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MEMORANDUM 

 

To:  City Plan Commission 

 

From:  Ryan Kernosky, Director of Community Development 

 

Date:  July 6, 2020 

 

RE: Public Hearing regarding the proposed project plan, boundaries and creation 

of Tax Incremental District No. 13  

 

Consideration of “Resolution Designating Proposed Boundaries and 

Approving a Project Plan for Tax Incremental District No. 13, City of Stevens 

Point, Wisconsin” 

   

---------------------- 

 

Background: Community Development Staff have been working diligently over the last 

several months to prepare the attached draft project plan and boundary for the creation of 

Tax Incremental District 13 (TID 13). As part of the approval process, the Plan Commission is 

required to hold a public hearing regarding the proposed plan, boundaries, and creation. 

Further, the Plan Commission shall act on a resolution approving the proposed project plan 

and boundaries.  

 

TID 13 is considered a Blighted District Area, meaning that the City has identified more than 

50 percent of the district is blighted in some way (physical blight, use blight, vacant property 

blight, etc. all count towards that designation). TID 13 encompasses the former “East Pointe 

Park” commercial development along Highway 10 East (former Wal-Mart and Copps 

locations). Many of the proposed projects include property acquisition, environmental testing 

and remediation, demolition, utility and infrastructure improvements or extensions, and 

developer incentives. The proposed project plan serves are a budget for moving forward with 

projects, but individual projects still would need to be approved by the City at a later date. 

In addition to the potential projects, a placeholder for development incentives is included to 

ensure the district cash flows. 

 

Although some may consider encouraging redevelopment of this TID as sprawl, it’s important 

to remind the Commission and Council that this area is already part of the City’s municipal 

boundaries and is already served by municipal utilities and road infrastructure. Increasing 

density in housing or commercial development will assist the City financially in the long-run 

on replacing utilities and roadways. Without establishing a TID in this part of the City, we could 

be forgoing redevelopment of these properties for several years, with no tools to prevent 

further blight and dilapidation.  

 

Overall, it is estimated that total project expenditures of $15.34 million would be undertaken 

over the life of the district. As a result of the creation of this district, it is projected that 



 

stevenspoint.com 

additional land and improvements value of approximately $35.1 million will be created as a 

result of new development, redevelopment, and appreciation in the value of existing 

properties. This would allow the City to close the district five years before the maximum life of 

the district of 27 years. 

 

Tax incremental financing serves as an important tool for local governments in creating 

developments that would not occur “but for” the use of it. Like any tool, it needs to be used 

appropriately. This proposed district focuses on redevelopment of existing areas to make 

them more productive and vibrant, which has been a significant focus for the City over the 

past several years. Proper growth and development will have long-term benefits that 

outweigh the short-term increased costs for these projects.  

 

This district will assist in creating significant, new long-term financial value for the community, 

as well as creating impactful projects that continue to strengthen the reputation of Stevens 

Point, making it a significant player in keeping existing, as well as attracting new residents and 

businesses to the community. 

 

Finally, due to State Laws regulating Tax Incremental Districts, the City is likely going to exceed 

the 12 percent equalized value rule (wherein no more than 12 percent of the City’s total 

equalized value is within TIDs). This will limit the City’s ability to continue to pursue economic 

development and redevelopment into the future for the next several years.  

 

Staff Recommendation: Staff recommends APPROVAL as presented. 



 

 

       
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

June 30, 2020
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SECTION 4:  

 

 

  

City of Stevens Point, Wisconsin
Tax Increment District #13 Hwy 10 East

Base Property Information
Comments

Map Ref # Parcel Number Street Address Owner Acreage

Annexed 

Post 

1/1/04?   

