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EXECUTIVE SUMMARY 
 
 

 
 
DESCRIPTION OF ORIGINAL DISTRICT AND PROPOSED TERRITORY 
AMENDMENT 
 

• Original District Purpose.  Tax Incremental District (“TID”) No. 6 (“District”) is an existing 
Rehabilitation district, which was created by a resolution of the City Council  adopted on 
May 15, 2006.   

 
• Additional Amendments.   The District has not been previously amended. 
 
• Purpose of this Amendment.   

 
The City proposes to remove specified parcels from the District whose inclusion will 
negatively affect the District’s overall cash flow.  At this time, it is anticipated these 
parcels will experience declines in property value as of January 1, 2010.  For the 
purposes of the analysis in this Amendment, the subtracted parcels will loose all of their 
improvement value and only the land value will remain.  If this occurs without the 
proposed subtraction, the resulting cash flow of the District is projected to produce a 
negative cumulative fund balance until 2032.  Subtracting the parcels reduces the 
negative impact to the District.  The negative cumulative fund balance is projected to 
remain until 2026 after subtraction.   Subtracting the identified territory would result in an 
anticipated District closure in the year 2027, which is 6 years earlier than the current 
projected pre-subtraction closure year of 2033 (which is the maximum allowed life of the 
District without an extension).  The net present value of the increment projected to occur 
by subtracting these parcels is $635,069 higher than the net present value of the 
increment projected to occur by leaving the territory in the District. 

 
A map, located in Section 3 of this plan, identifies the Territory to be removed and its 
geographic relationship to the existing District’s boundaries. 
 

 
SUMMARY OF FINDINGS 
 

As required by s.66.1105 Wis. Stats., and as documented in this Project Plan Amendment 
and the exhibits contained and referenced herein, the following findings are made:   

 
1. Not less than 50% by area of the real property within the District, as amended, is in need 

of rehabilitation or conservation work within the meaning of Section 66.1337(2m)(b) of 
the Wisconsin Statutes. Furthermore, any property standing vacant for the entire seven 
years preceding adoption of this Resolution does not comprise more than 25% of the 
total of the territory being added is in compliance with Section 66.1105(4)(gm)1. of the 
Wisconsin State Statutes. 
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2. Based upon the findings, as stated above, and the original findings as stated in the 
Creation Resolution, the District remains declared a rehabilitation district based on the 
identification and classification of the property included within the District.  

 
3. The project costs will not change as a result of this amendment.   

 
4. There are no additional improvements as a result of this amendment.  
 
5. The amount of retail business will remain at 75%-100% of the territory within the District 

at the end of the District’s maximum expenditure period. 
 
6. The Project Plan for the District, as amended, is feasible, and is in conformity with the 

Master Plan of the City. 
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TYPE & GENERAL DESCRIPTION OF DISTRICT 
 

 
 
Tax Incremental District No. 6 (the “District”) was created under the authority provided by 
Wisconsin Statutes Section 66.1105 on May 15, 2006 by resolution of the City Council.  The 
District’s valuation date, for purposes of establishing base value, was January 1, 2006.   
 
The existing District is a “Rehabilitation or Conservation District” created on a finding that at 
least 50%, by area, of the real property within the District was is in need of rehabilitation or 
conservation work, as defined in Section 66.1337(2m)(a).  The District will remain in compliance 
with this finding after the subtraction of the Territory identified in this Amendment.  In addition, 
the District will remain in compliance with the “vacant land test,” which requires that property 
standing vacant for seven years immediately preceding adoption of the Creation Resolution for 
this District will not comprise more than 25% of the area in the District in compliance with 
Section 66.1105(4)(gm)1. of the Wisconsin State Statutes.  
 
Wisconsin Statutes Section 66.1105(4)(h)2. provides authority for a City to amend the 
boundaries of an existing Tax Increment District for purposes of adding or subtracting territory 
up to a total of four times during the life of the District.  The boundaries of TID No. 6 have not 
previously been amended.  This Boundary Amendment supplements, and does not supersede 
or replace any component of the original Project Plan, unless specifically stated.  All 
components of the original Project Plan remain in effect. 
 
