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TAX INCREMENTAL DISTRICT NO. 1 PROJECT PLAN 
FLORENCE COUNTY, WISCONSIN 

 
Statement of Kind, Number and Location of Proposed Projects 

Tax Incremental District No. 1 (the “District”) was created under the authority of Wisconsin State 
Statutes Section 66.1105, primarily to promote mixed-use development to assist expansion of the tax base 
by providing public improvements, land acquisition and consolidations, promote development 
opportunities, stimulate private investments, promote business development, create jobs, and enhance the 
quality of life in Florence County (the “County”).  The Project Plan provides a listing of public 
improvements and has also identified monies and financial incentives to be offered to developers in the 
form of cash payments, or payments to be shared in escrow to offset infrastructure improvements.  The 
structure of the plan has been set up with the intent to help stimulate interest and growth in a mixed-use 
development. 
 
The District, as proposed, is located within the Town of Florence, and is focused around three distinctly 
different areas.  Area 1, located on the western side of the District, sits along Highway “2” and is made up 
of new development area and areas meant for redevelopment.  Area 2, located along Central Avenue, 
makes up the Town’s central business district, an area prime for redevelopment and enhancement.  Area 3 
is located on the eastern side of the District, and the primary focus in this area will be strengthening and 
enhancing existing industrial uses as well as expanding new opportunities.   In each of the three primary 
areas, along with the remainder of the District, the County intends that the Tax Increment Financing will 
be used to assure that greater private investment, employment opportunities, and tax base growth are 
realized. 
 
The boundaries of the District are shown on the attached TIF District Map and are legally described in 
Exhibit A found on pages 1-4.  The District has a total of 651.76 acres of land based on property 
assessment records, not including road rights-of way.   
 
In all, the proposed District consists of 140 parcels of land with a total (2012) assessed value of 
$10,347,000.  As of September 5, 2012, the total valuation of the County was $604,721,400.  A 
completed listing of parcel identification number, approximate parcel acreages, owner’s information, and 
property/improvement values for those properties within the boundaries may be found within Exhibit B. 
 
The intent for forming this District is to help create an atmosphere within the County that is conducive for 
growth and help stimulate investment.  Increased investment will contribute to additional tax base and 
will pay for the initial investments required to stimulate growth.  Goals for this District are to promote 
expansion of the existing industrial area by adding new business and infrastructure, redevelop the Central 
Avenue corridor, and increase quality of life by adding recreational features to be used by County 
residents and to promote tourism. 
 
In order to facilitate the Project Plan, a number of public improvement projects plan to be implemented by 
the County in the future years, utilizing tax increment funding.  The improvements will include the 
extension of public utilities, including, but not limited to sanitary sewer, water main, storm sewer, storm 
water management features, gas, electrical, and communications lines.  Other aboveground improvements 
may include, but not be limited to roadways, park features, lighting, and signage.  Additional or 
unforeseen costs directly or indirectly related to public works are considered “project costs” and are 
eligible to be paid with tax increment revenues generated from the District.  The following is a list of 
projects included within the plan: 
 Administration and professional costs. 
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 Organizational costs. 
 Land acquisition / demolition and remediation costs.  
 Extension of public sewer, water, and storm lines through the TID. 
 Storm water management Best Management Practices (BMPs). 
 Construction of public roadway / driveways / sidewalks / trails. 
 Overlot clearing and grubbing, land grading, and restoration. 
 Park creation with associated improvements for dog park and RV dumping station. 
 Natural Resource/Visitor Center improvements. 
 Streetscape, signage, lighting, and other utilities. 
 Cash grants, developer incentive payments, facade improvements. 
 Finance costs. 
 
A detailed listing of projects to be performed and associated estimated costs have been provided within 
this report (Exhibit C).  Depending on the implementation of the project plan, the costs and timing of 
these projects are subject to change.  Projects will be conducted, and expenditures will be made within the 
first 15 years after the creation of the Plan.  If it is found that certain projects cannot be completed within 
that timeline, these projects will simply be eliminated from the plan.   The County reserves the right to 
only implement those projects that remain viable to the Plan.   
 
Project costs are any expenditure made, estimated to be made, or monetary obligations incurred or 
estimated to be incurred, by the County and as outlined in this Plan, as may be amended from time to 
time.  Project costs will be diminished by any income, special assessments, or other revenues, including 
user fees or charges.  To the extent the costs benefit the County outside of the District, a proportionate 
share of the costs is not a project cost.  Costs identified in this Plan are preliminary estimates made prior 
to design consideration and are subject to change after planning is completed.  Proration of costs in the 
Plan is estimated and subject to change based upon implementation, future assessment policies, and user 
fee adjustments. 

