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Guidance for Parties Seeking Tax Increment Financing 

 

Tax Increment Financing (TIF) allows the District of Columbia to issue debt to be 
repaid from future incremental property and sales taxes generated by a development 
project, with the debt proceeds helping to pay development costs1.  Under D.C. Official Code 
§ 2-1217 (the TIF Act), prior to submission to Council for approval, TIFs shall be reviewed 
by the Office of the Chief Financial Officer (OCFO), and the Office of the Deputy Mayor for 
Planning and Economic Development (DMPED). 

This guidance is intended to provide applicants with insight on the criteria, standards, 
and procedures that the District employs when considering a TIF.  The TIF application 
process is competitive2, and requires a significant effort by all parties involved; applicants 
are highly encouraged to contact DMPED and OCFO representatives to discuss the specifics 
of their project before submitting an official application. 

 
Office of Economic Development Finance  
Office of the Chief Financial Officer - District of Columbia 
1101 4th Street SW, Suite W772 
Washington DC  20024 
202-727-9635 
 
Deputy Mayor for Planning and Economic Development 
1350 Pennsylvania Avenue, NW, Suite 317 
Washington, DC 20004 
202-727-6365 
 
 

Section 1: Overview of the TIF Process 

Authorization of a TIF will generally follow the process below.  Once a complete application 
has been received in Step 2, the remaining steps of the process typically take between six 
months and one year. 

1. Pre-application Conference:  The applicant may request to meet with DMPED and the 
OCFO to discuss the project. 
 

2. Application Sufficiency Review:  The applicant submits a written and electronic 
application to both DMPED and OCFO to review for sufficiency. If deemed incomplete, 
DMPED and OCFO will send notice specifying the reasons for rejection. If deemed 

                                                 
1 Eligible costs typically include public amenities and infrastructure. 
2 TIF debt is subject to the debt cap (D.C. Code § 47-335.02), which states the District cannot issue any debt 
which would cause debt service to exceed 12% of expenditures. 
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sufficient, DMPED and OCFO will send notice of sufficiency at which point the applicant 
submits 3 written copies and 1 electronic copy of the final modified application to each 
department.  See Section 2 below for details on the application requirements. 

 
3. OCFO Pre-Certification:  Within 120 days of the notice of sufficiency and receipt of the 

application copies, the OCFO will reject or pre-certify a specific amount of TIF subsidy 
for the project and identify any conditions that must be satisfied prior to Final 
Certification.  See Section 3 below for details on the review process. 

 
4. Document Negotiations:  Upon OCFO Pre-Certification, DMPED, in coordination with the 

OCFO, may negotiate a financing agreement, and any other related documents, 
governing the terms and conditions of the TIF.  See Section 4 below for details. 

 
5. CFO Final Certification:  The OCFO shall review the financing agreement and either (a) 

provide Final Certification of the project and draft a resolution authorizing a TIF bond 
issuance under the TIF Act, or (b) reject the project and provide the applicant the 
reason for such rejection.  If rejected, the applicant shall be notified as to the reason of 
the rejection, and the applicant shall have 60 days to address the reason for rejection. 

 
6. Mayoral Review and Legislation:  DMPED decides whether or not to introduce the draft 

TIF resolution to the Council.  If TIF legislation is introduced, the legislative process 
typically requires (a) a hearing with testimony by the developer, OCFO, and DMPED, (b) 
a Fiscal Impact Statement from the OCFO which identifies any funds which must be 
budgeted by the District (c) one Council vote, and finally (d) Mayoral approval.  Note 
that TIF legislation cannot become effective for TIFs which are credit enhanced by the 
Downtown TIF until a reserve has been funded by the District (see Section 3-3d below). 

 

Section 2: Application Requirements 

The application shall include: 

1. A delineation of the proposed TIF Area, including: 
a. A map of the subject property, including address, square and lot, and/or 

boundary information.   
b. The current assessed value and annual property tax. 
c. Current condition, use, and ownership of the property. 
d. Evidence of site control (either date of and amount of purchase, or documents 

governing development rights). 
 