...Indicate 

date

Part of Existing 

TID?    …Indicate 

TID #

Land Imp PP Total

Equalized 

Value Ratio Land Imp PP Total Blighted

Rehab/ 

Conservation Vacant

0 281240836230007 5633 Highway 10 E, Unit: 4,7,F RBR JOINT VENTURE C/O DOYLE ROGERS CO11.25 865,500 283,600 0 1,149,100 90.51% 956,248 313,336 0 1,269,583 11.25 11.25 new parcel for 2020 (281240836230014) 2

1 281240836230006 5657 Highway 10 E RBR JOINT VENTURE C/O ROUNDYS MS-33004.79 516,300 600,800 2,400 1,119,500 90.51% 570,434 663,794 2,652 1,236,880 4.79 0.00 old Roundy's Store 2

2 281240836230012 Highway 10 E RBR JOINT VENTURE 0.85 58,000 0 0 58,000 90.51% 64,081 0 0 64,081 0.85 0.85 road 2

3 281240836230004 5601 Highway 10 E RBR JOINT VENTURE C/O DOYLE ROGERS CO14.86 1,377,000 1,430,700 162,700 2,970,400 90.51% 1,521,379 1,580,709 179,759 3,281,847 14.86 0.00 new parcel for 2020 (281240836230013 & 15) 2

4 281240836240001 Elizabeth Ave CITY OF STEVENS POINT 0.52 0 0 0 90.51% 0 0 0 0 ROW X

5 281240836240002 5707 Highway 10 E FW DEVELOPMENT LLC 5.47 599,800 0 599,800 90.51% 662,689 0 0 662,689 5.47 5.47 vacant land 2

Total Acreage 37.74 3,416,600 2,315,100 165,100 5,896,800 3,774,832 2,557,839 182,411 37.22 0 17.57

98.62% 0.00% 46.56%

Estimated Base Value 6,515,081

Assessment Roll 

Classification?       
(Residential = Class 1, 

Commercial = Class 2, 

Manufacturing = Class 3, Ag = 

Class 4 , Undeveloped = Class 

5, Ag Forest = Class 5M, Forest 

= Class 6, Other = Class 7 & 

Exempt = X)

Property Information Assessment Information Equalized Value District Classification
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SECTION 5:  

  

District Creation Date 7/20/2020

Valuation Data Dollar Percent Valuation Data

Currently Available Charge Change Est. Creation Date

2019

Total EV (TID In) 2,121,130,600 2,121,130,600

12% Test 254,535,672 254,535,672

Increment of Existing TIDs

82,392,600 82,392,600

11,894,100 11,894,100

29,241,200 29,241,200

8,701,700 8,701,700

101,308,000 101,308,000

0

Total Existing Increment 233,537,600 233,537,600

Projected Base of New or Amended District 6,515,081 6,515,081

Less Value of Any Underlying TID Parcels 0 0

Total Value Subject to 12% Test 240,052,681 240,052,681

Compliance PASS PASS

Preliminary

City of Stevens Point, Wisconsin

Tax Increment District #13 Hwy 10 East

Valuation Test Compliance Calculation

TID #6

TID #7

TID #8

TID #9

TID #5
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SECTION 8:  

 

 

  

Phase I Phase II Phase III Various

2025 2030 2035 2020-2048 Total (Note 1)

Project ID Project Name/Type

1 Jefferson St Extension road and utilites 500,000 500,000

2 Algoma St Extension road and utilities 850,000 850,000

3 Ellis St Extension road and utilities 900,000 900,000

4 Amber Ave Extension road and utilities 700,000 700,000

5 Elizabeth Ave Extension road and utilities 700,000 700,000

6 Developer Incentive 2,600,000 3,000,000 2,000,000 7,600,000

7 Stormwater improvements 1,000,000 1,000,000

8 TIF Creation 30,000 30,000

9 Administration 174,225 174,225

10 Financing Costs 2,886,063 2,886,063

Total Projects 5,650,000 4,600,000 2,000,000 3,090,287 15,340,287

Notes:

Note 1 Project costs are estimates and are subject to modification

Preliminary

City of Stevens Point, Wisconsin
Tax Increment District #13 Hwy 10 East

Estimated Project List
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Phase 1 Phase II Phase III Annual Total