 
Equalized Value Test 

The following calculations demonstrate that the County is in compliance with s.66.1105(4)(gm)4.c. Wis. 
Stats., which requires that the equalized value of the proposed Tax Incremental District No. 1, plus the 
value increment of the existing Tax Incremental District does not exceed 12% of the total equalized value 
of the taxable property within Florence County. 

 
TABLE 1 

Calculation Of Maximum Equalized Property Value Allowed In The New District 
 

District 
Equalized Value  

(as of Sept. 5, 2012) 
Maximum Allowable 

TID Value 
Florence County $604,721,400  X 12% =  $72,566,568  
Town of Florence $299,519,100 X 12% = $35,942,292 
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TABLE 2 
Calculation Of Equalized Property Value Currently Located Within District 

 

Tax Incremental District Equalized Value 

TID No. 1 Increment $10,347,000  

Total Existing Increment $10,347,000  
 
Based on a total County valuation of $604,721,400, and a district value of $10,347,000, the District 
accounts for 1.71% of Total Equalized Value, or well below the allowed 12 percent.  Based only on the 
Total Town of Florence valuation of $299,519,100, the District accounts for only 3.45% of equalized 
value.  The above data shows that the County (or Town of Florence only) is in compliance with the 
statutory equalized test and may proceed with creation of this District. 

 
Economic Feasibility Study 

Florence County is located in Northern Wisconsin, bordering the upper peninsula of Michigan.  The 
County has a population of 4,423 (based on the 2010 census data) with the Town of Florence being the 
largest municipality with a population of 2,487, as well as being the County seat.  The District is located 
within the Town of Florence, which is best suited to spur economic growth in the region.  The Town 
holds much of the County’s resources and thus is the most logical location to place the District. 
	
Project Development 

The County anticipates the creation of TID No. 1 will finance the improvements to the mixed-used 
development area, which is projected to generate interest in industrial businesses, promote tourism-related 
industries, and residential development. 
 
The County already has interest from owners / developers to expand existing businesses, repurpose 
blighted properties, and add amenities to the County that do not currently exist.  This may include senior 
living facilities, full-service motel/hotels, and public-use improvements and building additions. 
 
Supporting Documentation 

The financial analysis in this plan will demonstrate that the County will be able to obtain the necessary 
funds to implement the projects in this Plan and that the revenues generated in the TID will be sufficient 
to fund said improvements.  The analysis is based on an assumed growth pattern as well as estimated 
project values, which are subject to variation based on actual development.  Plan development will 
proceed only as analysis determines each project is viable, and will be reviewed on a project to project 
basis.  In the event an increment within TID No. 1 is insufficient to meet the supporting debt services, 
other sources of revenue may be required to meet the shortfall, which may include liabilities to the 
general tax levy.  However, it should be noted that the County will not incur debt without a developer 
agreement in place to provide the necessary tax increment to cover the expenses. 
 
Based on the proposed Project Plan, all projects outlined can be financed and are deemed feasible to be 
supported by tax increment generated within the TID. 
 
For this project plan, the following assumptions have been made: 
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Inflationary Valuation Increases:  Given the current economic environment, 1% inflationary growth has 
been projected through the life of the TID.  Using 1% growth will help provide a conservative increment 
projection. 
 
New Development and Construction: Based on potential development improvements projected within the 
District, a total development value of approximately $13,962,000 was conservatively estimated. 
 
Full Value Tax Rate:  Currently, the combined tax rate within the District is $18.63 per $1,000 of 
valuation.  The analysis provided assumes this tax rate will not increase over the life of the TID.  This rate 
was held at 0% increase to provide a conservative increment projection. 
 
It has been determined that the new private development and proposed public improvements would not 
occur within TID No. 1 without the use of tax incremental financing.  This point is further supported by 
the fact that there has been limited development within the County in recent years.  In fact, the County 
has experienced decreased growth since the 2000 census was published.  Subsequently, implementation 
of this Plan will provide an economic advantage that will help sustain development and provide growth 
opportunities.  However, without the availability to provide incentives for developers, proposed projects 
would simply not be feasible.  In addition to spurring private investment, creating jobs, and economic 
stimulus, the Plan provides for construction and enhancement of public features that will help spur 
tourism.  Both private investment and tourism growth in the County will help support and grow existing 
businesses.  Together, with an economic tool such as Tax Incremental Financing, the County will help 
provide financial stability within the region for years to come. 
 