2. A description of the proposed land uses of the project, including: 
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a. Total square footage detailed by use, a count of units (if there is a residential 
component of the project) and number of parking spaces for each use. Include 
the count and mix of affordable units and the affordability levels (if applicable). 

b. Project timeline and phasing plan (if applicable). 
c. Proposed business types or major tenants for retail and commercial projects. 
d. What would occur at the site in the absence of the requested TIF. 
e. The proposed use of the TIF financing proceeds describing the amount, type, and 

timing of spending. 
 

3. A pro forma projection of the revenues and expenses of the project in an Excel file.  
a. The first worksheet of the Excel file should summarize the project substantially 

as shown in the attached Excel template.  Please contact the OCFO directly with 
any questions about the template. 

b. The pro forma shall be submitted electronically in Excel, and shall allow the 
OCFO to examine and manipulate the underlying formulas and assumptions.   

c. Include relevant comparables or supporting data for rent, land value, 
construction costs or any other assumptions used in the pro forma.  

d. Include two versions of the model, one with a TIF subsidy and one without a TIF 
subsidy.  Be sure to indicate whether the with-TIF version includes any 
necessary Davis-Bacon wage adjustments and Certified Business Enterprise or 
Local Business Enterprise costs. 
 

4. An assessment of the financial feasibility of the project, including: 
a. A list of the sources and uses for the project.  
b. A specific breakout of uses proposed to be funded by a TIF 
c. Any completed market demand studies for the project. 
d. Neighborhood information including economic demographics, rents, and other 

relevant dynamics. 
 

5. Description of the project’s ownership structure, including a list of all parties with an 
ownership interest in the project.   

a. Description of the ownership’s experience in developing similar projects within 
the District. 

b. A list of all properties owned, in part or whole, by any portion of the project’s 
ownership structure which are within ½ mile of the TIF project site. 

c. A clean hands certificate for the applicant from both the OCFO and DCRA.  
d. Description of any ongoing criminal or civil litigation against the project 

participants or material defaults under existing financing including open, 
pending, or closed bankruptcy proceedings from the prior 10 years. 
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6. A description of efforts to obtain adequate debt and equity to complete the project to 
include:  

a. Letters of interest, commitment, and/or rejection from lenders. 
b. Letters of interest, commitment, and/or rejection from equity providers. 
c. Other requests for alternate funding, including grants, tax credits, and loans.  For 

projects eligible for a subsidy from another source, include a specific explanation 
as to why such sources are not included in the project (such as affordable 
housing or historic properties which are eligible for tax credits). 
 

7. A general description of the timing and phasing of the project, including projected 
construction start, certificate of occupancy, and stabilization. 
 

8. A description of the compatibility of the project with the Comprehensive Plan. 
 

9. A description of the project’s compliance with the zoning regulations of the District, 
including current and projected entitlement status (for PUDs provide status and the list 
of proffers). 
 

10. An analysis of the projected tax revenue and benefits to be generated by the project. 
a. Tax revenues include income taxes, franchise taxes, real property taxes, sales 

taxes, parking taxes, use taxes, and other taxes. 
b. Benefits include both public and community benefits. 

 
11. Any other information reasonably requested by DMPED or the OCFO (for example 

appraisals or environmental assessments). 
 

12. Name and contact information of the person most familiar with the information 
submitted. 
 

13. A non-refundable fee of $20,000 payable to “District of Columbia Treasurer” and 
submitted to the OCFO. 

 

Section 3: Application Review 

Review shall be performed jointly by the OCFO and the Deputy Mayor for Planning and 
Economic Development (DMPED).  Review shall include, but is not limited to, consideration 
of criteria established in the TIF Act, policy goals and objectives of the Mayor, and the 
guidelines provided in this document. 

