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1 EXECUTIVE SUMMARY 

 

DESCRIPTION OF DISTRICT 

 

 Type of District, Size and Location. TID No. 2 is proposed to be created as a mixed-use 

district.  A map of the proposed District boundaries is located in on Page 7 of this plan. 

 

 Estimated Total Project Expenditures. The Village anticipates making total project 

expenditures in and estimated amount of $1,325,000 including long-term interest 

expenses in Phase I. The Village anticipates completing the projects within the proposed 

TID Boundary in multiple phases.  Additional phases will be undertaken during the 

expenditure period and be based on legitimate hardships expressed by the developers.  

The Village anticipates there will be a $250,000 deep sewer and water installation within 

the future Egan lane to extend utilities to Huron Road (County Highway EA) to allow for 

the commercial development to the north and south of the proposed street as well as 

future structure on Essen Road to connect to Huron Road (County Highway EA) 

anticipated to cost $300,000. 

 

 The projects to be undertaken pursuant to this Project Plan are expected to be financed 

with G.O. Bonds issued by the Village, however, the Village may use other alternative 

financing methods which may provide overall lower costs of financing, preserve debt 

capacity, mitigate risk to the Village, or provide other advantages as determined by the 

Village Board.  A discussion and listing of other possible financing mechanisms, as well 

as a summary of project financing by phase is located in Section 9 of this plan. 

SUMMARY OF FINDINGS 
 

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

1. That “but for” the creation of this District, the development projected to occur as detailed 
in this Project Plan: 1) would not occur; or 2) would not occur in the manner, at the values, or 
within the timeframe desired by the Village.  In making this determination, the Village has 
considered the following information: 
 

 The sites proposed for development are underutilized vs. the Village’s master plan for 

this area due to significant up front cost of infrastructure for the first user in and 

ownership by multiple parties.  Given that the sites have not developed as would have 

been expected under normal market conditions, it is the judgment of the Village that 
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the use of TIF will be required to provide the necessary infrastructure inducements to 

encourage development on the sites consistent with that desired by the Village.  In 

addition, the lack of development on these sites limit the opportunities east of Huron 

Road as utilities have stalled and need to be extended to accommodate future orderly 

growth. 

 

 In order to make the area included within the District suitable for development, the 

Village will need to make a substantial contribution to assist in paying for the costs of: 

property and easement acquisition, site preparation, installation of utilities; installation 

of street access and related streetscape items; development incentive payments, grants 

and loans, and other associated costs.  Due to the extensive initial public investment in 

infrastructure that is required in order to allow development to occur, the Village has 

determined that development of the area will not occur solely as a result of private 

investment.  Accordingly, the Village finds that absent the use of TIF, development of 

the area is unlikely to occur.   

 

 This plan envisioned within this Tax Increment District is compatible with the Village’s 

master plan for this area. 

 

2. The economic benefits of the Tax Incremental District, as measured by increased 

employment, business and personal income, and property value, are sufficient to 

compensate for the cost of the improvements.  In making this determination, the Village has 

considered the following information: 

 

 As demonstrated in the Economic Feasibility Section of this Project Plan, the tax 

increments projected to be collected are more than sufficient to pay for the proposed 

project costs.  On this basis alone, the finding is supported. 

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

owners of property in the overlying taxing jurisdictions. 

 If approved, the District creation would become effective for valuation purposes as of 

January 1, 2016.  As of this date, the values of all existing development would be frozen 

within the proposed boundaries and the property taxes collected on this base value 

would continue to be distributed amongst the various taxing entities as they are now. 

Taxes levied on any additional value established within the District due to new 

construction, renovation or appreciation of property values occurring after January 1, 

2016 would be collected by Tax Increment District # 2 and used to repay the costs of TIF-

eligible projects undertaken within this District. 
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 Since the development expected to occur is unlikely to take place without the use of TIF 

(see Finding #1) and since the District will generate economic benefits that are more 

than sufficient to compensate for the cost of the improvements (see Finding #2), the 

Village reasonably concludes that the overall 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 District is not created.   