The City proposes to remove specified parcels from the District whose inclusion will negatively 
affect the District’s overall cash flow.  At this time, it is anticipated these parcels will experience 
declines in property value as of January 1, 2010.  For the purposes of the analysis in this 
Amendment, the subtracted parcels will loose all of their improvement value and only the land 
value will remain.  If this occurs without the proposed subtraction, the resulting cash flow of the 
District is projected to produce a negative cumulative fund balance until 2032.  Subtracting the 
parcels reduces the negative impact to the District.  The negative cumulative fund balance is 
projected to remain until 2026 after subtraction.   Subtracting the identified territory would result 
in an anticipated District closure in the year 2027, which is 6 years earlier than the current 
projected pre-subtraction closure year of 2033 (which is the maximum allowed life of the District 
without an extension).  The net present value of the increment projected to occur by subtracting 
these parcels is $635,069 higher than the net present value of the increment projected to occur 
by leaving the territory in the District. 
 
A map depicting the boundaries of the District is found in Section 3 of this Plan.  Based upon the 
findings as stated above, and the original findings as stated in the Creation Resolution, the 
District remains a rehabilitation district based on the identification and classification of the 
property included within the district.  
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MAP OF ORIGINAL DISTRICT BOUNDARY, WITH TERRITORY 
AMENDMENT AREA IDENTIFIED 
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MAP SHOWING EXISTING USES & CONDITIONS WITHIN THE 
TERRITORY REMAINING 
 

There will be no changes to the existing uses and conditions within the District as a result of this 
amendment. This copy of the Existing Uses and Conditions Map can be found in the Original or 
Project Plan document dated May 16, 2006. 
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PRELIMINARY LIST OF PARCELS WITHIN THE TERRITORY TO BE 
SUBTRACTED FROM THE EXISTING DISTRICT & ANALYSIS 
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STATEMENT OF KIND, NUMBER AND LOCATION OF PROPOSED PUBLIC 
WORKS AND OTHER PROJECTS 
 

 
The project costs will not change, nor are there any additional improvements as a result of this 
amendment.  The statement of kind, number and location of proposed public works and other 
projects as documented in the Original Project Plan dated May 16, 2006 remains in effect. 
 
 
 
 

 
MAP SHOWING PROPOSED IMPROVEMENTS AND USES WITHIN THE 
TERRITORY REMAINING 
 

 
There will be no changes to the proposed improvements within the territory remaining or uses 
within the District as a result of this amendment.   A copy of this map can be found in the 
Original Project Plan document dated May 16, 2006. 
 
 
 
 

 
 
DETAILED LIST OF ADDITIONAL PROJECT COSTS 
 
 

 
The project costs will not change, nor are there any additional improvements as a result of this 
amendment.  The statement of kind, number and location of proposed public works and other 
projects as documented in the Original Project Plan dated May 16, 2006 remains in effect. 
 
 
 
 
 

 
ECONOMIC FEASIBILITY STUDY & A DESCRIPTION OF THE METHODS 
OF FINANCING AND THE TIME WHEN SUCH COSTS OR MONETARY 
OBLIGATIONS RELATED THERETO ARE TO BE INCURRED     

 
The information and exhibits contained within this Section demonstrate that the District, as 
amended by the subtraction of Territory, will remain economically feasible. 
 
The analysis in this section demonstrates the overall cash flow of the District improves by 
subtracting the identified parcels. 

7 

8 
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EQUALIZED VALUATION PROJECTION 
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PLAN IMPLEMENTATION 
 
 
As stated in the original project plan, projects identified will provide the necessary anticipated 
governmental services and/or development incentives to the remaining district.  
 
The order in which expenditures are made should be adjusted in accordance with development 
and execution of developer agreements, if any.  The City reserves the right to alter the 
implementation of this Plan to accomplish this objective. 
 
 
 
 
IMPLEMENTATION & FINANCING TIMELINE 
 
 
There are no proposed changes to the projects or projects costs identified in the Original Project 
Plan dated May 16, 2006. 
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DEVELOPMENT ASSUMPTIONS 
 
The Exhibit A projects declines in property value as of January 1, 2010 for the subtracted 
parcels.  For the purposes of this analysis, the properties will loose all of their improvement 
value and only the land value will remain.   
 
 
Exhibit A 
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DEVELOPMENT ASSUMPTIONS 
 
Exhibit B projects the impact of subtracting parcels prior to September 30, 2009. 
 