Detailed List of Project Costs 

As listed in Table 3, a variety of proposed projects and associated estimated costs has been provided.  All 
costs are relative to year 2012 prices.  The County reserves the right to include capitalized interest as a 
TIF reimbursable cost.  The County also reserves the right to modify certain project costs, without the 
need to amend this plan.  As project scopes are subject to change, so are their valuations within this Plan.  
Listing of expenditures within the detailed project costs, does not guarantee that the project will be 
completed as proposed, but lists those activities that have a viable chance of implementation.  The County 
reserves the right to delete projects or change the scope and/or timing of projects as they are individually 
authorized by the County, or agency approved by the County that has the ability to authorize developer 
agreements.  The project costs listed may be incurred by the County directly, or may be paid as developer 
incentives, who will undertake projects as part of a written development agreement. 
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TABLE 3 
Proposed TID Projects By Phase 

 

YEAR CONSTRUCTED 2013 - 2015 2016 - 2018 2019 - 2021 

PROJECT LIST PHASE 1 PHASE 2 PHASE 3 

1. Industrial User Expansion  $   156,000      

2. Industrial Park Infrastructure / Development  $   631,100      

3.  Assisted Living / Senior Housing Development  $   436,500      
4.  US Hwy 2 Dog Park / RV Dump Station and 

Rest Stop  $     68,000      

5.  Motel/Hotel Expansion    $172,000    

6.  Visitor Center Improvements    $  50,000    

7.  Downtown Redevelopment    $  50,000    

8.  Industrial Park Expansion      $   718,500  

9.  US Hwy 2 Commercial Development      $   405,000  

10. Residential Development      $   351,000  

Contingencies  $   129,160   $  27,200   $   147,450  

Engineering, Legal, and Administration  $   193,740   $  40,800   $   221,175  

TOTAL  $1,614,500  $340,000   $1,843,125  

TOTAL, ALL PHASES      $3,797,625  
*Summary of project phasing, location map, and detailed project estimates can be found in Exhibit C. 
 
Descriptions of the Methods of Financing and the Time When Costs or 
Obligations will be Incurred 

The information provided within this section and found in Exhibit D illustrate that the proposed TID Plan 
is economically feasible provided the following: 
 Financing required to accomplish the projects contained within this plan can be obtained by the 

County as listed below. 
 The executed projects follow the approximate timeline provided within this document, though the 

County reserves the right to adjust execution of projects to coincide with private development. 
 Development anticipated to occur as a result of the implementation of the TID plan will generate 

sufficient tax increment to pay for the costs incurred by each project. 
 
Available Financing Methods 

Implementation of this Plan may require the County to issue obligations to fund projects to be undertaken 
as development occurs.  The following are types of obligations that may be available to the County to use. 
 
General Obligation (G.O.) Bonds or Notes 

G.O. Bonds or Notes may be issued to finance projects within this Plan.  G.O. notes may be utilized 
provided debt is maintained within the value allowed by Wisconsin State Statutes. 
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Bonds Issued to Developers – “Pay as You Go” Financing 

The County may issue a bond to one or more developers who provide financing for projects included in 
this plan.  Repayment of the amounts due to the developer under the bonds is limited to the pre-
determined percentage of the available annual tax increment collected, as result of a specific 
development.  Obligations of the County and developer should be outlined in a detailed developer’s 
agreement highlighting project specifics.  Bonds issued to developers are not G.O. Bonds, and therefore, 
would not count against the County’s borrowing capacity.   
 
Tax Increment Revenue Bonds 

The County has the authority to issue revenue bonds secured by the tax increment to be collected in the 
District.  Tax increment bonds are not G.O. Bonds, and therefore, would not count against the County’s 
borrowing capacity.  In the event sufficient increment is not collected to fund the annual debt, the County 
may be required to appropriate funding from the General Fund equal to the shortfall. 
 
The funding options listed above are not inclusive of all potential funding options but are possible options 
for funding projects as listed in this Project Plan.  Additional funding methods may be Cash on Hand, 
Utility Revenue Bonds, Special Assessment Bonds, etc. 
	
Proposed Changes in Zoning Ordinances or Other Ordinances, 
Comprehensive Plan, and Future Land Use Plan Map 

Attached in Exhibit E is an image of the existing zoning based on current County zoning.  Parcel by 
parcel description of existing and proposed zoning can also be found in Exhibit B, property list.   
 
Properties would be rezoned as development persists within the TID boundary as necessary and as 
approved by the review agencies.  Rezoning and proposed development would be consistent with orderly 
development within the County. 
 
List of Estimated Non-project Costs 

Construction by private parties over the life of the TID is estimated to be $13,962,000.  Proposed 
development improvement can be found in Exhibit D. 
 
Proposed Method for Relocation of Any Displaced Persons 

No businesses or persons are proposed to be relocated or displaced as part of the Plan implementation.  
However, in the event relocation is deemed necessary in the future to implement the plan, relocation 
needs should not be precluded from this project plan.  In the event relocation or displacement is required, 
open discussion shall be had between the affected persons and the County, and the appropriate process 
should be followed as outlined by the Wisconsin Department of Administration. 
	