1 2020 0 2020 1

2 2021 0 2021 2

3 2022 0 2022 3

4 2023 0 2023 4

5 2024 5,500,000 5,500,000 2024 5

6 2025 2,400,000       2,400,000 2025 6

7 2026 2,400,000       4,000,000 6,400,000 2026 7

8 2027 2,400,000       2,400,000 2027 8

9 2028 2,400,000       3,000,000 5,400,000 2028 9

10 2029 3,000,000 3,000,000 2029 10

11 2030 10,000,000 10,000,000 2030 11

12 2031 0 2031 12

13 2032 0 2032 13

14 2033 0 2033 14

15 2034 0 2034 15

16 2035 0 2035 16

17 2036 0 2036 17

18 2037 0 2037 18

19 2038 0 2038 19

20 2039 0 2039 20

21 2040 0 2040 21

22 2041 0 2041 22

23 2042 0 2042 23

24 2043 0 2043 24

25 2044 0 2044 25

26 2045 0 2045 26

27 2046 0 2046 27

Totals 9,600,000 6,000,000 19,500,000 35,100,000

Notes:

Preliminary

Construction Year Construction Year

City of Stevens Point, Wisconsin

Tax Increment District #13 Hwy 10 East

Development Assumptions
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Type of District Base Value 6,515,081

District Creation Date Appreciation Factor 0.00%

Valuation Date Jan 1, 2020 Base Tax Rate $23.76

Max Life (Years) Rate Adjustment Factor

Expenditure Period/Termination 22 7/20/2042

Revenue Periods/Final Year 27 2048

Extension Eligibility/Years Yes 3 Tax Exempt Discount Rate 3.00%

Eligible Recipient District Taxable Discount Rate 4.50%

Construction 

Year Value Added

Valuation 

Year

Inflation 

Increment

Total 

Increment Revenue Year Tax Rate Tax Increment

1 2020 0 2021 0 0 2022 $23.76 0

2 2021 0 2022 0 0 2023 $23.76 0

3 2022 0 2023 0 0 2024 $23.76 0

4 2023 0 2024 0 0 2025 $23.76 0

5 2024 5,500,000 2025 0 5,500,000 2026 $23.76 130,680

6 2025 2,400,000 2026 0 7,900,000 2027 $23.76 187,703

7 2026 6,400,000 2027 0 14,300,000 2028 $23.76 339,767

8 2027 2,400,000 2028 0 16,700,000 2029 $23.76 396,791

9 2028 5,400,000 2029 0 22,100,000 2030 $23.76 525,094

10 2029 3,000,000 2030 0 25,100,000 2031 $23.76 596,374

11 2030 10,000,000 2031 0 35,100,000 2032 $23.76 833,973

12 2031 0 2032 0 35,100,000 2033 $23.76 833,973

13 2032 0 2033 0 35,100,000 2034 $23.76 833,973

14 2033 0 2034 0 35,100,000 2035 $23.76 833,973

15 2034 0 2035 0 35,100,000 2036 $23.76 833,973

16 2035 0 2036 0 35,100,000 2037 $23.76 833,973

17 2036 0 2037 0 35,100,000 2038 $23.76 833,973

18 2037 0 2038 0 35,100,000 2039 $23.76 833,973

19 2038 0 2039 0 35,100,000 2040 $23.76 833,973

20 2039 0 2040 0 35,100,000 2041 $23.76 833,973

21 2040 0 2041 0 35,100,000 2042 $23.76 833,973

22 2041 0 2042 0 35,100,000 2043 $23.76 833,973

23 2042 0 2043 0 35,100,000 2044 $23.76 833,973

24 2043 0 2044 0 35,100,000 2045 $23.76 833,973

25 2044 0 2045 0 35,100,000 2046 $23.76 833,973

26 2045 0 2046 0 35,100,000 2047 $23.76 833,973

27 2046 0 2047 0 35,100,000 2048 $23.76 833,973

Totals 35,100,000 0 Future Value of Increment 16,353,948

Notes:

Actual results will vary depending on development, inflation of overall tax rates.

NPV calculations represent estimated amount of funds that could be borrowed (including project cost, capitalized interest and issuance costs).

City of Stevens Point, Wisconsin

Tax Increment District #13 Hwy 10 East

Tax Increment Projection Worksheet

Rehabilitation

July 20, 2020

27

Yes
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G.O. Bond

Taxable G.O. 

Bond

Municipal 

Revenue 

Obligation 

(MRO) G.O. Bond

Taxable G.O. 