 

1. TIF Act Criteria 
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a. Whether the project is financially feasible;   
b. Whether the project will likely result in a net increase in the taxes payable to the 

District, taking into consideration income taxes, franchise taxes, real property 
taxes, without regard to the real property tax increment revenues to be applied 
to payment of the TIF bonds, sales taxes, without regard to the sales tax 
increment revenues to be applied to payment of the TIF bonds, parking taxes, 
use taxes, and other taxes, over the amount that would have been payable to the 
District in the absence of the project; 

c. Whether the project is consistent with the Comprehensive Plan and will achieve 
development priorities identified in the Comprehensive Plan for the priority 
development area in which the project is located; 

d. Whether the project's total anticipated benefits to the District, including public 
benefits as well as financial benefits, exceed the total anticipated costs to the 
District; 

e. Whether an allocation of the project's real property tax increment revenues and 
sales tax increment revenues will compete with or supplant benefits from other 
sources or by other means which are otherwise available for the project on 
reasonable terms and conditions; and 

f. Whether the project is one of special merits and there is a reasonable probability 
that the special merits of the project will not be achieved without the TIF 
allocation. 

 
2. Policy Goals: Projects selected for TIF financing shall advance the economic 

development goals of the Mayor, which prioritize: 
a. Building or preserving affordable housing, 
b. Advancing DC’s Economic Strategy (see www.dceconomicstrategy.com), 
c. Providing for community benefits and amenities, e.g. community space or 

neighborhood-serving retail, 
d. Other economic development goals specific to the development program or 

neighborhood. 
 

3. Financing Guidelines:  
a. The incremental sales and property taxes must be sufficient to repay the TIF 

debt under the typical TIF terms and debt structure described below.   
b. Projected incremental taxes include only property and/or sales taxes from the 

project site that exceed the taxes which would have otherwise been received had 

http://www.dceconomicstrategy.com/
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the TIF not be approved. Property taxes are subject to an additional deduction3 
of approximately 20-25 percent. 

c. The TIF amount should not exceed either the cash equity contribution or 20 
percent of project costs. 

d. The OCFO structures TIF debt in two general categories: 
i. A TIF Bond issued at the beginning of construction.  Typical structuring 

assumptions include:  
1. up to 3 years of capitalized interest, 
2. a trustee held debt service reserve fund funded from bond 

proceeds, equal to one year’s debt service, 
3. a term of up to 25 years, 
4. level debt service, 
5. a tax-exempt interest rate, and 
6. debt service coverage of 1.5 times for property tax and 2.0 times 

on sales tax (assuming a diverse base of taxpayers). 
7. pledge of the Downtown TIF as a secondary source of repayment, 

which additionally requires a District funded and held reserve of 
one year of debt service. 

ii. A TIF Note issued at the end of construction, without any credit 
enhancement by the Downtown TIF.  Typical structuring assumptions are 
the same terms as a bond, but without the District funded and held 
reserve described above. 

 

Section 4: Financing Agreement Terms 
 
After initial review and OCFO Pre-Certification, the District and the applicant may negotiate 
a financing agreement, and any other related documents, governing the terms and conditions 
for offering a TIF subsidy to the project. The requirements typically include, but are not 
limited to: 

 

1. Delivery of certain documents prior to debt issuance, such as completion guarantees 
executed by the individual owners of the development sponsor, construction 
documents and building permits, commitments from all debt and equity providers, and 
execution of any anchor tenant leases.  These requirements apply to both the TIF and 
non-TIF funded components of the project. 
 

                                                 
3 D.C. Code § 47-336 dedicates a certain portion of all property taxes to repay General Obligation bonds. The 
20-25% deduction is an estimate based on a historical analysis of the percentage required to be dedicated to 
the GO bonds, and may be adjusted as needed by the OCFO. 
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2. A requirement that the TIF proceeds will be the last dollars expended, except in 
extenuating circumstances.  TIF funds will be subject to a draw process where incurred 
costs are verified as eligible expenses by an independent inspector prior to 
disbursement. 

 
3. An adjustment to, or reimbursement of, the TIF amount if there are project cost savings, 

a reduction in equity, or better than expected profits. 
 

4. A requirement that all labor which is involved in constructing the project financed by 
the TIF is subject to a First Source Agreement. 
 

5. Affordable Housing and/or other community benefits as appropriate to the 
development program. 
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Attachment

 


