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CITY OF WAUSAU 

TAX INCREMENT DISTRICT STATUS REPORT 

This report was created to provide a reader with some basic introductory information about tax increment district 

financing, along with performance highlights of the City of Wausau’s districts.  Additional information can be 

obtained on the State of Wisconsin Department of Revenue Web Site and from the State of Wisconsin State Statutes 

66.1105 and 66.1106.  The City encourages interested parties to contact the Finance Director with questions at 

mgroat@ci.wausau.wi.us  or by telephone at 715-261-6645.  

TID 101 

The Tax Increment Finance Law (known interchangeably as TID and TIF) was approved by the Wisconsin Legislature 

as a financial tool municipalities could use to promote tax base expansion.   Tax Increment Financing is not exclusive 

to Wisconsin and is used within the majority of states in the USA. This financing tool allows cities to create special 

districts and make public improvements within the district that will generate private-sector development.  During the 

development period, the tax base enjoyed by the tax entities is frozen at the pre-development level.  Property taxes 

continue to be paid, but the taxes derived from increases in the values of the new development (the tax increment) go 

into a special fund at the City to pay for the costs incurred within the district.  This funding mechanism spreads the 

costs of economic development to all taxing jurisdictions that benefit from the development.   Generally, the City 

borrows funds to pay for the improvements and then retires the debt with the future tax increment.    

The State of Wisconsin maintains four classifications of Tax Increment Districts for city use including:   

Rehabilitation/Blight, Industrial, Mixed-use and Environmental Remediation Districts.  Tax Increment Districts are 

created through extensive and very specific legal formalities which are dictated by the State.  These procedures are 

designed to ensure that property owners, 

constituents and other taxing entities 

have input in the process.  

 The tax increment district terminates 

when all costs are paid through increment 

or at the mandated termination date.  

Upon termination the School District, 

County and Technical College share in 

the “Post –Tif Tax Revenue” as shown in 

the chart to the right.   

To create a TID the City creates a Project 

Plan.  This plan details the improvements 

and associated costs and financing 

sources.   The plan establishes district 

boundaries which must contain whole parcels and be contiguous.  The plan is presented and approved by the City of 

Wausau Common Council and the Joint Review Board.  The Joint Review Board is comprised of a representative 

from each participating taxing jurisdiction and a citizen member.   
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The Joint Review Board’s approval is based upon statutory criteria:  

 The development would not occur without the use of tax increment financing 

  The economic benefits are sufficient to compensate for the cost of the improvements and  

 The benefits justify the anticipated tax increments.   
 
The first criterion is commonly referred 

to as the, “But For Test” which is applied 

to consider: would the proposed 

development occur as proposed, within 

the same time frame, within the same 

location or with the same level of value 

without public participation? 

 The City’s Plan Commission conducts a 

public hearing on the plan.    The State 

of Wisconsin Department of Revenue 

determines the base value and certifies 

the district.  Annually the City of 

Wausau complies with financial 

reporting and auditing requirements as 

dictated by the state.  Boundaries and 

the project plan may be amended by the 

Common Council and Joint Review 

Board in accordance with state laws found in statutes 66.1105.  The City can only create a new Tax Increment 

District so long as the amount of value within its existing and proposed district does not exceed 12% of its total value.  

Additional information regarding the tax increment districts limitations have been organized in the, “Tax Incremental 

District Criteria Matrix” developed by the Wisconsin Department of Revenue.  This matrix has been attached at the 

end of this report. 

ELIGIBLE PROJECT 

COSTS 

Wisconsin statutes outline the eligible 

project costs including:  public works 

and infrastructure improvements;  

utility services; real property 

assembly costs; the clearing and 

grading of land; construction, repair, 

remodeling, reconstruction or 

demolition of buildings and 

structures; professional services; 

administrative and organizational 

costs; relocation costs; cash grants 

covered by a developer agreement;  

loans or contribution of funds in 

furtherance of urban redevelopment; 

environmental remediation; financing costs and other payments made in the discretion of the local legislative body.   

