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ISTORY

This report summarizes the financial
expenditures and projections for Tax Increment
Districts (TID) No. 3, No. 4, and No. 5in 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
of 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 intfo a mixed-use hub
at the western edge of the Village. In 2016, the
Village took steps to create an overlapping TID
(TID No. 5) to facilitate the redevelopment of the
Pyare building in the Village.

Revenue Impacts to the Tax Increment Districts
On March 24, 2014, the Wisconsin Legislature
approved ACT 145 which shifted a portion of the
funding for tech colleges from property taxes to
state aids. This shift reduced the tech college tax
rate by an average of $0.89/$1,000 of valuation.
On March 3, 2016, the Wisconsin Legislature
approved ACT 254 which allows municipalities
to amend their Project Plan to request a three-
year extension to a TIDs life if tax increments
were reduced by ACT 145 above. As shown

on the table right, the increased state funding
to technical colleges lowered the mill rate for
Technical College and negatively impacted the
TID increment.

Change
Operational Percent
Between
Mill Rate Change
Years
2018-2019
(Budget) 0.52244 0.00%03 1.76%
2007-2018 0.51343 0.00167 0.33%
2016-2017 0.51178 0.00355 0.70%
2015-2016 0.50821 0.00793 1.59%
2014-2015 0.50028 -0.89373 -64.11%
2013-2074 1.39401

The annual impact of the ACT 145 to the Village
of Shorewood Hills TIDs is a loss of approximately
$51,500 (TID No. 3: $41,500 and TID No. 4: $10,000).
TID No. 5 was created adter ACT 145.

Reassessment and Mill Rate Change Impacts
The recent Village-wide reassessment brought
the Village property assessment ratio closer to 100
percent. The impact of this evaluation facilitated
a mill rate reduction of nearly 8.82 percent. For
the Village as a whole, the evaluation and mill
rate calculations are infended to adjust the
property values closer to the actual values.
Consequently, it is vitally important to note that
a Tax Increment District is only a subset of the
Village and each district could be impacted
more or less adversely as a result of the
revaluation on individual properties and any mill
rate changes for the entire Village.

The annual impact of the increased property
values and reduced mill rates to the Village of
Shorewood Hills TIDs is a loss of approximately as
follows:

1. TID No. 3: $25,613
2. TID No. 4: $20,607
3. TID No. 5: $18,215

This assumes 2017 assessed values.

2017 Tax Long-Term
TID # [ 2017 Other 2017 Long-Term 2017 Uses of 2017 Year-End Outstanding
Collected Revenue Debt Issued Funds Fund Balance |[Debt (P&l) as of
12/31/2017
TDNo.3 [ § 520,907.00] $ 307.971.00| $ 149,515.00( $§ 737.353.00| $ 86,729 | $ 5,170,272
TDNo.4 [ §  252,620.00| $ 2712500 $ 220,485.00( $  388,308.00| $ (110,024)] $ 1,339,204
TDNo.5 | $ -1 8 -1s HE 1,943.00] $ 19.450)| $ -




TAX INCREMENT DISTRICT NO.3

Statement of Change

TID No. 3 remains in a good financial condition,
but the Village is becoming more cautious as

the TID moves closer to the final years of the
expenditure period and ultimately the TID Closure.
TID revenues continue to climb as redevelopment
projects start to impact the revenue calculations
as they research full value. The Village recently
approved the construction of a new mix-use
office complex along Marshall Court that did not
request any TIF assistance. The redevelopment will
assist in the future TID performance.

Tax Increment District No. 3 Projections and
Changes since 2017

The Village reassessment and mill rate reductions
resulted in lower TID revenues than the previous
projections. The impact of the Village-wide
reassessment when combined with the mill

rate reduction, the annual projected revenue
decreased by approximately $25,613. The TID is
projected to end with approximately $241,000 in
surplus with the following assumptions:

4. Approximately $1,900,000 in borrowing for
capital improvements (2019 for bike path
construction Marshall Court reconstruction,
Land Acquisition, University Avenue Eng/
Design, etfc.);

5. Approximately $1,915,000 in borrowing
for capital improvements (2021 for the
reconstruction of University Avenue);

6. $30,000 in annual planned expenses until
2023;

7. Property values appreciate at 1% per year;

8. The current mill rate appreciate at 1% per
year;

9. Two remaining development municipal
revenue obligations; and

10.  Final year taxes collected in 2029.

The assumptions include an additional borrowing
cycle than the previous annual summary. The
proposed borrowing is included in the TID project
plan.

Remaining Development Opportunities
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 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 of
these 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 $1,236,000.
The Village currently has a 26.5% share that
would add nearly $340,000 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.

Completed Arbor Crossing and a portion of Marshall Court



TAX INCREMENT DISTRICT NO.4

Statement of Change

Since 2014, the TID has remained stable until the
recent Village-wide reassessment. 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.

Tax Increment District No. 4 Projections and
Changes since 2017

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 stable over the next few years
and would only change with property value
depreciation or appreciation or changes in

the mill rate. The impact of the Village-wide
reassessment increased the total district value by
$670,400; however, when combined with the mill
rate reduction, the annual projected revenue
decreased by approximately $20,607.