4. The project costs relate directly to promoting development of the area consistent with the 

purpose for which the District is created. 

5. The improvement of such area is likely to enhance significantly the value of substantially all 

of the other real property abutting the District. 

6.  The equalized value of taxable property of the District plus the value increment of all 

existing tax incremental districts within the Village, does not exceed 12% of the total 

equalized value of taxable property within the Village. 

7. The Project Plan for the District in the Village is feasible, and is in conformity with the 

master plan of the Village. 

2 TYPE & GENERAL DESCRIPTION OF DISTRICT 

Tax Incremental District No. 2 (the “District”) is being created by the Village of Bellevue under 

the authority provided by the Wisconsin State Statute Section 66.1105.  This District is created 

as a “Mixed-Use District” based upon a finding that 50% of the land within the TID is suitable for 

at least two of the following uses – industrial, commercial or residential (as seen on Map 3). 

A map depicting the boundaries of the District is found in Section 3 of this Plan.  A map 

depicting the proposed uses of Phase I within the District is found in Section 8 of this plan.  The 

Village of Bellevue intends that tax increment financing (TIF) will be used to assure that private 

development occurs within the District consistent with the Village’s development objectives. 

This will be accomplished by installing public improvements, and making necessary related 

expenditures, to promote development within the District.  The goal is to increase the tax base 

and to provide for and preserve employment opportunities and commercial services within the 

Village. The project costs included in this Plan relate directly to opening up the area for 

development consistent with the purpose for which the District is created. 

The proposed district is approximately 216 acres.  The predominant land uses as identified on 

the Village Future Land Use Plan are Intensive Business District, General Business District, 
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Mixed Use Residential, Low Density Residential, and the Northeast Development District which 

is defined in the Village of Bellevue Comprehensive Plan as a district that would include mixed 

land uses, appropriate building setbacks, pedestrian amenities, institutional uses, and other 

publicly-oriented features that Bellevue currently lacks.  Approximately 146 acres are 

designated as primarily commercial land uses (67.5%), approximately 6 aces of multi-family 

leased residences as part of the initial phase (2.7%), and approximately 64 acres that are 

identified as mixed-use residential or low density single-family (29.6%). 
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3 MAP OF PROPOSED DISTRICT BOUNDARY 

 

Map 1 – Proposed TID #2 Boundary 
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VILLAGE OF BELLEVUE 

TIF #2 – Boundary Description 

This description is based on survey records and the parcel mapping supplied by the Brown 
County Land Information Office in 2016 and recorded documents from the Brown County 
Register of Deeds. 
 
The following described area encompasses tax parcels: B‐28, B‐29, B‐30, B‐36, B‐36‐2, B‐38, B‐ 
38‐1, B‐38‐2, B‐38‐3, B‐38‐4, B‐40‐1, B‐40‐3, B‐45, B‐1951, B‐1952 and B‐2490. 
 
Part of the Southwest Quarter (1/4) of the Northwest Quarter (1/4); the Northwest 1/4 of the 
Southwest 1/4; the Northeast 1/4 of the Southwest 1/4; the Southeast 1/4 of the Southwest 
1/4; the Northwest 1/4 of the Northeast 1/4; the Southwest 1/4 of the Northeast 1/4; the 
Southeast 1/4 of the Northeast 1/4; and the Northwest 1/4 of the Southeast 1/4; ALSO all of 
Lots 118 and 119 of The Acres Sixth Addition subdivision (Volume 22, Plats, Page 11, Document 
Number 1975236); all of Lot 1 of Certified Survey Map (CSM) Number 5364 (Volume 35, CSM, 
Page 111, Document Number 1541124); all of Lots 1, 2 & 3 and Outlot 1 of CSM Number 7877 
(Volume 54, CSM, Page 229, Document Number 2397085); all of Lot 1 of CSM Number 4399 
(Volume 28, CSM, Page 96, Document Number 1315514); and part of Lot 11 of McAuliffe Acres 
(Volume 23, Plats, Page 20, Document Number 2440629); ALL in Section 14, Township 23 
North, Range 21 East, Village of Bellevue, Brown County, Wisconsin more fully described as 
follows: 
 
