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EXECUTIVE SUMMARY 
 
 

 
DESCRIPTION OF ORIGINAL DISTRICT AND PROPOSED AMENDMENT 
 

• Original District Purpose.   
 

o Tax Incremental District No. 2 (the “TID” or “Donor District”) was created by a 
resolution of the Common Council adopted on June 24, 1983 for purposes of 
conserving and rehabilitating property within the TID.  Projects undertaken within the 
TID in furtherance of its Project Plan objectives included provision of shore land 
protection, construction of a marina and bulkhead, and creation of a park area and 
pedestrian walkway along Christopher Columbus Causeway. 

 
• Subsequent Amendments.  
 

o The TID was amended on October 16, 2001 to allow it to allocate positive tax 
increments to Tax Incremental Districts No. 3, No. 5, No. 6 and No. 8 for a period of 
five years. 

 
o The TID was amended on May 6, 2008 to allow it to allocate positive tax increments 

to Tax Incremental Districts No. 3, No. 6 and No. 8.  As part of this amendment, the 
Project Plans of Tax Incremental Districts No. 5 and No. 7 were also amended to 
allow those districts to similarly allocate positive tax increments to the same 
recipients. 

 
• Status of Allocations to Other Districts. 
 

o As of January 1, 2010, Tax Incremental District’s No. 3, No. 6 and No. 8 have 
generated tax increments or other revenues sufficient to pay their project costs on a 
current and/or projected basis.  The City does not anticipate a need to further 
allocate any increments from the TID to these districts. 

 
• Purpose of This Amendment.  
 

o On November 12, 2009, Wisconsin Act 67 was enacted.  Provisions of this act allow 
Tax Incremental District No. 2 in the City of Racine to remain open for 37 years, and 
to make expenditures for a period of 32 years from the date of its original creation. 

 
o The purpose of this amendment is two-fold: 

 
 To extend the life of the TID for a period of 10 years (to June 23, 2020) as 

authorized by Wisconsin Act 67. 
 

 To authorize the TID to allocate positive tax increments with Tax 
Incremental District No. 14 (the “Recipient District) under the provisions of 
Wisconsin Statues 66.1105(6)(f).  
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• Additional Expenditures 

 
o Other than allocation of positive tax increments to the Recipient District, the City 

does not expect to incur additional project costs, other than costs associated with the 
ongoing maintenance of the TID including DOR annual fees, accounting and audit 
charges, legal expense and other professional services. 

 
o The TID is projected to generate $14.23 million in tax increments, investment income 

and exempt computer aids beginning with the 2009 tax levy and ending with the 
2020 tax levy.  These amounts would be available to the Recipient District.  

 
• Economic Development.    

 
Authorizing the Donor District to share increments with the Recipient District will provide 
additional resources needed to assist the Recipient District in accomplishing the 
economic development goals set forth in its Project Plan.  Without this assistance, it is 
unlikely this will happen, or will happen within the timeframe, or at the levels originally 
projected.  The application of the Donor District’s surplus increment, as permitted by 
Wisconsin Statutes, promotes the overall economic development of the City to the 
benefit of all overlapping taxing jurisdictions. 

 
• Expected Termination of District.  The Donor District has a maximum statutory life of 37, 

years, and must close not later than June 23, 2020, resulting in a final collection of 
increment in budget year 2021.   

 
 
SUMMARY OF FINDINGS 
 
As required by Wisconsin Statutes 66.1105, and as documented in this Project Plan 
Amendment and the exhibits contained and referenced herein, the following findings are made: 
 
1. That “but for” amendment of the Donor District’s Project Plan, the economic 

development objectives of the Recipient District’s Project Plan will not be achieved.  
In evaluating the appropriateness of the proposed amendment, the Joint Review Board must 
consider “(w)hether the development expected in the tax incremental district would occur 
without the use of tax incremental financing” customarily referred to as the “but for” test.  
Since the purpose of this amendment is to allow for the sharing of the Donor District’s 
increment with the Recipient District, this test cannot be applied in the conventional way.  
The Joint Review Board has previously concluded, in the case of both the Donor District and 
the Recipient District, that the “but for” test was met.  As demonstrated in the Economic 
Feasibility section of this Project Plan Amendment, the up front costs of providing the 
necessary infrastructure to facilitate redevelopment within the Recipient District would create 
a significant financial burden for City taxpayers.  Since all taxing jurisdictions will ultimately 
share in the benefit of the redevelopment projects and increased tax base, it is appropriate 
for all taxing jurisdictions to continue to share in the costs to implement them.  Accordingly, 
the City finds that it is reasonable to conclude the “but for” test continues to be satisfied. 
Finding Required by Wisconsin Statutes 66.1105(4m)(c)1.a.   
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2. The economic benefits of amending the Donor District, as measured by increased 

employment, business and personal income, and property value, are sufficient to 
compensate for the cost of the improvements.  Tax increment collections in the Donor 
District are already sufficient to pay for the cost of all improvements made in the District, 
thus allowing for this District to become a donor. Finding Required by Wisconsin Statutes 
66.1105(4m)(c)1.b.  

