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2017 Updates 
This report summarizes the financial expenditures 
and projections for Tax Increment Districts 
(TID) No. 3, No. 4, and No. 5 in the Village 
of Shorewood Hills. Because the Village is 
landlocked it cannot annex land for new growth 
to generate tax base. Instead, the Village must 
pursue redevelopment projects. The Village has 
a history of responsible Tax Increment Financing 
(TIF) usage to encourage the redevelopment 
of underutilized commercial areas. Funds used 
in the three existing districts enabled the Village 
to conduct infrastructure upgrades and provide 
incentives to developers to offset the challenges 
to redevelopment. 

Since the late 2000’s, the Marshal Court/Doctor’s 
Park planning area has experienced greater 
urbanization with new offices, additional retail 
opportunities, and a mix of market rate and 
affordable multi-family housing. The Village 
also experienced the redevelopment of the 
Walnut Grove commercial area into a mixed-
use hub at the western edge of the Village. In 
2016, the Village took it a step further to create 
an overlapping TID (TID No. 5) to help facilitate 
the redevelopment of the Pyare building in 
the Village.  By the end of 2016, the Village 
observed the construction of Phase 2 of the 
Lodge at Walnut Grove, a 94 unit market rate 
and affordable unit multifamily building on the 
aforementioned Pyare site and the construction 
of “The Boulevard”, a 38 unit mixed-use 
commercial and residential development at the 
corner of Shorewood Boulevard and University 
Avenue. 

TAX INCREMENT DISTRICT NO.3

Statement of Change
TID No. 3 remains in solid financial condition. TID 
revenues continue to climb as redevelopment 
projects start to impact the revenue calculations.
The 2017 equalized values increased by 
$10,249,500. The increase in assessed value was 
the resulted from the completion of two  new the 
mixed-use commercial and multifamily projects. 
(“700 University Bay Drive” and “The Boulevard”) 

In 2016, the Village amended the TID No. 3 project 
plan to include additional expenditures, including 
additional development incentives and assistance 
with constructing improvements along University 
Avenue to directly benefit the TID.  

In 2017, the Village underwent a Village-wide 
reassessment; therefore, for the purposes of further 
analysis, this report uses the equalized values 
reported from the Village Assessor.

Tax Increment District No. 3 Projections
The Village-wide reassessment and the completion 
of the recent redevelopment projects assisted with 
raising the assessed value of the Districts; therefore, 
the TID is projected to end with an approximately 
$1,670,000 in surplus with the following assumptions:

1. Approximately $1,800,000 in borrowing for 
capital improvements (2020);

2. $30,000 in annual planned expenses;
3. Property values appreciate at 1% per year;
4. The current mill rate is maintained;
5. $2,595,000 in municipal revenue obligations;
6. Final year taxes collected in 2029.

Several redevelopment sites remain in the TID, 
including multiple properties located along the 
south side of Marshall Court owned by Marshall 
Court Investors LLC. The property owner is currently 
conducting their due diligence on the feasibility 
of a shared workspace/daycare/food service 
redevelopment project.

Additionally, 2710 Marshall Court is also a potential 
redevelopment site. The greatest challenge to the 
future redevelopment is the limited space. The 
property is bounded by 800 University Bay Drive to 
the east and the future expansion of the Ronald 
McDonald House to the west. The Village helped 
facilitate the future redevelopment of the site by 
reserving a cross access easement and agreement 

Completed Arbor Crossing and a portion of Marshall Court
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to be implemented during the redevelopment 
of the neighboring property. The agreement will 
enable a developer to fully utilize the available 
space.

The TID is mandated to close by 2028; therefore, 
any redevelopment assistance request will have 
minimal years to ensure a payback. It would be 
more advantageous for the Village and a future 
developer to encourage the redevelopment the 
sites within the next few years.

Life After TID No.3
Continuing with the previously listed assumptions, 
the annual tax collection increase after TID No. 3 
closure would be approximately $1,430,000. The 
Village currently has a 24.8% share that would add 
nearly $240,000 to the annual tax collections for the 
Village. A general summary of the TID’s condition 
is included in Tables 1 and 2, and a detailed 
summary of TID No. 3 financial projections are 
attached to the Appendix of this report.