Bond

Municipal 

Revenue 

Obligation 

(MRO)

Municipal 

Revenue 

Obligation 

(MRO)

2025 2025 2025 2030 2030 2030 2035 Totals

Projects

Phase I 3,050,000 1,300,000 1,300,000 5,650,000

Phase II 1,600,000 1,500,000 1,500,000 4,600,000

Phase III 2,000,000 2,000,000

Phase IV 0

Phase V 0

Total Project Funds 3,050,000 1,300,000 1,300,000 1,600,000 1,500,000 1,500,000 2,000,000 12,250,000

Estimated Finance Related Expenses

Municipal Advisor 26,000 19,700 21,300 20,700

Bond Counsel 12,000 11,500 11,500 11,500

Rating Agency Fee 13,000 13,000 13,500 14,000

Paying Agent 850 850 850 850

Underwriter Discount 12.50 39,250 12.50 17,063 12.50 20,875 12.50 19,563

Debt Service Reserve

Capitalized Interest

Total Financing Required 3,141,100 1,362,113 1,300,000 1,668,025 1,566,613 1,500,000 2,000,000

Estimated Interest 0.25% (3,813) 0.25% (1,625) 0 0.25% (2,000) 0.25% (1,875) 0 0

Assumed spend down (months) 6 6 6 6

Rounding 2,713 4,513 0 3,975 263 0 0

Net Issue Size 3,140,000 1,365,000 1,300,000 1,670,000 1,565,000 1,500,000 2,000,000 9,740,000

Notes:

Preliminary

City of Stevens Point, Wisconsin

Tax Increment District #13 Hwy 10 East

Estimated Financing Plan
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City of Stevens Point, Wisconsin
Tax Increment District #13 Hwy 10 East

Cash Flow Projection

Year

Dated Date:  Dated Date:  Dated Date:  Dated Date:  

Principal Interest Principal Interest Principal Interest Principal Interest Year

2020 0 30,000 30,000 (30,000) (30,000) 2020

2021 0 0 0 (30,000) 2021

2022 0 0 0 0 (30,000) 2022

2023 0 0 0 0 (30,000) 2023

2024 0 0 0 0 (30,000) 2024

2025 0 0 0 0 (30,000) 12,905,000 2025

2026 130,680 130,680 88,443 35,485 5,000 128,928 1,752 (28,248) 12,905,000 2026

2027 187,703 187,703 25,000 88,443 35,485 5,100 154,028 33,676 5,428 12,880,000 2027

2028 339,767 339,767 50,000 87,980 35,485 25,000 5,202 203,667 136,100 141,528 12,805,000 2028

2029 396,791 396,791 75,000 87,005 25,000 35,485 30,000 5,306 257,796 138,995 280,522 12,675,000 2029

2030 525,094 525,094 100,000 85,505 60,000 35,060 40,000 5,412 325,977 199,117 479,639 12,475,000 2030

2031 596,374 596,374 110,000 83,355 80,000 33,920 40,000 62,623 25,000 57,010 45,000 50,000 5,520 592,428 3,946 483,585 12,125,000 2031

2032 833,973 833,973 120,000 80,880 100,000 32,400 100,000 61,403 65,000 56,035 50,000 65,000 5,631 736,348 97,625 581,210 11,625,000 2032

2033 833,973 833,973 130,000 78,060 100,000 30,300 100,000 58,303 75,000 54,313 60,000 80,000 5,743 771,718 62,255 643,464 11,080,000 2033

2034 833,973 833,973 140,000 74,875 100,000 28,200 100,000 55,103 100,000 52,100 70,000 80,000 5,858 806,136 27,837 671,301 10,490,000 2034

2035 833,973 833,973 150,000 71,375 100,000 25,850 100,000 51,853 100,000 49,150 70,000 90,000 5,975 814,203 19,770 691,071 9,880,000 2035

2036 833,973 833,973 160,000 67,475 100,000 23,500 100,000 48,453 100,000 46,000 70,000 90,000 6,095 811,522 22,450 713,522 9,260,000 2036

2037 833,973 833,973 170,000 62,995 100,000 20,900 100,000 44,953 100,000 42,850 70,000 90,000 20,000 6,217 827,914 6,059 719,580 8,610,000 2037

2038 833,973 833,973 180,000 58,235 100,000 18,300 100,000 41,353 100,000 39,500 70,000 90,000 20,000 6,341 823,729 10,244 729,824 7,950,000 2038