 
Exhibit B 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Boundary Amendment 
TID No. 6 

 

 
Page 15  

 
INCREMENT REVENUE PROJECTIONS 
 
Exhibit C projects the tax increment for the District if declines in property value as of January 1, 
2010 for the subtracted parcels occurs.  For the purposes of this analysis, the properties 
become vacant and only the land value remains.   
 
 
Exhibit C 
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INCREMENT REVENUE PROJECTIONS    
 
Exhibit D projects the tax increment for the District if the parcels are subtracted prior to 
September 30, 2009.   
 
 
Exhibit D 
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CASH FLOW (With Declines in Property Values) 
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CASH FLOW (With Subtraction of Properties) 
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ESTIMATE OF REMAINING DISTRICT TO BE DEVOTED TO RETAIL 
BUSINESS 
 

 
The City estimates that approximately 75%-100% of the territory within the District, as amended, 
will be devoted to retail business at the end of the District’s maximum expenditure period.  This 
finding is made to fulfill the reporting requirement as contained in Sections 66.1105(5)(b) and 
66.1105(6)(am)1 of the Wisconsin Statutes. 
 
 
 
 
 
 
 

 
PROPOSED CHANGES IN ZONING ORDINANCES 
 
 

 
The City of Stevens Point does not anticipate the need to change any of its zoning ordinances in 
conjunction with the implementation of this Amended Project Plan. 
 
 
 
 
 
 
 

 
PROPOSED CHANGES IN MASTER PLAN, MAP, BUILDING CODES 
AND CITY OF STEVENS POINT ORDINANCES 
 

 
It is expected that this Plan will be complementary to the City's Master Plan.  There are no 
proposed changes to the master plan, map, building codes or other City of Stevens Point 
ordinances for the implementation of this Plan. 
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RELOCATION 
 
 

Relocation is controlled by State Statutes Chapter 32 and implementing Administrative Codes. 
Those codes define the application of relocation laws and define “public project”. The city will 
comply with Relocation Laws as they apply to property acquisitions. 
 
It is anticipated that there may be a need to relocate persons or businesses in conjunction with 
this Plan.   
 
In the event relocation becomes necessary at some time during the implementation period, the 
City will take the following steps and actions: 
 
Before negotiations begin for the acquisition of property or easements, all property owners will 
be provided an informational pamphlet prepared by the Wisconsin Department of Commerce 
and if any person is to be displaced as a result of the acquisition, they will be given a pamphlet 
on "Relocation Rights".  The City will provide each owner a full narrative appraisal, a map 
showing the owners of all property affected by the proposed project and a list of all or at least 
ten neighboring landowners to whom offers are being made.  The City will file a relocation plan 
with the Department of Commerce and shall keep records as required in Wisconsin Statute 
Section 32.27. 
 
 
 
 

 
ORDERLY DEVELOPMENT AND REDEVELOPMENT OF THE CITY OF 
STEVENS POINT 
 

 
Subtraction of Territory from the District will have no impact on the viability of the original District 
Project Plan as it relates to the orderly development and redevelopment of the City. 
 
The Central Business District still remains a viable area to promote the development and 
redevelopment objectives identified in the Original Project Plan dated May 16, 2009. 
 
 
 
 

 
 
A LIST OF ESTIMATED NON-PROJECT COSTS 
 
 

 
The City does not expect to incur any non-Project Costs in the implementation of this Project 
Plan. 
 
 

14 
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OPINION OF ATTORNEY FOR THE CITY OF STEVENS POINT ADVISING 
WHETHER THE PLAN IS COMPLETE AND COMPLIES WITH WISCONSIN 
STATUTES, SECTION 66.1105 

 
 
 

16 
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EXHIBIT A - CALCULATIONS OF THE SHARE OF PROJECTED TAX 
INCREMENTS ESTIMATED TO BE PAID BY THE OWNERS OF PROPERTY 
IN THE OVERLYING TAXING JURISDICTIONS  
 
 
 
 
 
 
 
 

SEE FOLLOWING PAGE 
 
 
 
 
 
 
Exhibit A1 includes the estimated share of increments paid by each Taxing Jurisdiction if the 
subtraction does occur (see Exhibit D on page 16). 
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Exhibit A1 
 
 
 
 