 
3. The benefits of the proposal outweigh the anticipated tax increments to be paid by 

the owners of property in the overlying taxing jurisdictions.  Given that it is likely that 
the Recipient District will not achieve all of the objectives of its Project Plan without the 
ability to share in the surplus increments of the Donor District (see finding # 1), and since 
the District is expected to generate additional economic benefits that are more than 
sufficient to compensate for the additional cost of the improvements (see Finding #2), the 
City reasonably concludes that the overall additional benefits of the District outweigh the 
anticipated tax increments to be paid by the owners of property in the overlying taxing 
jurisdictions.  It is further concluded that since the “but for” test is satisfied, there would, in 
fact, be no foregone tax increments to be paid in the event the Project Plan is not amended. 
Finding Required by Wisconsin Statutes 66.1105(4m)(c)1.c.  

 
4. The boundaries of the District are not being amended.  At the time of creation, not less than 

50%, by area, of the real property within the District was in need of rehabilitation or 
conservation work within the meaning of Section 66.1337(2m)(b) of the Wisconsin Statutes. 
At the time of adoption of the creation resolution for this District, and any subsequent 
resolutions amending its boundaries, any property standing vacant for seven years 
immediately preceding adoption of the resolution(s) did not comprise more than 25% of the 
total area in the District as required by Section 66.1105(4)(gm)1 of the Wisconsin State 
Statutes. 

 
5. Based upon the findings as stated in 4. above, and the original findings as stated in the 

Creation Resolution and in any subsequent resolutions amending the District, the District 
remains declared a rehabilitation and conservation district based on the identification and 
classification of the property included within the district.  

 
6. The Project Costs of the District relate directly to promoting the rehabilitation of the area 

consistent with the purpose for which the District was created.   The project costs will not 
change as a result of this amendment.    

 
7. The improvements of such area are likely to enhance significantly the value of substantially 

all of the other real property in the District.  There are no additional improvements as a result 
of this amendment.  

 
8. The City estimates that less than 35% of the territory within the District will be devoted to 

retail business at the end of the District’s maximum expenditure period, pursuant to Section 
66.1105(5)(b) of the Wisconsin Statutes.   The amount of retail business will not change as 
a result of this amendment. 

 
9. 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. 2 was created under the authority provided by Wisconsin Statutes 
Section 66.1105 on June 24, 1983 by resolution of the Common Council. The District’s valuation 
date, for purposes of establishing base value, was January 1, 1983.   
 
The 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) of the Wisconsin Statutes.  At the time of adoption 
of the creation resolution for this District, any property standing vacant for seven years 
immediately preceding adoption of the resolution did not comprise more than 25% of the total 
area in the District required by Section 66.1105(4)(gm)1 of the Wisconsin State Statutes.  Since 
this amendment does not add any territory to the District, the District remains in compliance with 
these provisions. 
 
This Project Plan Amendment supplements, and does not supersede or replace any component 
of the original Project Plan, or any component of previously adopted Project Plan Amendments, 
unless specifically stated.  All components of the original Project Plan, and its previously 
adopted Project Plan Amendments, remain in effect. 
 
A map depicting the current boundaries of the District is found in Section 3 of this Plan.  Based 
upon the findings stated above, the original findings stated in the Creation Resolution, and the 
findings contained in subsequent resolutions amending the Project Plan of the District, the 
District remains a rehabilitation or conservation district based on the identification and 
classification of the property included within it.  
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MAP OF CURRENT DISTRICT BOUNDARIES (DONOR & RECIPIENT) 
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MAPS SHOWING EXISTING USES & CONDITIONS 
(FROM ORIGINAL PROJECT PLAN) 
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6 

 
 
EQUALIZED VALUE TEST 
 
 

 
No additional territory will be added to the District.  Demonstration of compliance with the 
equalized value test is not required for this Amendment. 
 
 

 
STATEMENT OF KIND, NUMBER AND LOCATION OF PROPOSED 
PUBLIC WORKS AND OTHER PROJECTS 
 

 
This amendment provides the authority for the Donor District to allocate surplus increments with 
the Recipient District.  No new project costs are involved, and the statement of kind, number 
and location of proposed public works and other projects as documented in the Original Project 
Plan adopted June 4, 1983 remains in effect.  As permitted by the original Project Plan 
document, the City may continue to incur project costs associated with the ongoing 
maintenance of the TID including DOR annual fees, accounting and audit charges, legal 
expense and other professional services. 
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MAP SHOWING PROPOSED IMPROVEMENTS AND USES 
(FROM ORIGINAL PROJECT PLAN) 
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DETAILED LIST OF PROJECT COSTS 
 
 

This amendment provides the authority for the Donor District to allocate surplus increments with 
the Recipient District.  No new project costs are involved, and the statement of kind, number 
and location of proposed public works and other projects as documented in the Original Project 
Plan adopted June 4, 1983 remains in effect.  As permitted by the original Project Plan 
document, the City may continue to incur project costs associated with the ongoing 
maintenance of the TID including DOR annual fees, accounting and audit charges, legal 
expense and other professional services. 
 