2039 833,973 833,973 200,000 53,195 100,000 15,450 100,000 37,653 100,000 36,150 70,000 90,000 20,000 6,468 828,916 5,057 734,882 7,270,000 2039

2040 833,973 833,973 220,000 47,595 100,000 12,600 100,000 33,903 100,000 32,550 70,000 90,000 20,000 6,597 833,245 728 735,610 6,570,000 2040

2041 833,973 833,973 240,000 41,105 100,000 9,600 100,000 30,053 100,000 28,950 70,000 90,000 20,000 6,729 836,437 (2,464) 733,146 5,850,000 2041

2042 833,973 833,973 250,000 34,025 100,000 6,500 100,000 26,003 100,000 25,100 70,000 90,000 25,000 6,864 833,491 482 733,628 5,115,000 2042

2043 833,973 833,973 260,000 26,650 100,000 3,300 100,000 21,953 100,000 21,250 70,000 90,000 30,000 7,001 830,154 3,819 737,447 4,365,000 2043

2044 833,973 833,973 270,000 18,200 105,000 17,903 100,000 17,150 70,000 100,000 100,000 7,141 805,394 28,579 766,026 3,620,000 2044

2045 833,973 833,973 290,000 9,425 105,000 13,650 100,000 13,050 70,000 100,000 100,000 7,284 808,409 25,564 791,590 2,855,000 2045

2046 833,973 833,973 110,000 9,240 100,000 8,800 70,000 180,000 200,000 7,430 685,470 148,503 940,093 2,195,000 2046

2047 833,973 833,973 110,000 4,620 100,000 4,450 70,000 200,000 500,000 7,578 996,648 (162,675) 777,418 1,215,000 2047

2048 833,973 833,973 0 0 0 0 70,000 200,000 945,000 7,730 1,222,730 (388,757) 388,661 0 2048

Total 16,353,948 16,353,948 3,140,000 1,244,820 1,365,000 437,820 1,670,000 619,015 1,565,000 584,408 1,300,000 1,865,000 2,000,000 174,225 15,965,287 Total

Notes:

Preliminary

Projected Revenues

Tax 

Increments

Total 

Revenues

Balances

MRO 2025 MRO 2030 Admin.

Expenditures

G.O. Bond

1,670,000

09/01/30

Taxable G.O. Bond

1,565,000

09/01/30

G.O. Bond

3,140,000

09/01/25

Taxable G.O. Bond

1,365,000

09/01/25 Total 

Expenditures Annual Cumulative

Principal & 

MRO 

OutstandingMRO 2035

Projected TID Closure
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SECTION 17:  