TAX INCREMENT DISTRICT NO.4 
 
Statement of Change
TID No. 4 slightly decreased in value from 2010 
to 2014, when the portion of the value from the 
Walnut Grove redevelopment made the tax 
roles. Since 2014, the TID has remained stable 
until the recent Village-wide reassessment. 
The 2017 Department of Revenue’s TID value 
report illustrates an additional $16,812,500 in 
total increment and $25,078,300 in total value. 
Furthermore, in 2016, the Village overlapped 
the creation of TID No. 5 to assist in the 
redevelopment of the Pyare office building site. 
Creating the overlapping district froze $4,251,800 
in base value for the remaining life of TID No. 4. 
During the annual review, Vierbicher noticed 
discrepancies with the DOR annual report and 
after communication with Village staff and the 
Village Assessor, the report should be correct 
in 2018 to reflect a total value of $20,138,500. 
Therefore, for the purposes of this analysis, total 
value is assumed at $20,138,500.

Tax Increment District No. 4 Projections
At the end of 2016, the TID had approximately 
$4.2 million remaining in the project budget. 
Since no additional projects are expected to 
be constructed at the time of this report, the 
projected revenues for TID No. 4 should remain 
relatively consistent over the next few years 
and would only increase with property value 
depreciation or appreciation. The TID is projected 
to end with an approximately $960,000 in surplus 
with the following assumptions:

1. Property values appreciate at 1% per year;
2. The current mill rate is maintained;
3. $900,000 in municipal revenue obligations;
4. No further TID expenditures are made;
5. Final year taxes collected in 2031. 

Life After TID No.4
Continuing with the previously listed assumptions, 
the annual tax collection increase after TID No. 
4 closure would be approximately $507,000. The 
Village currently has a 24.8% share that would add 
nearly $80,000 to the annual tax collections. A 
general summary of the TID’s condition is included 
in Tables 1 and 2, and a detailed summary of TID 
No. 4 financial projections are attached to the 
Appendix of this report.

Completed Phase 1 of the Lodge at Walnut Grove.

Completed Phase 2 of the Marshall Court reconstruction.
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TAX INCREMENT DISTRICT NO.5

Statement of Change
On  March 28, 2016, the Village created TID 
No. 5 as a blight elimination TID to assist with 
the redevelopment of the Pyare Office Building 
site.  The office building was a redevelopment 
challenge for many developers. The existing 
assessed value of the property was the primary 
deterrent to the redevelopment of the site. 
Therefore, the developer of the adjacent Walnut 
Grove development in TID No. 4 approached 
the Village with a proposal to expand their 
development; however, to facilitate the 
redevelopment the Village needed to create 
an overlapping 27-year blight elimination TID.  
Since the TID is narrowly focused, the majority of 
the funds are for TID administration costs and for 
PAYGO development incentives. 

TABLE 1: 2017 Cash Flow Summary

TID #
2016 Tax 

Increment 
Collected

2016 Other 
Revenue

2016 Long-Term 
Debt Issued

2016 Uses of 
Funds

2016 Year-End 
Fund Balance

Long-Term 
Outstanding 

Debt (P&I) as of 
12/31/2016

TID No. 3  $      466,663.00  $        38,966.00  $                   -    $   1,360,116.00  $              4,796  $        6,025,194 
TID No. 4  $      240,720.00  $          3,101.00  $                   -    $      235,934.00  $           135,626  $        1,204,455 
TID No. 5  $                   -    $          7,507.00  $                   -    $          7,507.00  $                   -    $                   -   

Tax Increment District No. 5 Projections
Phase 2 of Walnut Grove was completed in 
July 2017; however, the Village will not realize 
the full impact of the redevelopment until 2019. 
The Village does not anticipate any additional 
large project expenditures outside of annual 
administration tasks.  The TID is projected to end 
with approximately $970,000 in surplus with the 
following assumptions:

1. Property values appreciate at 1% per year;
2. The current mill rate is maintained;
3. $2,490,000 in municipal revenue obligations;
4. No further TID expenditures are made;
5. Final year taxes collected in 2044. 

Life After TID No. 5
The annual tax collection increase after TID No. 
5 closure would be approximately $280,000. The 
Village currently has a 24.8% share that would 
add nearly $70,000 to the annual tax collections. 
A general summary of the TID’s condition is 
included in Tables 1 and 2 and a detailed 
summary of TID No. 5 financial projections are 
attached to the Appendix of this report.

