
  
American Planning Association Conference 

Chicago, April 13-17, 2013 



Topic Speaker 

TIF Basics Rachel Weber 

TIF and Equity Rachel Weber 

Case Study: Chicago Mike Jasso 

Case Study: Chicago/Illinois Bob Palmer 

Case Study: California Dan Sawislak  

Case Study: Atlanta Flor Velarde 

Case Study: Washington Tim Parham 

Discussion of TIF and Equity All 
2 



 TIF allows municipalities to designate an area for improvement (the 
“TIF district”) and earmark any future growth in property tax revenues 
to pay for public expenditures there 

 
 Properties in area must   
     meet “blight” and “but for”  
     tests 
 
 Incremental property tax  
     revenues may be used to  
     finance public debt or  
     reimburse developers for  
     land assembly, site clearance, 
     environmental remediation,  
    or infrastructure improvements. 
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Empirical Questions 
 

 Does TIF cause gentrification?   
 

 Can TIF be effective in weak markets?  
 

 Can TIF be beneficial to a neighborhood or project while 
jeopardizing the fiscal health of the city?  
 

Policy Questions 
 

 How to ensure that low-income households are not harmed 
by/benefit from TIF? 
 

 How can TIF be used most effectively to build and operate 
affordable housing? 
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 TIF Program Goals 
o Stimulate public & private investments 

o Create and retain jobs 

o Expand businesses 

o Add new housing 

o Generate incremental property tax dollars 

 

 TIF Eligible Projects 
o Commercial Revitalization 

o Industrial Redevelopment 

o Environmental Clean-up 

o Public Facilities 

o Job training/recruitment 

o Infrastructure  

o Affordable Housing 
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 Criteria for TIF Establishment 

 
o Age 

o Obsolescence 

o Illegal use of buildings/below 
code 

o Excessive vacancies 

o Overcrowding 

o Unhealthy conditions 

o Inadequate utilities 

o Excessive land coverage 

o Lack of maintenance 

o Lack of community plan 

o Dilapidation/ Deterioration 

o Poor land use/ layout 
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 Sachs/Hairpin Lofts  
o Historic, high-profile building at 

six-corner intersection 

o Vacant for 20 years 

o Using of TIF 
• Acquisition of property 

• Construction financing 

 Result 
o 28 new residential units, 25 

affordable units 

o Mixed-use, transit-oriented, 
historic rehabilitation 

o Creation of a Community Arts 
Center 

o Creation of three additional 
ground floor retail spaces 
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 Roosevelt Square Phase I 

 
o Provided funding for utilities 

and  infrastructure, land 
acquisition and environmental 
remediation. 

o Created 233 For-sale Homes 

o 159 Market Rate and 74 
Affordable 

o 1 mile of new public streets 
and ½ mile of new public 
alleys 

o Employment Opportunities 
• 60 construction-related hires, 

20% from the local community 

• $46 Million in contracts to 
MBE/WBE firms 
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 Divert revenue from other taxing districts, such as municipalities, public 
schools and libraries. 
 

 Increase property tax bills when taxing districts have to increase their 
tax rate due to the freeze on assessments. 
 

 Wastes subsidies in areas where growth would happen even without TIF. 
 

 Number of jobs created often do not meet promised goals. 
 

 TIF districts can accumulate huge surpluses of unspent funds over time. 
 

 No strong mandates to preserve or create affordable housing for those 
most in need. 

 

City of Chicago TIF Analysis, 2004-2008: About a quarter of all TIF 
spending, or $358 million, went to a single ward, the Second, 
which included much of the Loop and gentrified areas on the 
near south and west sides. That's more than the bottom 35 
wards got altogether. (Published by Chicago Reader, May 20, 
2010) 
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 Affordable housing has been built sporadically, but not 
required  
 

 TIF can be used to demolish housing so it is not clear what 
the net impact has been. 
 

 Definition of “affordable housing” is too broad. 
 

 From 1983-2010: 54% of the 67 residential projects 
supported by TIF were all affordable units, while 43% 
included a mix of affordable and market-rate units.  

 

Cook County Need: 102  Affordable and Available Units per 100 
Low-Income Renter Households. Only 27 Affordable and Available 
Units per 100 come Extremely Low-Income Renter Households 
(National Low Income Housing Coalition County Level Gap 
Analysis, August 2012). FY13 30% of AMI is $22,100 for 4-
person household and $15,500 for 1-person household.  
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 Stricter limits on where TIF can be used. 
 

 Slow down the TIF approval process to allow more time for 
community evaluation and input. 
 

 Require that the governing authorities of the overlapping 
taxing districts approve participation in a TIF by a majority 
vote of their governing board, 
 

 Stronger mandates for return of surplus and not specifically 
budgeted TIF funds. 
 

 Target housing subsidies for units that the market is not 
providing and where need is greatest.   Consider use of TIF 
funds for operating and rent subsidies, not just construction 
costs. 
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Redevelopment Agencies (RDAs), California’s TIF program,  

were eliminated at the end of 2011. 
 

 RDA started in 1945, 20% set aside for affordable housing 

passed in 1976. 
 

