin/id/A0108536http://www.infoplease.com/cgi-bin/id/A0108603http://www.infoplease.com/cgi-bin/id/A0108531http://www.infoplease.com/cgi-bin/id/A0108501http://www.infoplease.com/cgi-bin/id/A0108517http://www.infoplease.com/cgi-bin/id/A0108490http://www.infoplease.com/cgi-bin/id/A0108509http://www.infoplease.com/cgi-bin/id/A0108513http://www.infoplease.com/cgi-bin/id/A0108549http://www.infoplease.com/cgi-bin/id/A0108609http://www.infoplease.com/cgi-bin/id/A0108505http://www.infoplease.com/cgi-bin/id/A0108620http://www.infoplease.com/cgi-bin/id/A0108552http://www.infoplease.com/cgi-bin/id/A0108487http://www.infoplease.com/cgi-bin/id/A0108564http://www.infoplease.com/cgi-bin/id/A0108485http://www.infoplease.com/cgi-bin/id/A0108575http://www.infoplease.com/cgi-bin/id/A0108588http://www.infoplease.com/cgi-bin/id/A0108543http://www.infoplease.com/cgi-bin/id/A0108493http://www.infoplease.com/cgi-bin/id/A0931883http://www.infoplease.com/cgi-bin/id/A0108558http://www.infoplease.com/cgi-bin/id/A0108479http://www.infoplease.com/cgi-bin/id/A0108613http://www.infoplease.com/cgi-bin/id/A0108520http://www.infoplease.com/cgi-bin/id/A0108590http://www.infoplease.com/cgi-bin/id/A0108546http://www.infoplease.com/cgi-bin/id/A0108539http://www.infoplease.com/cgi-bin/id/A0779254http://www.infoplease.com/cgi-bin/id/A0108481http://www.infoplease.com/cgi-bin/id/A0108527http://www.infoplease.com/cgi-bin/id/A0108617http://www.infoplease.com/cgi-bin/id/A0108577http://www.infoplease.com/cgi-bin/id/A0302620http://www.infoplease.com/ce6/us/A0841031.htmlhttp://www.infoplease.com/cgi-bin/id/A0108554http://www.infoplease.com/cgi-bin/id/A0108573http://www.infoplease.com/cgi-bin/id/A0108561http://www.infoplease.com/cgi-bin/id/A0108615http://www.infoplease.com/cgi-bin/id/A0108498http://www.infoplease.com/cgi-bin/id/A0877666http://www.infoplease.com/cgi-bin/id/A0108580http://www.infoplease.com/ipa/A0108567.htmlhttp://www.infoplease.com/cgi-bin/id/A0931874http://www.infoplease.com/cgi-bin/id/A0108583http://www.infoplease.com/cgi-bin/id/A0108597http://www.infoplease.com/cgi-bin/id/A0108600http://www.infoplease.com/cgi-bin/id/A0108503

read me



this workbook created by David Merriman on Feb 8, 2017

He downloaded data from http://www.infoplease.com/ipa/a0763098.html

table titled
Top 50 Cities in the U.S. by Population and Rank
The table below lists the largest 50 cities in the United States based on population and rank for the years 1990–2014.

notes to table say
1. Nashville-Davidson city is consolidated with Davidson County.
2. Louisville and Jefferson County merged in Jan. 2003. Figures prior to 2003 are for Louisville city only.
Source: U.S. Census Bureau. Web: www.census.gov . For 1900–2005 population estimates, see Population of the 20 Largest U.S. Cities, 1900–2010.
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		Estimated number of Tax Increment Finance Districts in Biggest US Cities

		Size rank		City name		7/1/14		4/1/00		14 year population growth (%)		Estimated number of TIF districts		Website(s)/source of information

		2014				population		census

						estimate		population



		1		New York, N.Y.		8,491,079		8,008,278		6.0%		Uncertain, TIF used only twice in state by 2012		None found

		2		Los Angeles, Calif.		3,928,864		3,694,820		6.3%		24
(in flux due to changes in California law)		http://www.crala.org/internet-site/Projects/Redevelopment_Plans_and_Maps.cfm

		3		Chicago, Ill.		2,722,389		2,896,016		-6.0%		149
(as of 2014)		https://data.cityofchicago.org/Community-Economic-Development/TIF-Balances-by-Fiscal-Year/hz8p-ewk5

		4		Houston, Tex.		2,239,558		1,953,631		14.6%		27		http://www.houstontx.gov/ecodev/tirz.html
http://www.houstontx.gov/ecodev/tirz_info.html