EQUALIZED VALUE TEST

TID 

DISTRICT BASE YEAR

2018 DISTRICT 

EQUALIZED 

VALUE

2018 DISTRICT 

INCREMENT 

VALUE

3 1994 146,621,800             103,803,100             

5 1997 34,287,800               34,187,800               

6 2005 182,937,300             102,096,500             

7 2006 58,546,000               29,020,100               

8 2012 45,036,800               9,627,900                 

9 2012 2,260,700                 1,028,300                 

10 2013 54,938,100               9,225,100                 

11 2017 2,980,000                 1,593,600                 

12 2017 23,866,700               (8,418,300)                

551,475,200$           290,582,400$           

TOTAL CITY EQUALIZED VALUE 2,896,505,400$        

12% TEST 10.03%
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RECENT TID LAW CHANGES 

 Environmental Remediation Tax Increment Districts created after November 29, 2017 will be subject to new 
rules. 

 Beginning January 1, 2018 a maximum penalty of $6,000 for annual reports not filed timely. 

 Beginning January 1, 2018 the City must notify the DOR of project plan amendments within 60 days after 
amendment. 
 

WAUSAU TIDS 

At December 31, 2018 the City of Wausau had nine Tax Incremental Financing Districts.  Tax Increment Districts  5, 

10, and 11 are industrial districts located within the City of Wausau’s Business Park.  Districts 3, 8, and  12 are 

rehabilitation/conservation districts located within the central business district.  District 6 is an industrial district 

located along the Interstate I-39 corridor and straddles 17th and 20th Avenues.  Tax Increment District 7 is a mixed 

use district located north of State Highway 29 and straddles Stewart Avenue.  Tax Increment District 9, is a 

rehabilitation/conservation  district and geographically the smallest district – located on the city’s eastside on Thomas 

Street.    

WAUSAU TID OBJECTIVES 

The City uses tax increment financing to accomplish these major objectives: 

 Expand the economy to create more living-wage jobs. 

 Attract and expand new and existing services, developments and employers. 

 Increase the City’s property tax base and maintain diversity. 

 Conduct environmental remediation and   provide clean land and sites for uses that achieve the City’s 

redevelopment objectives. 

 Eliminate blight influences. 

 Support neighborhoods, retail services, commercial corridors and employment hubs. 

 Support redevelopment efforts that enhance and preserve urban features and amenities including:  the 

downtown, riverfront and historical structures. 

 Maintain and improve the City’s public infrastructure. 

WAUSAU TID FINANCING ALTERNATIVES 

The City evaluates each district and project carefully and independently taking into account the obstacles, risks and 

benefits.  Revenues sources such as funds on hand, pay as you go, internal advances and grant income are given first 

consideration.  When necessary, the City will finance these projects with the issuance of debt. The city strives to 

minimize interest and debt issuance costs while considering the timing of the future tax increment stream.   

Developer assistance is carefully evaluated.  The City has provided assistance in a number of ways including land 

acquisition and site preparation, utility installation, soil remediation, supporting infrastructure such as streets, street 

lighting, parking, sidewalks and cash grants or loans.  In addition, the City has entered into “developer funded” 

agreements whereby the developer pays all of the associated development costs but is then reimbursed by the city 

when increment is collected.    The developer funded scenario is advantegous to the City since it reduces risk, 

eliminates interest costs and district deficits. 
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 “DEVELOPER FUNDED”  AGREEMENTS 

Current “developer funded agreements” of active districts include: 

TID #7-2800 Stewart Avenue, LLC $960,942  is outstanding. 

TID #6-Financial Way, $250,000 paid in full. 

TID #6-Union Station II LLC and 411 Westwood Drive, LLC - 

Rasmussen College development costs of $455,550 paid in full. 

TID #6-Kocourek Automotive Group, $200,000 paid in full. 

TID #6-Kocourek Automotive Group, $150,000 is paid in full. 

TID #8- Schierl Development, $230,000  is outstanding. 

TID #11 – Great Lakes Cheese, $6,400,000 is outstanding. 

TID #12 – Macndon Ventures LLC, $95,000 is outstanding.  

DEVELOPER CASH GRANTS & LOANS 

Significant cash grants of active districts include: 

TID #3 – Pick N Save $750,000 grant. 
TID #3 – Wausau Benefits $2,050,000 grant. 
TID #3 – Wausau Gateway Hotel $3,285,000 grant. 