 In 2011 – 452 RDA’s in CA - $5.5 billion in tax increment, 

over $1 billion for affordable housing. 
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Impacts of the End of the 20% Set-aside. 

 Far less affordable housing will be built. It is a $1 billion 

annual funding cut for California affordable housing. 

 Local funding is key to building affordable housing.  

 20% funds were restricted to affordable housing. Replacing 

them with General Funds competes with other city priorities. 

 Far less $$ to meet CA Housing element requirements. 

 Far less $$ to meet CA sustainable communities targets. 

 Institutions that support affordable housing production and 

preservation in jeopardy. 
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 Responses to the End of the 20% set-aside. 

 It will be very difficult to replace the funding lost with RDA. 

 CA Homes and Jobs Act. Document Recording Fee, $500 
million annually for affordable housing. 

 Local sources – Impact Fees, “boomerang”, etc. 

 Looking at non-traditional sources, “cap and trade”, 
transportation, etc. 

 Look at loosening requirements for local jurisdictions to tax. 

 “Redevelopment 2.0” 

 

How can we provide affordable housing using less government 
support? 
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 10 Tax Allocation Districts (TADs)  created since 1992. Eight area-wide 
and two project-specific. All occupy 20% of City’s area. No capacity to 
create additional TADs  

  

 TAD creation results from City, County & Atlanta Public Schools (APS) 
legislation. No APS participation reduces tax benefit (+40%)in last four 
 

 To date, approximately  $560M in TAD bonds have provided gap 
financing for over $3.4 billion in private investment 
 

 Assessed property values in TADs have grown 20% since 1998 while City 
has grown 5% 
 

 TAD bond proceeds used primarily as development incentive while the 
improved BeltLine public infrastructure will serve as the ED incentive 
 

 Funds derived from one TAD can not be used to assist another TAD  
 

 TAD strategy report provides recommendations  for a more 
comprehensive approach to redevelopment including business 
development.  
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 Most TADs have 20% affordable housing requirement.  
 

 Affordable housing means it is affordable to households 
earning up to 80% of the area median income 
 

 9,286 housing units were built between 2001 and 2009 
including 2,236 affordable housing or over 24% of the total 
 

 The BeltLine TAD has different guidelines. Requirements 
are to set aside 15% of the bond proceeds for the BeltLine 
Affordable Housing Trust Fund (BHTF) 
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 20% affordable housing requirement is not ensured thru 

the life of the units.  
 

 Affordability requirements vary depending on the TADs but 

most do not target very low income households  
 

 Dramatic market changes since the recession have created 

challenges and opportunities for affordable housing  
 

 TIF is an important gap financing tool but it does not ensure 

long-term affordable housing. Need for other tools/strategy-

housing/jobs  
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Lofts at Reynoldstown Crossing -BeltLine TAD 

 $1.9M BAHTF grant for $5.1M project 

 Conversion of warehouse to 30 condominiums  

 Purchase price $137,000-$157,000 

 Use of Community Land Trust Model (CLT) to create 
permanent affordable housing 

 CLT has deed restrictions on 3 units, 90-day purchase 
option at resale  

 Purchasers with earned income <100% of AMI received up 
to $100K in downpayment assistance and must resale unit 
to qualified purchaser  
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 Traditional TIF is unconstitutional in Washington 
 

 Successful Approaches to TIF in Washington 
o Ask local governments to allow city to divert revenues 

o Ask the State to match local incremental property and sales tax 
revenues (from State General Fund)  

o Make counties give up incremental revenues in return for city purchase 
of transferable development rights (TDRs) 

 

 TIF legislation has been introduced every year for the past 
10-20 years 
 

 A new approach: Special assessment district based on 
growth of property values in a district 
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Key findings in “Value Capture Financing in Washington” Report:  
 

 Significant legal challenges to value capture financing exist in 
Washington 
 

 Existing TIF tools in Washington are inadequate  
 

 Capturing state and local tax revenues is unsustainable 
 

 Directing a portion of value capture financing revenues to 
affordable housing can ensure that households of all incomes 
benefit from development 
 

 Incentives need to be geographically targeted to prevent urban 
sprawl 
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http://www.psrc.org/assets/9065/ValueCaptureFinancingReport113-printing.pdf


What should a new equitable value capture tool look like?    

 Tool should work in conjunction with existing infrastructure 

financing and affordable housing incentives 
 

 Provide significant revenues for physical infrastructure  
 

 Provide revenues for the development and preservation 

affordable housing and to conserve rural lands 
 

 No net loss of affordable housing or small businesses in the 

district 
 

 Create good jobs and no relocating businesses from within the 

State 
 

 Targeted to areas with, or planning to attract, transit service 
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 Let’s discuss TIF and housing affordability!  

 Q & A with speakers  

24 ILLUSTRATION BY TIM PACIFIC, NEXT AMERICAN CITY 

 



 Value Capture Financing in Washington  

http://www.psrc.org/growth/growing-transit-communities  

  Good jobs first  

http://www.goodjobsfirst.org/  
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