Commencing at the West 1/4 Corner of said Section 14; 
Thence N00°20’52”E 1077.43 feet along the west line of the Northwest 1/4 of said Section 14; 
Thence S89°31’47”E 24.75 feet to the southwest corner of Lot 1 of CSM Number (No.) 6675 
(Volume 44, CSM, Page 309, Document No. 1942358) also being the Point of Beginning; 
Thence continuing S89°31’47”E 479.34 feet along the south line of Lot 1 of said CSM No. 6675; 
Thence N41°53’39”E 360.08 feet along the southeasterly line of Lot 1 of said CSM No. 6675; 
Thence S89°31’47”E 628.37 feet, more or less, along the south line of Outlot 1 of CSM No. 8326 
(Volume 58, CSM, Page 201, Document No. 2632123) to the southeast corner of said Outlot 1; 
Thence S00°40’57”W 1343.77 feet along the east line of the Southwest 1/4 of the Northwest 
1/4 of said Section 14; 
Thence S00°31’35”W 21.7 feet, more or less, along the east line of the Northwest 1/4 of the 
Southwest 1/4 of said Section 14 to the south right‐of‐way line of Eaton Road (CTH “JJ”); 
Thence N89°31’54”W 55.00 feet, more or less, along said south right‐of‐way line to a northeast 
corner of land described in Document No. 2087931; 
Thence S00°31’35”W 138.43 feet along the west line of the Belgian Presbyterian Cemetery; 
Thence S89°41’02”E 55.00 feet along the south line of said Cemetery; 
Thence S00°31’35”W 0.05 feet along the east line of the Northwest 1/4 of the Southwest 1/4 of 
said Section 14; 
 
Thence S89°38’30”E 55.00 feet along a north line of Lot 1 of said CSM No. 7877; 
Thence N00°31’35”E 135.52 feet along a west line of Lot 1 of said CSM No. 7877; 
Thence S89°13’55”E 1208 feet, more or less, along the south right‐of‐way line of Eaton Road 
(CTH “JJ”) to the northerly right‐of‐way vision corner at the southwest quadrant of the 
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intersection of Eaton Road (CTH “JJ”) and South Huron Road (CTH “EA”); 
Thence continuing S89°13’55”E 150.1 feet, more or less, along the extended line of said south 
right‐of‐way line to its intersection with the extended line of the east right‐of‐way line of South 
Huron Road; 
Thence N01°01’09”E 2714.8 feet, more or less, along said extended line of said east right‐ofway 
line and the east right‐of‐way line of South Huron Road to the north line of the Northwest 
1/4 of the Northeast 1/4 of said Section 14; 
Thence S88°46’03”E 1291.85 feet along said north line to the northeast corner of the 
Northwest 1/4 of the Northeast 1/4 of said Section 14; 
Thence S00°55’40”W 1329.4 feet, more or less, along the east line of the Northwest 1/4 of the 
Northeast 1/4 of said Section 14; 
Thence S89°13’35”E 16.50 feet along the north line of the Southeast 1/4 of the Northeast 1/4 of 
said Section 14; 