TID #3 – Wausau School District $500,000 grant and $200,000 of demolition resources. 
TID #3 – Trolley Quarter Flats Limited Partnership $424,000 loan and $26,000 grant. 
TID #3 – Eye Clinic of Wisconsin environmental remediation reimbursement not to exceed $300,000. 
TID #3 – Metro Plains Partners, LLC conversion of the Federal Building to loft style apartments with gallery space, 
$75,000 30 year interest free loan. 
TID #3 – Dudley Investments LLC environmental remediation and utility reimbursement of $345,723. 
TID #3 Collaborative Consulting $200,000 developer grant and 10 - $1,000 employee housing grants.  Eight of the 
housing grants are outstanding. 
TID #3 – Wausau on Water (WOW)– Riverfront redevelopment – foundation and landscaping grant of $325,000 
and loans of $804,000. 
TID #3 – Savo Supply Redevelopment – MetroPlains affordable 
housing project.  City sold property to MetroPlains for $200,000 
resulting in a loss of $158,000. 
TID #3 – Riverfront Redevelopment – Frantz Community 
Investors residential and commercial buildings phase 1.  $500,000 
of foundation grant, and $2,240,000 of loans.  The loans will be 
paid with tax increment generated on the project. 
TID #3 – 3rd Street 30 Unit Housing Infill Project – Blenker 
Construction.  $500,000 0% interest loan with a balloon 
payment .  Up to $230,000 of the loan forgiven. 
TID #5 – Scannell Properties/Wausau Window and Walls 
$2,956,877 grant. 
TID #5 – Wausau Business Incubator, Inc. $3,336,533 grant. 
TID #5 – Southern Stretch Inc.  New Manufacturer in the 
Business Campus $160,000 grant. 
TID #5 – CAG Industrial Inc.  $650,000 grant to convert a 
warehousing facility for manufacturing purposes to facilitate a 
location for start up company Ordered Motions, Inc. 
TID #5 – Apogee Wausau Group - $500,000 to relocate a 
segment of the operation from Colorado and increase 
employment. 
TID #5 – Composite Envision - $100,000 forgiveable loan for 
equipment purchases.  A new facilitiy will be constructed on land donated by the City. 

Project  begins 
- Developer 
funds new 
project with 
private funds. 

Property value 
Increases due to 
development. 

City collects 
taxes from new 
development. 

City pays 
developer an 
agreed upon 

portion of the tax 
increment back 
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TID #6 – Wausau Stewart LLC $175,835 grant to offset development costs of the 17th Avenue Walgreens.  This 
grant funded right of way and easement acquisition and utility relocation costs. 
TID #6 – Union Station II, LLC and 411 Westwood Drive, LLC – 10 year interest free loan for the development of a 
private access road for the Rasmussen College development in the amount of $298,698. 
TID #6 – Wausau Window and Wall grant of $259,670 to offset the demolition costs of their facility on 17th Avenue. 
TID #6 – Ghidorzi Companies grant of $169,535 was paid in 2013 to offset demolition, utility relocation and site 
preparation costs associated with 1700 and 1708 Stewart Avenue for the construction of Panera Bread Company 
retail site. 
TID #6 – Briq’s Soft Serve LLC developer grant of $55,000 and a ten year project loan of $55,000 with interest 
equal to the City of Wausau borrowing rate.  The developer incentives provide for the relocation and construction of 
a new retail ice cream shop on Merrill Avenue. 
TID #6 – Thunder Lube, Inc. $25,000 developer grant of $25,000 and a $75,000 loan at a variable interest rate due 
over 15 years.  The developer incentives provide for the relocation and construction of the auto repair facilitity from 
Thomas Street to Sheridan Road.   
TID #6 - Kocourek Automotive Group the City agreed to provide a $50,000 loan.  The term of the loan was 10 
years with an interest rate equal to the City of Wausau’s borrowing rate.  This loan has not been executed.   
TID #6 -1703 Arlington Lane, LLC.  The City entered into a development agreement to prepare 4 parcels of land 
located along Interstate I39.  The properties required leveling and retaining wall work.  One of the properties is 
owned by the City and the balance by 1703 Arlington Lane, LLC.  The City agreed to contribute an amount not to 
exceed $399,175 to these improvements.  The City paid $390,810. 
TID #6 – World Market.  Redevelopment project $125,000 total loan package.  $25,000 is forgiveable over a five 
year period. 
TID #6 – Aedifix Holdings, LLC The City agreed to a $299,000 0% forgiveable loan.  The City will forgive $49,833 
for each of the completed 6 buildings. 
TID #7– Stewart Avenue LLC $443,770 for site preparation expenses related to 2800 Stewart Avenue.  
TID #8 – Schierl $275,000 interest free loan. 
TID #9– Bull Falls Brewery $200,000 grant and $400,000 loan for facility expansion.  In addition the city vacated a 
street, and provided utility relocation.  
TID #10- Apogee Wausau Group – Linetec $1,200,000 for manufacturing expansion and 93 new FTE. 
TID #10 – PI/Wausau Coated Etnerprises 3 LLC $125,000 grant to offset improvements and 30 new FTE. 
TID #11&12- Wausau Chemical $7,950,000 forgivable, interest free construction loan in exchange for the donation 
of their existing property located on the riverfront and within the TID #12 boundaries. 