		5		Philadelphia, Pa.		1,560,297		1,517,550		2.8%		13
(as of November 2013)		http://planphilly.com/articles/2013/11/15/tif-districts-generate-less-property-tax-revenue-than-expected

		6		Phoenix, Ariz.		1,537,058		1,321,045		16.4%		probably 0--several sources say no TIF law in Arizona		None found

		7		San Antonio, Tex.		1,436,697		1,144,646		25.5%		19		https://www.sanantonio.gov/planning/tif

		8		San Diego, Calif.		1,381,069		1,223,400		12.9%		14
(in flux due to changes in California law)		https://www.sandiego.gov/sites/default/files/legacy/redevelopment-agency/pdf/faqredevelopment.pdf

		9		Dallas, Tex.		1,281,047		1,188,580		7.8%		18		http://www.dallas-ecodev.org/incentives/tifs-pids/

		10		San Jose, Calif.		1,015,785		894,943		13.5%		21
(prior to the dissolution of the RDA in 2012)		http://www.sanjoseca.gov/documentcenter/view/11658

		11		Chattanooga, TN		173,778		155,554		11.7%		0

		Source		for Chattanooga is US Census

				Profile of General Demographic Characteristics: 2000  

				Census 2000 Summary File 1 (SF 1) 100-Percent Data



http://www.infoplease.com/cgi-bin/id/A0108570http://www.infoplease.com/cgi-bin/id/A0108606http://www.houstontx.gov/ecodev/tirz.htmlhttp:/www.houstontx.gov/ecodev/tirz_info.htmljavascript:openMetadata('table','table.en.DEC_00_SF1_DP1')http://www.infoplease.com/cgi-bin/id/A0108549http://www.infoplease.com/cgi-bin/id/A0108493http://www.infoplease.com/cgi-bin/id/A0108527http://www.infoplease.com/cgi-bin/id/A0108580http://www.infoplease.com/cgi-bin/id/A0108583http://www.infoplease.com/cgi-bin/id/A0108597http://www.infoplease.com/cgi-bin/id/A0108600http://www.infoplease.com/cgi-bin/id/A0108503

simplified table

		Estimated number of Tax Increment Finance Districts in Biggest US Cities
and Chattanooga, TN

		Size rank		City name		Population
(millions)				14 year population growth (%)		Estimated number of TIF districts

		2014				7/1/14		4/1/00



		1		New York, N.Y.		8.45		8.01		5.5%		Uncertain, TIF used only twice in NYS by 2012

		2		Los Angeles, Calif.		3.93		3.67		7.1%		24
(in flux due to changes in California law)

		3		Chicago, Ill.		2.72		2.90		-6.2%		149
(as of 2014)

		4		Houston, Tex.		2.24		1.95		14.9%		27

		5		Philadelphia, Pa.		1.56		1.52		2.6%		13
(as of November 2013)

		6		Phoenix, Ariz.		1.54		1.32		16.7%		probably 0--several sources say no TIF law in Arizona

		7		San Antonio, Tex.		1.44		1.14		26.3%		19

		8		San Diego, Calif.		1.38		1.22		13.1%		14
(in flux due to changes in California law)

		9		Dallas, Tex.		1.28		1.19		7.6%		18

		10		San Jose, Calif.		1.02		0.89		14.6%		21
(prior to the dissolution of the RDA in 2012)

				Total cities other than Chicago								136



		Size rank		City name		Population				14 year population growth (%)		Estimated number of TIF districts



		2014				7/1/14		4/1/00

				Chattanooga, TN		173,778		155,554		11.7%		0



http://www.infoplease.com/cgi-bin/id/A0108570http://www.infoplease.com/cgi-bin/id/A0108606http://www.infoplease.com/cgi-bin/id/A0108549http://www.infoplease.com/cgi-bin/id/A0108493http://www.infoplease.com/cgi-bin/id/A0108527http://www.infoplease.com/cgi-bin/id/A0108580http://www.infoplease.com/cgi-bin/id/A0108583http://www.infoplease.com/cgi-bin/id/A0108597http://www.infoplease.com/cgi-bin/id/A0108600http://www.infoplease.com/cgi-bin/id/A0108503
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Number of tax increment finance districts by state 

Source(s): Most data is from 2007. Main data source is from Petersen, Jennifer A. 
August 2007. "The State of Tax Increment Financing in the United States," State Tax 
Notes p. 601 to 604. Data for Alaska, Illinois, Indiana, Nebraska and Vermont from 
Merriman. Data about Maine (>200), Maryland (>18), Nevada (>50) and Pennsylvania 
(>100) gives only a minimum number of TIF districts.  17 
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How has TIF been used?  