Thence S00°55’40”W 1370.0 feet, more or less, parallel with and 16.5 feet (1 rod) east of the 
west line of the Southeast 1/4 of the Northeast 1/4 of said Section 14 to the south right‐of‐way 
line of Eaton Road (CTH “JJ”); 
Thence N89°14’07”W 272.7 feet, more or less, along said south right‐of‐way line to the 
northwest corner of Lot 1 of CSM No. 2648 (Volume 13, CSM, Page 11, Document No. 
1016833); 
Thence S01°10’40”W 256.0 feet along the west line of Lot 1 of said CSM 2648; 
Thence S89°14’07”E 256.0 feet along the south line of Lot 1 of said CSM 2648; 
Thence S01°10’40”W 1039.9 feet, more or less, along the east line of the Northwest 1/4 of the 
Southeast 1/4 of said Section 14; 
Thence N89°56’06”W 1232.6, more or less, along the south line of the Northwest 1/4 of the 
Southeast 1/4 of said Section 14; 
Thence N01°01’09”E 40.44 feet, more or less along the east right‐of‐way line of South Huron 
Road to the southeasterly corner of Outlot 1 of CSM No. 8172 (Volume 57, CSM, Page 46, 
Document No. 2546536); 
Thence continuing N01°01’09”E 84.48 feet along an east line of Outlot 1 of said CSM No. 8172; 
Thence northeasterly 443.90 feet along an arc of a curve concave to the southeast having a 
radius of 1485 feet and a chord bearing N30°02’00”E 442.25 feet, also being an easterly line of 
Outlot 1 of said CSM No. 8172; 
Thence N89°49’17”W 249.53 feet along the north line of Outlot 1 of said CSM No. 8172; 
Thence N89°49’42”W 142.46 feet, more or less, to the northeasterly corner of Lot 3 of said CSM 
7877; 
Thence S44°29’20”E 28.12 feet along a northerly line of Lot 3 of said CSM 7877; 
Thence S00°50’38”W 446.49 feet along the east line of Lot 3 of said CSM 7877; 
Thence S89°59’20”W 3.97 feet along the south line of Lot 3 of said CSM 7877; 
Thence S01°01’09”W 733.62 feet along the west right‐of‐way line of South Huron Road (CTH 
“EA”); 
Thence S45°55’30”W 28.33 feet along said west right‐of‐way line; 
Thence S01°01’09”W 70.00 feet along said west right‐of‐way line; 
Thence S44°04’30”E 28.24 feet along said west right‐of‐way line; 
Thence S01°01’09”W 540.60 feet along said west right‐of‐way line; 
Thence S00°03’46”E 0.72 feet along said west right‐of‐way line; 
Thence S89°39’20”W 558.35 feet along the south line of Lot 11 of said McAuliffe Acres; 
Thence N31°05’11”E 125.92 feet along an easterly line of Outlot 1 of CSM 8301 (Volume 58, 
CSM, Page 111, Document No. 2620982); 
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Thence N36°27’51”W 144.8 feet, more or less, along a northeasterly line of Outlot 1 of said 
CSM 8301 to a point on a meander line described in said Lot 11, hereinafter known as Point ‘A’, 
being S36°27’51”E 92 feet, more or less, from the centerline of a creek; 
 