TID PROPERTY VALUE GROWTH 

Economic growth by district varies as shown on the chart below. 
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FINANCIAL HIGHLIGHTS 

 

District Number 3 5 6 7 8 9 10 11 12

District Type Rehabilitation Industrial Industrial Mixed Use Rehabilitation Rehabilitation Industrial Industrial Rehabilitation

SOURCES OF FUNDS

Tax Increment $2,324,996 $1,126,450 $2,267,884 $954,823 $113,098 $22,890 $129,835

Special Assessment Income 1,839 23,358 3,486 4,090

Exempt Computer Aid 67,567 43,997 109,983 9,632 192,113 312 16,101

Investment Income 85,147 8,781 289 54,591 7,204

Transfer From Other Districts 1,300,537

Donations 1,154,650

Other Miscellaneous Revenue 86,467 145,012 23,840 474

Proceeds of Debt 3,440,000 4,005,000 4,005,000

Sale of Property 5,601 1

Developer Payments 130,240

Total Sources of Funds $5,021,203 $1,300,687 $6,000,619 $964,455 $308,986 $47,042 $145,936 $4,059,592 $4,016,768

USES OF FUNDS

Capital Expenditures $3,611,210 $1,762,954 $120,948 $2,994,067

Developer Incentives 499,999

Real Property Assembly Costs/Deficits 1,190,197 34,886

Principal on Long Term Debt 2,857,899 1,414,740 500,000 125,000 65,000 105,000

Interest 577,624 191,130 5,835 34,542 7,935 1,114 191,213

Discount on Debt 23,639 18,856 18,856

Debt Issuance Costs 19,717 19,825 19,825

Administration 122,044 74,718 3,753 9,813 1,694 3,730 81,217 17,793

DOR fees 150 150 150 150 150 150 150 150 150

Professional Services 59,691 36,481 3,723 31,723 52,979

Transfer To Other Districts 1,300,537

Excessive Tax Payments

Total Uses of Funds $7,728,617 $1,300,687 $4,713,726 $509,738 $294,176 $74,779 $109,994 $3,337,051 $144,489

BEGINNING FUND BALANCE $5,716,574 $0 $1,660,350 ($2,146,796) $240,777 ($113,218) ($306,871) $3,437,402 ($22,350)

ENDING FUND BALANCE $3,009,160 $0 $2,947,243 ($1,692,079) $255,587 ($140,955) ($270,929) $4,159,943 $3,849,929

Future Costs $35,630,244 $2,171,892 $25,929,501 $1,280,437 $8,004,963 $355,103 $2,305,174 $34,876,219 $12,596,148

Future Revenue $37,751,830 $2,171,892 $23,364,723 $3,680,652 $10,690,660 $539,902 $2,602,423 $31,705,251 $15,305,000

Surplus Deficit $5,130,746 $0 $382,465 $708,136 $2,941,284 $43,844 $26,320 $988,975 $6,558,781

Creation Date 9/1/1994 7/8/1997 5/10/2005 1/10/2006 4/12/2012 9/25/2012 9/10/2013 7/11/2017 7/18/2017

Mandatory Termination Date 9/1/2031 7/8/2020 5/10/2025 1/10/2026 4/10/2039 9/25/2039 9/10/2033 7/11/2037 7/18/2044

Expected Termination Date 9/1/2031 7/8/2020 5/10/2025 12/31/2022 12/31/2032 12/31/2028 12/31/2029 12/31/2034 7/18/2044

DEBT OUTSTANDING 12/31/2018 $24,029,428 $0 $11,771,790 $293,000 $1,635,000 $305,000 $1,410,000 $10,605,000 $4,005,000

YEAR OF DEBT MATURITY 2031 2025 2023 2032 2023 2030 2023 2023

DISTRICT
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