TABLE 2: Year-to-Date Increment Values

2008 2009 2010 2011 2012 2013 2014 2015 2016 2017
2018 

Projected

2008 TID No. 3 $697,600 $9,465,500 $19,816,800 $11,041,700 $14,039,000 $22,011,400 $21,709,500 $24,509,300 $34,758,800 $40,100,800

2010 TID No. 4 $0 ($978,500) ($539,000) ($313,800) $5,897,600 $11,198,500 $11,886,100 $11,886,100 $11,872,700

2016 TID No. 5 $3,037,800 $8,744,800

Base 
Year

TID TID Increment Value

 Phase 2 of the Lodge at Walnut Grove underconstruction. Completed Phase 2 of the Lodge at Walnut Grove.
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Other TIF Tools
Housing Stock Improvement Program
In 2009, the State of WIsconsin adopted a TID 
policy (Act 28) to assist municipalities with the 
inclusion of affordable housing in the community.  
Wisconsin Tax Incremental Financing legislation 
was amended to allow municipalities to extend 
the life of TIDs for one year after paying off 
the TID’s project costs.  In that year, at least 
75 percent of any tax revenue received from 
the value increment must be used to benefit 
affordable housing in the municipality, and 
the remainder must be used to improve the 
municipality’s housing stock. Affordable housing 
is defined as housing for which housing expenses 
cost no more than 30% of the household’s gross 
monthly income (GMI). The Village could use up 
to 100% of the extension year collection to create 
an affordable low interest housing revolving loan 
fund or a grant program. This type of program 
would enable the Village to assist developers 
with including affordable housing elements into 
projects located throughout the community and 
not just in the TIDs.
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Appendix - TID No. 3
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Appendix - TID No. 4
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Appendix - TID No. 5
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Appendix - Overlapping Impact

 Taxing 
Jurisdiction

% of Mill Rate by 
Jurisdiction

Annual Taxes Collected on 
Base Value Distributed to 

Taxing Jurisdictions

Annual Taxes 
Collected After TID

Increase in Annual Tax 
Collections After TID

School District 51.3% $241,036 $735,697 $494,661

Tech. College 4.9% $23,240 $70,935 $47,694

County 18.0% $84,719 $258,582 $173,863

Local 24.8% $116,670 $356,103 $239,433

Other 0.9% $4,084 $12,465 $8,381

Total 100.0% $469,750 $1,433,783 $964,033

 Taxing 
Jurisdiction

% of Mill Rate by 
Jurisdiction

Annual Taxes Collected on 
Base Value Distributed to 

Taxing Jurisdictions

Annual Taxes 
Collected After TID

Increase in Annual Tax 
Collections After TID

School District 51.3% $93,867 $260,274 $166,408

Tech. College 4.9% $9,050 $25,095 $16,045

County 18.0% $32,992 $91,481 $58,489

Local 24.8% $45,435 $125,982 $80,547

Other 0.9% $1,590 $4,410 $2,819

Total 100.0% $182,934 $507,242 $324,308

 Taxing 
Jurisdiction

% of Mill Rate by 
Jurisdiction

Annual Taxes Collected on 
Base Value Distributed to 

Taxing Jurisdictions

Annual Taxes 
Collected After TID

Increase in Annual Tax 
Collections After TID

School District 51.3% $48,322 $191,217 $142,894

Tech. College 4.9% $4,659 $18,437 $13,778

County 18.0% $16,984 $67,209 $50,224

Local 24.8% $23,390 $92,556 $69,166

Other 0.9% $819 $3,240 $2,421

Total 100.0% $94,174 $372,657 $278,483

Analysis of Impact on Overlying Jurisdiction  Over Maximum Life of TID
Village of Shorewood Hills - TID No. 3

Analysis of Impact on Overlying Jurisdiction  Over Maximum Life of TID
Village of Shorewood Hills - TID No. 4

Percentages based 2016 Tax Bill (payable 2017)

Percentages based 2016 Tax Bill (payable 2017)

Percentages based 2016 Tax Bill (payable 2017)

Analysis of Impact on Overlying Jurisdictio  Over Maximum Life of TID
Village of Shorewood Hills - TID No. 5