Thence Northeasterly along said centerline of a creek (being the westerly line of said Lot 11) 
described by the following meander line courses: Beginning at aforesaid Point ‘A’; Thence 
N49°44’50”E 55.5 feet, more or less, to a point being southeast 57 feet, more or less, from said 
centerline; Thence N07°12’01”E 421.49 feet to a point being southeast 29 feet, more or less, 
from said centerline; Thence N36°26’01”E 70.00 feet to a point being southeast 51 feet, more or 
less, from said centerline; Thence N10°49’09”E 213.48 feet; Thence N89°47’17”W 47 feet, more 
or less, to the centerline of creek being a corner of said Lot 11; 
 
Thence continuing N89°47’17”W 278.00 feet along the north line of Lot 12 of said McAuliffe 
Acres to the northwest corner of said Lot 12; 
Thence N75°17’42”W 78.11 feet along a south line of said Lot 11 to the northeast corner of Lot 
13 of said McAuliffe Acres; 
Thence N89°28’25”W 269.30 feet along the north lines of Lots 13 and 14 also being a south line 
of Lot 11 of said McAulifffe Acres; 
Thence S89°34’29”W 70.01 feet along a south line of said Lot 11 to the northeast corner of Lot 
15 of said McAuliffe Acres; 
Thence N89°28’25”W 139.14 feet along the north line of said Lot 15 to the northwest corner 
thereof; 
Thence N00°31’35”E 664.33 feet along the east plat line of The Acres Seventh Addition (Volume 
22, Plats, Page 112, Document No. 2096396) to the northeast corner of Lot 149 of said The 
Acres Seventh Addition; 
Thence continuing N00°31’35”E 500.74 feet along the east plat line of The Acres Sixth Addition 
(Volume 22, Plats, Page 11, Document No. 1975236) to the northeast corner of Lot 117 of said 
The Acres Sixth Addition; 
Thence continuing N00°31’55”E 70.00 feet to the southeast corner of Lot 1 of said CSM No. 
5364; 
Thence N89°49’17”W 724.69 feet along the north right‐of way line of Egan Lane to the 
southeast corner of Lot 1 of CSM No. 4919 (Volume 31, CSM, Page 356, Document No. 
1443675); 
Thence N00°10’47”E 545 feet, more or less, along the east line of Lot 1 of said CSM No. 4919 
and its extended line to the north right‐of‐way line of Eaton Road (CTH “JJ”); 
Thence S88°34’17”W 382 feet, more or less, along said north right‐of‐way line; 
Thence S89°47’17”W 149 feet, more or less, along said north right‐of‐way line; 
Thence N44°56’23”W 112.96 feet along the northerly right‐of‐way line of Eaton Road (CTH 
“JJ”); 
Thence N00°20’52”E 959.4 feet, more or less, along the east right‐of‐way line of Ontario Road 
to the Point of Beginning. 

 
Drafted by: Cedar Corporation – Greg J. Salentine 
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4 MAPS SHOWING EXISTING USES AND CONDITIONS 

MAP 2 – Existing Zoning Map (CURRENT) 
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MAP 3 – Future Land Use Plan (CURRENT) 
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MAP 4 – Existing Land Uses (2010 MAP) 
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MAP 5 – Aerial Map (2014 MAP) 
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5 PRELIMINARY PARCEL LIST 

 

Values are based on 2015 Brown County Assessed Values 

6 EQUALIZED VALUE TEST 

The following calculations demonstrate that the Village is in compliance with 

s.66.1105(4)(gm)4.c. Wis. Stats., which requires that the equalized value of the taxable property 

in the proposed District, plus the value of the increment of all existing Tax Incremental Districts, 

does not exceed 12% of the total equalized value of taxable property within the Village. 

STEP 1.  Calculation of Maximum Equalized Property Value Allowed within Tax Incremental 

Districts in the Village of Bellevue 

Equalized Value (as of January 1, 2015)   Maximum Allowable TID Property Value 

$1,181,183,000 X 12% $141,741,960 

 

STEP 2.  Calculation of Equalized Property Value Currently Located and Proposed to be Located 

within the Tax Incremental Districts 

Tax Incremental Districts Equalized Value 

 Existing TID  $22,955,100 

Proposed Base of TID 2 Creation $2,213,700 

Total Existing Increment Plus Proposed Base $25,168,800 

 

There is one existing Tax Incremental Districts within the Village of Bellevue.  The equalized 

value of the base value of the proposed District is $2,213,700.  This value of the proposed TID 

#2 in addition to the Base Value established by the Wisconsin Department of Revenue for TID 

#1 is less than the maximum of $141,741,960 in equalized value that is permitted for the Village 
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of Bellevue.  The Village is therefore in compliance with the statutory equalized valuation test 

and may proceed with the creation of the District. 

7 STATEMENT OF KIND, NUMBER AND LOCATIONS OF PROPOSED PUBLIC 

WORKS 

The District is located on a number of parcels generally bounded by  Ontario Road on the west 

and extending both north and south of Eaton Road and reaching the parcels on the east side of 

Huron Road on its eastern limits.  The Village of Bellevue intends that the tax increment 

financing (TIF) will be used to assure that mixed-use development locates within the district.  

This will be accomplished by installing public improvements and making necessary related 

expenditures to promote mixed use development within the district.  The goal is to increase the 

tax base and to provide for and preserve employment opportunities within the Village. 

The following is a list of public works projects that the Village expects to implement in 

conjunction with this District.  Any costs directly or indirectly related to the public works are 

considered “project costs” and eligible to be paid with tax increment revenues of the District. 

 LAND ACQUISITION.  The Village intends to acquire land to facilitate mixed-use 

development within this district. 

 SITE GRADING.  Some of the property in the District will require grading to make it 

suitable for mixed-use development. 