The TID is projected to end with approximately
$85,000 in surplus with the following assumptions:

1. Approximately $410,000 in borrowing (2019
for the street light installation, general fund
repayment)

2. Property values appreciate at 1% per year;

3. The current mill rate appreciate at 1% per
year;

4. $900,000 in fotal municipal revenue
obligations;

5. Final year taxes collected in 2031.

Remaining Development Opportunities
None

Life After TID No. 4

Continuing with the previously listed assumptions,
the annual tax collection increase after TID No.

4 closure would be approximately $300,000. The
Village currently has a 26.5% share that would
add nearly $78,500 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.

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.

Tax Increment District No. 4 Projections and
Changes since 2017

Phase 2 of Walnut Grove was completed in
July 2017; however, the Village will not realize
the fullimpact of the redevelopment until 2019.
The impact of the Village-wide reassessment
increased the total district value by $15%,000;
however, when combined with the mill rate
reduction, the annual projected revenue
decreased by approximately $18,215.

The TID is projected to end with approximately
$640,000 in surplus with the following assumptions:

1. Property values appreciate at 1% per year;

2. The current mill rate appreciate at 1% per
year;

3. $2,490,000 in municipal revenue obligations;

4. No further TID expenditures are made;

5. Final year taxes collected in 2045.

Remaining Development Opportunities
None

Life After TID No. 5

The annual tax collection increase after TID No.
5 closure would be approximately $283,000. The
Village currently has a 26.5% share that would
add nearly $75,000 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.



Base TID

TID Increment Value

Year
2008 2009 2010 2011 2012

2019

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 $34,758,400 $38,902,000 $40,100,800

2010 [ TID No. 4 $0 (8978,500) | ($539,000)

($313,800)

$5,897,600 $7,903,307 $7,903,307 $9,229,800 $9,900,200 $11,872,700

2016 | TID No. 5

$3,040,400 $6,886,400 $8,744,800

Village of Shorewood Hills:
TID Increment Value
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Housing Stock Improvement Program

In 2009, the State of Wsconsin 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, atf 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.

Year

Donor Allocation

Tech College Extension and Donor Allocation
The Village TIDs have had revenue impacts from
both the State of Wisconsin 2014 ACT 145 which
shifted a portfion of the funding for tech colleges
from property taxes to state aids and the 2017
Village reassessment and mill rate reduction.

As a result, the Village should work with the

Joint Review Board to discuss the possibility of
ufilizing the three-year technology extension

for TIDs No. 3 and No. 4. Pursuant to the Tax
Incremental Financing Manual on the DOR
website, if the Village provides an independent
audit showing the TID cannot repay project costs
within its maximum life, the JRB must approve
the extension. Without an independent audit
documenting a shortfall, it is the sole discretion
of the Joint Review Board whether to grant the
extension.

Furthermore, the Village should also work with
the Joint Review Board to discuss the possibility
of revenue sharing between existing TID should
any of the districts begin to over perform o help
ensure the Village pays off existing or planned
debft prior to the mandatory TID closures
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Analysis of Impact on Overlying Jurisdiction Over Maximum Life of TID
Village of Shorewood Hills - TID No. 3

Annual Taxes Collected on

Taxing % of Mill Rate by Base Value Distributed to Annual Taxes Increase in Annual Tax
Jurisdiction Jurisdiction Taxing Jurisdictions* Collected After TID | Collections After TID
School District 50.1% $214,539 $857,893 $643,354
Tech. College 4.9% $21,060 $84,214 $63,154
County 18.5% $79,247 $316,892 $237,645
Local 26.5% $113,482 $453,789 $340,307

Total 100.0% $428,329 $1,712,788 $1,284,460

Percentages based 2017 Tax Bill (payable 2018)
* Assumes current rate

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

Annual Taxes Collected on

Taxing % of Mill Rate by Base Value Distributed to Annual Taxes Increase in Annual Tax
Jurisdiction Jurisdiction Taxing Jurisdictions* Collected After TID | Collections After TID
School District 50.1% $83,548 $232,290 $148,743
Tech. College 4.9% $8,201 $22,803 $14,601
County 18.5% $30,861 $85,804 $54,943
Local 26.5% $44,193 $122,872 $78,679

Total 100.0% $166,804 $463,769 $296,965

Percentages based 2017 Tax Bill (payable 2018)
* Assumes current rate

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

Annual Taxes Collected on

Taxing % of Mill Rate by Base Value Distributed to Annual Taxes Increase in Annual Tax
Jurisdiction Jurisdiction . C e Collected After TID | Collections After TID
Taxing Jurisdictions
School District 50.1% $42,985 $185,171 $142,186
Tech. College 4.9% $4,220 $18,177 $13,958
County 18.5% $15,878 $68,399 $52,521
Local 26.5% $22,737 $97,948 $75,211
Total 100.0% $85,819 $369,695 $283,876

Percentages based 2017 Tax Bill (payable 2018)
* Assumes current rate
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