• Two primary questions 
• Is TIF adopted to nurture growth or to capture 

growth that would otherwise go to overlying 
governments? 

 
• Is TIF used to gain a competitive advantage over 

neighboring communities?  

or 
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Evidence about the reasons for TIF adoption 

19 

I. Mixed evidence about whether TIF is adopted to capture growth 
that would have occurred even w/o TIF.   
A. Several studies find that cities time TIF adoption to coincide 

with growth. 
B. TIF is not adopted in areas growing fastest rather in moderate 

growth areas 
II. Evidence suggests use of TIF increases with neighbors’ use of 

TIF implying strategic and competitive use 
III.Summary 

A. Mixed evidence on the first question (nurture vs capture) 
B. Evidence supports hypothesis of geographical competition 
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TIF and budget transparency 

2
0 

TIF spending is fundamentally different from other gov’t spending.  It 
• benefits designated areas for a narrow purpose—economic development.   
• derives from taxes levied by all overlapping governments.    
• is not  

• authorized,  
• appropriated,  
• accounted for  
• or voted on during the normal budget cycle of any elected government.   

• does not compete with non-TIF district priorities.    
• is often combined with resources of private, sometimes for-profit, 

institutions 
• persists for decades without being subject to ordinary democratic controls.  
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Is TIF an effective tool for economic development? 

• This question has gotten the most attention in the scholarly 
literature 

• Question in this literature, like all policy evaluation, is 
– How is the world different with the policy compared 

to without ? 
– In medicine/agriculture etc random assignment of 

treatment is used to answer the question.  We can’t 
usually do that with policy. 

2
1 
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Is TIF an effective tool for economic development? 

• Empirical question is difficult primarily because it is 
difficult to find comparable “control” and “treated” 
areas. 

• Methodological toolbox employed with varying 
degrees of sophistication 

2
2 
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Effect of TIF on Economic 
Activity 

• Measures of econ activity include 
– Property values, Employment, Retail Sales, Median house values, 

Income, New building permits 
 

• Results  
• 20 studies use data from a Midwestern state 

– Many of the studies report multiple results. My judgement is that 
effect of TIF on economic activity is 

• primarily positive in 13 studies 
• primarily negative in 4 studies  
• primarily neutral in 6 studies 
• mixed 3 studies 

• Why do we find such mixed results?  (discussion section) 

2
3 
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Effect of TIF on school finance 
• This has been controversial since TIF is sometimes 

thought to be a strategic attempt by general 
purpose gov’ts to capture revenue from overlying 
gov’ts.  School districts are, of course, the biggest 
potential losers. 

• Effect might be small because state aid formulae 
may compensate for loss of tax base to TIF 

• Only three studies  
• Two Illinois studies show little effect 
• A more recent Iowa study shows a bigger effect especially on 

low wealth districts 24 
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Other potential effects 
of TIF 

• Some evidence that TIF encourages annexation 
• TIF may lead to volatility in general fund revenues as TIF 

districts expire and come on line (simulation study no 
empirical data). 

• TIF may vary in its effects over the business cycle 
• TIF may be more likely to succeed when formal 

performance measurement techniques are used 
• Other issues we should discuss? 

– E.g. gentrification 

25 
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End of main points 
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Where has TIF been 
used?(continued) 

 
Source:  based on 
data from ICMA 
survey reported in 
Greenbaum, and 
Jim Landers. 2014 
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III. TIF in the context of value capture 

 
 
 

2
8 

A.Value capture is a source of funding involving public 
appropriation of some portion of site value gains caused by public 
investment. 

B.I conclude that the property tax is a “value capture” mechanism 
C.I also conclude that TIF is not a value capture mechanism 

1. TIF does not change the total amount of property taxes paid 
by those in the TIF district 

2. Compared to a “no TIF” policy, if the “but for” condition  
i. holds then property taxes outside the TIF are unchanged 
ii. is not met property taxes outside the TIF district rise 
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California 
• Was a very early adopter (1950s) 

of TIF.  TIF could only be used in 
redevelopment areas (RDAs) 

• California TIF had original been 
used primarily to provide a source 
of matching funds for federal 
grants. 

• By the time Proposition 13 was 
passed (1978) California TIF use 
was widespread. 
P 13  l  

     
     

     
      

      
     
      

       
        

  
 

2
9 
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California (continued) 
• Empirical study of California 
• Dardia 1998—California TIF grew 

faster than comparison areas but 
not fast enough to make up for the 
revenue lost as a result 

• Swenson 2015—finds that RDAs 
(and by extension TIF districts) had 
very little impact on employment, 
poverty rates, family income, 
rental vacancy rates and rents  

3
0 
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3
1 

California (continued) 
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