 SEWER COLLECTION SYSTEM.  There are inadequate facilities for conveying wastewater 

from new development to the existing sewer system.  It will be necessary to provide 

such a system before development can take place. 

 WATER SYSTEM IMPROVEMENTS.  There are inadequate public water facilities available 

to service this area.  It will be necessary to provide a source of supply and provide water 

mains to distribute water to individual properties. 

 STORM SEWER SYSTEM.  Development of the area will cause storm water runoff.  To 

avoid problems in the District and adjacent areas, a storm water collection and 

retention system will be installed. 

 UTILITIES.  New gas, electrical, and other utilities will need to be extended or existing 

utilities relocated to achieve the best possible development sites for the area. 

 STREETS.  Streets to service the developing properties will need to be constructed.  To 

maintain good traffic flow inside the area and control ingress and egress, it may be 

necessary to provide traffic control signals, roundabouts, and other street amenities. 

 LANDSCAPING/STREETSCAPING.  The Village will provide landscaping such as berms, 

street trees, lighting, pedestrian accommodations and other facilities to attract high 

quality development to the area. 
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 RELOCATION COSTS.  In the event that any property is acquired for the projects, 

expenses including the cost of relocation plan, director, staff, publications, appraisals, 

land and property acquisition costs and relocation benefits as required by Wisconsin 

Statutes 32.19 and 32.195 are considered eligible project costs. 

 ENVIRONMENTAL AUDITS AND REMEDIATION.  There are no environmental problems 

known to exist within the proposed District.  If, however, it becomes necessary to 

evaluate properties, the costs related to all environmental audits and remediation will 

be considered eligible project costs. 

 CASH GRANTS (DEVELOPMENT INCENTIVES).  The Village may enter into agreements 

with property owners, lessees, or developers of land located within the District for the 

purpose of sharing costs to encourage the desired kind of improvements and assure tax 

base is generated sufficient to recover project costs.  No cash grants will be provided 

until a developer agreement is executed with the recipient of the cash grant. 

 ADMINISTRATIVE/PROFESSIONAL COSTS.  These include but are not limited to a 

portion of the salaries of Village administrative staff, public works employees, private 

consultants, and others involved with projects throughout the project plan 

implementation.  Audit expenses and any expenses associated with dissolving the 

district are also considered eligible. 

 ORGANIZATIONAL COSTS.  These costs include but are not limited to fees of the 

financial consultant, attorney, engineers, surveyors, mapmakers and other contracted 

services. 

 FINANCE COSTS.  Interest expense, debt issuance expenses, redemption premiums, and 

any other fees and costs incurred in conjunction with obtaining financing for projects 

undertaken under this Plan are eligible project costs. 

 TIF ORGANIZATIONAL COSTS.   Organization costs including, but not limited to, the fees 

of the financial consultant, attorney, engineers, planners, community development 

consultants, surveyors, map makers, environmental consultants, appraisers and other 

contracted services related to the planning and creation of the TID. This shall include the 

preparation of feasibility studies, project plans, engineering to determine project costs 

and prepare plans, maps, legal services, environmental investigations, grant 

applications, regulatory approvals and other payments made which are necessary or 

convenient to the creation of this tax incremental district.  Also included as an eligible 

administrative cost is the $1,000 Certification Fee charged by the Wis. Department of 

Revenue Certification fee. 

 MARKETING & DEVELOPMENT.  These costs include but are not limited to market 

studies, direct marketing, development analysis and promotion of district. 
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The projects listed above will provide necessary facilities and support to enable and encourage 

the development of TID #2.  These projects may be implemented in varying degrees in response 

to development needs. 

 

With all projects the costs of engineering, design, survey, inspection, materials, construction, 

restoring property to its original condition, apparatus necessary for the public works, legal and 

other consultant fees, testing, environmental studies, permits, updating Village ordinances and 

plans, judgments or claims for damages and other expenses are included as project costs. 