 
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     

 
 
On November 12, 2009, Wisconsin Act 67 was enacted.  Provisions of this act allow Tax 
Incremental District No. 2 in the City of Racine to remain open for 37 years, and to make 
expenditures for a period of 32 years from the date of its original creation.  The first purpose of 
this amendment is to extend the life of the TID for a period of 10 years (to June 23, 2020) as 
authorized by Wisconsin Act 67. 
 
The second purpose of this Project Plan Amendment is to allow the Donor District to allocate 
positive tax increments to the Recipient District.  The authority for this Amendment is Wisconsin 
Statutes 66.1105(6)(f) which provides for the allocation of increments providing that the 
following are true:   
 

• The Donor District and the Recipient District have the same overlying taxing 
jurisdictions. 

 
• The allocation of tax increments is approved by the Joint Review Board. 
 
• The Donor District is able to demonstrate, based on the positive tax increments that are 

currently generated, that it has sufficient revenues to pay for all project costs that have 
been incurred under the Project Plan for that District and sufficient surplus revenues to 
pay for some of the eligible costs of the Recipient District. 

 
• The Recipient District was created upon a finding that not less than 50 percent, by area, 

of the real property within the District is blighted or in need of rehabilitation, or the project 
costs in the District are used to create, provide, or rehabilitate low-cost housing or to 
remediate environmental contamination.  

 
The Exhibits following this section demonstrate that the Donor District is generating sufficient 
tax increments to pay for its project costs, and that surplus increments remain that can be 
allocated to pay some of the project costs of the Recipient District.  Accordingly, the statutory 
criteria under which this amendment can be approved are met. 
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DEVELOPMENT ASSUMPTIONS (DONOR AND RECIPIENT DISTRICTS) 
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INCREMENT REVENUE PROJECTIONS (DONOR DISTRICT)    
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INCREMENT REVENUE PROJECTIONS (RECIPIENT DISTRICT) 
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CASH FLOW (DONOR DISTRICT) 
 
 
 
 
 



Project Plan 
TID No. 2 Amendment 

 

 
Page 19  

 
CASH FLOW (RECIPIENT DISTRICT) 
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 ANNEXED PROPERTY 
 
 

 
No territory will be added or subtracted from the District as a result of this amendment. 
 
 
 

 
PROPOSED CHANGES IN ZONING ORDINANCES 
 
 

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

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

 
 
It is expected that this Plan will be complementary to the City's Master Plan.  No changes to the 
master plan, map, building codes or other City of Racine ordinances are necessary for the 
implementation of this Plan. 
 

 
 
RELOCATION 
 

 
There is no need to relocate any persons or businesses in conjunction with the implementation 
of this Plan. In the event relocation or the acquisition of property by eminent domain becomes 
necessary at some time during the implementation period, the City will follow applicable state 
statues as required in Wisconsin Statutes chapter 32. 
 
 

 
ORDERLY DEVELOPMENT AND REDEVELOPMENT OF THE CITY OF 
RACINE 
 

 
This project plan amendment 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. 
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A LIST OF ESTIMATED NON-PROJECT COSTS 
 
 

Non-Project Costs are public works projects that only partly benefit the District or are not eligible 
to be paid with tax increments, or costs not eligible to be paid with TIF funds.  Examples would 
include: 
 

• A public improvement made within the District that also benefits property outside the 
District.  That portion of the total Project Costs allocable to properties outside of the 
District would be a non-project cost. 

 
• A public improvement made outside the District that only partially benefits property within 

the District.  That portion of the total Project Costs allocable to properties outside of the 
District would be a non-project cost. 

 
• Projects undertaken within the District as part of the implementation of this Project Plan, 

the costs of which are paid fully or in part by impact fees, grants, special assessments, 
or revenues other than tax increments. 

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

15 
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OPINION OF ATTORNEY FOR THE CITY OF RACINE ADVISING 
WHETHER THE PLAN IS COMPLETE AND COMPLIES WITH WISCONSIN 
STATUTES, SECTION 66.1105 

 
 
 
 
 
 
May 12, 2010 
 

     SAMPLE 
 
Mayor John Dickert 
City of Racine      
730 Washington Avenue 
Racine, Wisconsin 53403 
 
 
RE:     City of Racine, Wisconsin Tax Incremental District No. 2 Amendment 
 
 
Dear Mayor: 
 
As City Attorney for the City of Racine, I have reviewed the Project Plan Amendment document 
and various resolutions passed by the Common Council, Plan Commission and Joint Review 
Board regarding the amendment of Tax Incremental District No. 2 located in the City of Racine.  
In my opinion, the Project Plan is complete and complies with Section 66.1105 of the Wisconsin 
Statutes. 
 
Sincerely, 
 
 
 
Attorney Robert Weber 
City of Racine 
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EXHIBIT A - CALCULATION OF THE SHARE OF PROJECTED TAX 
INCREMENTS ESTIMATED TO BE PAID BY THE OWNERS OF PROPERTY 
IN THE OVERLYING TAXING JURISDICTIONS  
 
 