Plan Implementation and Orderly Development of the County 

Interest generated within the District will facilitate development within or extending directly adjacent to 
previously developed areas within the Town of Florence.  This orderly development is consistent with 
natural expansion within the County.  By creating TID 1 in the Town of Florence, public utilities are 
readily available and provide a logical location for organized expansion of existing infrastructure such 
expansion has been outlined within the proposed project list.  Public improvements are an important 
segment of this plan, but since they will not generate incremental revenue, they cannot be completed until 
sufficient increment has been generated to fund said improvements.  
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The order in which public improvements are made shall be adjusted as actual development occurs.  These 
improvements will be further identified in developer’s agreements made between the County and 
developers.  The County reserves the right to alter the sequence of improvement(s) as they see fit. 
 



 
 

 

EXHIBIT A 
 
 

OVERALL TIF DISTRICT MAP AND LEGAL DESCRIPTION 
 











 
 

 

EXHIBIT B 
 
 

TID PROPERTY LISTING 











 
 

 

EXHIBIT C 
 
 

TIF DISTRICT PROJECT LIST, LOCATION MAP, AND CONSTRUCTION 
COST ESTIMATES 













 
 

 

EXHIBIT D 
 
 

FINANCIAL ANALYSIS/GROWTH TABLES 

















 
 

 

EXHIBIT E 
 
 

EXISTING FLORENCE COUNTY ZONING MAP 





 
 

 

EXHIBIT F 
 
 

ATTORNEY’S OPINION OF COMPLIANCE 
 
 



Law Offices of 

O'BRIEN, ANDERSON, BURGY & GARBOWICZ, L.L.P. 

EDMUND H. DRAGER (1894-1988) 
JOHN L. O'BRIEN 
WILLIAM W. ANDERSON (of counsel) 
DENNIS M. BURGY 
STEVEN C. GARBOWICZ 
SUSAN J. SOMMER (Associate) 

Jeanette Bamberg 

221 S. First Street 
P. 0 . Box 639 

Eagle River, WI 54521 
715-4 79-6444 

Fax: 715-479-3021 

March 25, 2013 

Florence County Board of Supervisors 
c/o Wendy Gehlhoff 
P.O. Box 88 
Florence, WI 54121 

RE: TIF 

Dear Jeanette: 

BRANCH OFFICES 
Boulder Junction, WI 54512 

Telephone: 715-385-2047 

Tomahawk, WI 54487 
Telephone: 715-453-6921 

Wendy Gehloff has passed along to me your proposed Tax Increment District 
Plan and specifically, the draft from March of 2013. I have reviewed that together with 
the attached Resolutions for both the Florence County Board and the Joint Review 
Board . In my opinion, the Project Plan, the Resolutions and the actions proposed to be 
taken by the County Board of Supervisors and the Joint Review Board all comply with 
Section 59.57(3) of the Wisconsin Statutes. As this is a special statute permitting a Tax 
Incremental Financing District to be created by a County rather than a City or Village, it 
is understood that Florence County does not have within its boundaries an incorporated 
City or Village to permit the creation of a Tax Increment Financing District by an entity of 
that nature. The Statute in question allows Florence County to do so and as I have 
indicated, I have reviewed the documents and the Plan and feel that it complies with the 
applicable Wisconsin Statutes and is in the interest of Florence County to create. 

If you have any questions about this, please feel free to contact me. 

Sincerely, 

SCG:alb 



Law Offices of 
O'BRIEN, ANDERSON, BURGY & GARBOWICZ, L.L.P. 

EDMUND H. DRAGER (1 894-1988) 
JOHN L. O'BRIEN 
WILLIAM W. ANDERSON (of counsel) 
DENNIS M. BURGY 
STEVEN C. GARBOWICZ 
SUSAN J. SOMMER (Associate) 

Wendy Gehloff, Director 

221 S. First Street 
P. 0 . Box 639 

Eagle River, WI 54521 
715-4 79-6444 

Fax: 715-479-3021 

March 25, 2013 

Florence County Economic Development 
P.O. Box 88 
Florence, WI 54121 

RE: TIF 

Dear Wendy: 

BRANCH OFFICES 
Boulder Junction , WI 54512 

Telephone: 715-385-2047 

Tomahawk, WI 54487 
Telephone: 715-453-6921 

Enclosed is my opinion on the TIF and I have addressed it to Jeanette. I hope 
this meets with your approval. When I have done these in the past for the City of Eagle 
River, I have addressed them to the Chief Executive Officer of the Community, which is 
the Mayor, so Jeanette would be the Chief Executive Officer of Florence County. If this 
needs to be redone and addressed to someone else, please advise. 

If you have any questions about this, please feel free to contact me. 

SCG:alb 
En c. 

O'BRIEN, ANDERS 

Sincerely, 

ARBOWICZ, L.L.P. 