 

If the event any of the public works project expenditures are not reimbursable out of the 

special TIF fund under Wisconsin Statute Section 66.1105, in the written opinion of nationally 

recognized bond counsel retained by the Village for such purpose or a court of record so rules 

in a final order, then such project or projects shall be deleted from and the remainder of the 

projects hereunder shall be deemed the entirety of the projects for purposes of this Project 

Plan (the “Plan”). 

 

The Village reserves the right to implement only those projects that remain viable as the Plan 

period proceeds. 

 

Project costs are any expenditure made, estimated to be made, or monetary obligations 

incurred or estimated to be incurred, by the Village and as outlined in this Plan.  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 municipality outside 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 considerations and are subject to change based upon implementation, 

future assessment policies and user fee adjustments. 
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8 MAP SHOWING PROPOSED IMPROVEMENTS AND USES 

 

Map 6 – PDD Plan Layout of Phase I Improvements 

 

Phase I at a glance summary: 

 Typical single-family residential 70’ ROW Village Streets 

 Associated utilities 

 Stormwater pond(s) 
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Map 7 – Area of Phase II & III Improvements 

 Deep sewer is needed in Egan Lane to help serve a portion of the area as well as is part 

of the overall system to serve the far eastern portion of the Village.  The depth of the 

sewer adds significant costs to development.  Without the extension of the utility, this 

area is at a standstill for development as this is a main line. 

 A structure will need to be constructed over a waterway to connect Essen Road to 

Huron Road (County Highway EA).  There is no incentive for the developer to construct it 

as it adds no value to their land but comes at a great cost, even with use of Bridge Aid 

Funds.  The Village of Bellevue Comprehensive Plan identifies connectivity as a goal of 

the community.  
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9 DETAILED LIST OF PROJECT COSTS 

All costs are based on 2016 prices and are preliminary estimates.  The Village reserves the right 

to increase these costs to reflect inflationary increases and other uncontrollable circumstances 

between 2016 and the time of construction.  The Village also reserves the right to increase 

certain project costs to the extent others are reduced or not implemented, without amending 

the Plan.  The tax increment allocation is preliminary and is subject to adjustment based upon 

the implementation of the Plan. 

The following tables describe the detailed project costs for project categories anticipated to be 

implemented during the expenditure period of TID #2. This format follows Department of 

Revenue guidance on detailed project costs, which states “this list should show estimated 

expenditures expected for each major category of public improvements.” 

The Village may fund specific project cost items shown below in significantly greater or lesser 
amounts in response to opportunities that will help the Village accomplish the purposes of TID 
#2.  The Village will generally use overall benefit to the Village costs in determining the actual 
budget for project cost items over the course of the TID’s expenditure period.  The Village 
should pursue grant programs to help share project costs included in this project plan, as 
appropriate. 
 
This Plan is not meant to be a budget nor an appropriation of funds for specific projects, but a 

framework within which to manage projects.  All costs included in the Plan are estimates 

based on the best available information available.  The Village retains the right to delete 

projects or change the scope and/or timing of projects implemented as they are individually 

authorized by the Village Board, without amending the Plan. 

 

The costs detailed in the table below are projected to be the gross principal costs of the district. 

 

The Village expects to issue a GO Bond in the amount of approximately $1,325,000 Phase I 

project costs. 

 

Phase II and III would potentially be used with tax increment revenue on hand based on the 

revenue being captured from the Phase I value. 

 

 



 

23 | P a g e  
 

Detailed Construction Costs – Phase I 
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Detailed Construction Costs – Phase II 
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10 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 proposed District is 

economically feasible insofar as: 

• The Village has available to it the means to secure the necessary financing required to 

accomplish the projects contained within this Plan. A listing of “Available Financing Methods” follows. 

• The Village currently expects to complete the projects in multiple phases as development 

warrants, but reserves the right to adjust the timing of implementation as needed to coincide with the 

pace of private development. A discussion of the phasing and projected timeline for project completion 

is discussed under “Plan Implementation” within this Section. A table identifying the financing methods 

and the time at which that financing is expected to incur is included. 