Statement of Taxes Data Year: 2019

Percentage

County 9,754,482 21.75%

Special District 0 0.00%

Municipality 17,006,643 37.92%

School District 16,319,327 36.39%

Technical College 1,768,593 3.94%

Total 44,849,045

Revenue Year County Special District Municipality School District

Technical 

College 0 Total Revenue Year

2022 0 0 0 0 0 0 0 2022

2023 0 0 0 0 0 0 0 2023

2024 0 0 0 0 0 0 0 2024

2025 0 0 0 0 0 0 0 2025

2026 28,422 0 49,553 47,551 5,153 0 130,680 2026

2027 40,825 0 71,177 68,300 7,402 0 187,703 2027

2028 73,898 0 128,839 123,632 13,398 0 339,767 2028

2029 86,300 0 150,462 144,381 15,647 0 396,791 2029

2030 114,206 0 199,114 191,067 20,707 0 525,094 2030

2031 129,709 0 226,143 217,004 23,518 0 596,374 2031

2032 181,386 0 316,240 303,460 32,887 0 833,973 2032

2033 181,386 0 316,240 303,460 32,887 0 833,973 2033

2034 181,386 0 316,240 303,460 32,887 0 833,973 2034

2035 181,386 0 316,240 303,460 32,887 0 833,973 2035

2036 181,386 0 316,240 303,460 32,887 0 833,973 2036

2037 181,386 0 316,240 303,460 32,887 0 833,973 2037

2038 181,386 0 316,240 303,460 32,887 0 833,973 2038

2039 181,386 0 316,240 303,460 32,887 0 833,973 2039

2040 181,386 0 316,240 303,460 32,887 0 833,973 2040

2041 181,386 0 316,240 303,460 32,887 0 833,973 2041

2042 181,386 0 316,240 303,460 32,887 0 833,973 2042

2043 181,386 0 316,240 303,460 32,887 0 833,973 2043

2044 181,386 0 316,240 303,460 32,887 0 833,973 2044

2045 181,386 0 316,240 303,460 32,887 0 833,973 2045

2046 181,386 0 316,240 303,460 32,887 0 833,973 2046

2047 181,386 0 316,240 303,460 32,887 0 833,973 2047

2048 181,386 0 316,240 303,460 32,887 0 833,973 2048

3,556,916 0 6,201,375 5,950,749 644,907 0 16,353,948

Notes:

The projection shown above is provided to meet the requirments of Wisconsin Statute 66.1105(4)(i)4.

Estimated portion of taxes that owners of taxable property in each taxing jurisdiction overlaying district would pay by 

jurisdiction.
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 RESOLUTION NO. _______ 
 

RESOLUTION DESIGNATING PROPOSED BOUNDARIES 
AND APPROVING A PROJECT PLAN  

FOR TAX INCREMENTAL DISTRICT NO. 13, 
CITY OF STEVENS POINT, WISCONSIN 

 

WHEREAS, the City of Stevens Point (the “City”) has determined that use of Tax Incremental 

Financing is required to promote development and redevelopment within the City; and 

 

WHEREAS, Tax Incremental District No. 13 (the “District”) is proposed to be created by the 

City as a blighted area district in accordance with the provisions of Wisconsin Statutes Section 66.1105 

(the "Tax Increment Law"); and 

 

 WHEREAS, a Project Plan for the District has been prepared that includes: 

 

a. A statement listing of the kind, number and location of all proposed public works or 

improvements within the District, or to the extent provided in Wisconsin Statutes Sections 

66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District; 

b. An economic feasibility study; 

c. A detailed list of estimated project costs; 

d. A description of the methods of financing all estimated project costs and the time when the 

related costs or monetary obligations are to be incurred; 

e. A map showing existing uses and conditions of real property in the District; 

f. A map showing proposed improvements and uses in the District; 

g. Proposed changes of zoning ordinances, master plan, map, building codes and City 

ordinances;  

h. A list of estimated non-project costs; 

i. A statement of the proposed plan for relocation of any persons to be displaced; 

j. A statement indicating how the District promotes the orderly development of the City; 

k. An opinion of the City Attorney or of an attorney retained by the City advising that the plan 

is complete and complies with Wisconsin Statutes Section 66.1105(4)(f). 

 

 WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to owners of 

all property in the proposed District, to the chief executive officers of Portage County, the Stevens Point 

Area School District, and the Mid State Technical College District, and any other entities having the 

power to levy taxes on property located within the District, in accordance with the procedures specified in 

the Tax Increment Law; and 

 

 WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the Plan 

Commission, on July 6, 2020 held a public hearing concerning the project plan and boundaries and 

proposed creation of the District, providing interested parties a reasonable opportunity to express their 

views thereon. 

  

 NOW, THEREFORE, BE IT RESOLVED by the Plan Commission of the City of Stevens Point that: 

 

 1. It recommends to the Common Council that Tax Incremental District No. 13 be created with 

boundaries as designated in Exhibit A of this Resolution.   

 

 2. It approves and adopts the Project Plan for the District, attached as Exhibit B, and 

recommends its approval to the Common Council. 

 

 3. Creation of the District promotes orderly development in the City. 
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Adopted this 6th day of July, 2020. 

 

 

 

 

 

 

      _________________________________________ 

      Mike Wiza, Chairperson of the Plan Commission   

 

 

 

 

 

 

 

 

 

_______________________________________________ 

Ryan Kernosky, Secretary of the Plan Commission 
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EXHIBIT A - 
 
 
 
 
  

LEGAL BOUNDARY DESCRIPTION OR MAP OF  
TAX INCREMENTAL DISTRICT NO. 13 

CITY OF STEVENS POINT 
 

 
 
 
 
 
 
 
 

THIS CAN BE FOUND IN THE PROJECT PLAN 
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EXHIBIT B -  
 
 
 
 
 

PROJECT PLAN 
 
 
 
 
 
 
 
 
 
 
 

  