• The development anticipated to occur as a result of the implementation of this Plan will 

generate sufficient tax increments to pay for the cost of the projects. Within this Section are tables 

identifying: 1) the development expected to occur, 2) a projection of tax increments to be collected 

resulting from that development and other economic growth within the District, and 3) a cash flow 

model demonstrating that the projected tax increment collections and all other revenues available to 

the District will be sufficient to pay all Project Costs. 

AVAILABLE FINANCING METHODS 
 
Implementation of this Plan will require that the Village issue obligations to provide direct or indirect 
financing for the Projects to be undertaken. The following is a list of the types of obligations the Village 
may choose to utilize. 
 
General Obligation (G.O.) Bonds or Notes 
 
The Village may issue G.O. Bonds or Notes to finance the cost of Projects included within this Plan. 
Wisconsin Statutes limit the principal amount of G.O. debt that a community may have outstanding at 
any point in time to an amount not greater than five-percent of its total equalized value (including 
increment values). 
 
Bonds Issued to Developers (“Pay as You Go” Financing) 
 
The Village 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 are limited to an agreed 
percentage of the available annual tax increments collected that result from the improvements made by 
the developer.  To the extent the tax increments collected are insufficient to make annual payments, or 
to repay the entire obligation over the life of the District, the Village’s obligation is limited to not more 
than the agreed percentage of the actual increments collected.  Bonds issued to developers in this 
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fashion are not general obligations of the Village and therefore do not count against the Village’s 
borrowing capacity. 
 
Tax Increment Revenue Bonds 
 
The Village has the authority to issue revenue bonds secured by the tax increments to be collected. 
These bonds may be issued directly by the Village.  Tax Increment Revenue Bonds and Lease Revenue 
Bonds are not general obligations of the Village and therefore do not count against the Village’s 
borrowing capacity.  To the extent tax increments collected are insufficient to meet the annual debt 
service requirements of the revenue bonds, the Village may be subject to either a permissive or 
mandatory requirement to appropriate on an annual basis a sum equal to the actual or projected 
shortfall. 
 
Utility Revenue Bonds 
 
The Village can issue revenue bonds to be repaid from revenues of the sewer and/or water systems, 
including revenues paid by the Village that represent service of the system to the Village.  There is 
neither a statutory nor constitutional limitation on the amount of revenue bonds that can be issued, 
however, water rates are controlled by the Wisconsin Public Service Commission and the Village must 
demonstrate to bond underwriters its ability to repay revenue debt with the assigned rates.  To the 
extent the Village utilizes utility revenues other than tax increments to repay a portion of the bonds, the 
Village must reduce the total eligible Project Costs in an equal amount. 
 
Special Assessment “B” Bonds 
 
The Village has the ability to levy special assessments against benefited properties to pay part of the 
costs for street, curb, gutter, sewer, water, storm sewers and other infrastructure. In the event the 
Village determines that special assessments are appropriate, the Village can issue special assessment B 
bonds pledging revenues from special assessment installments to the extent assessment payments are 
outstanding.  These bonds are not counted against the Village's G.O. debt limit.  If special assessments 
are levied, the Village must reduce the total eligible Project Costs under this Plan in an amount equal to 
the total collected. 
 

PLAN IMPLEMENTATION 

Projects identified will provide the necessary anticipated governmental services to the area.  A 

reasonable and orderly sequence is outlined on the following page.  However, public debt and 

expenditures should be made at the pace private development occurs to assure increment is sufficient 

to cover expenses. 

Developer agreements between the Village and the property owners will be in place prior to major 

public expenditures.  These agreements can provide for development guarantees or a payment in lieu of 

development.  To further assure contract enforcement these agreements might include levying of 

special assessments against benefited properties. 
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The order in which public improvements are made should be adjusted in accordance with development 

and execution of developer agreements.  The Village reserves the right to alter the implementation of 

this Plan to accomplish this objective. 

Interest rates projected are based on current market conditions.  Municipal interest rates are subject to 

constantly changing market conditions.  In addition, other factors such as the loss of the tax-exempt 

status of municipal bonds or broadening the purpose of future tax-exempt bonds would affect market 

conditions.  Actual interest expense will be determined once the methods of financing have been 

approved and securities issued. 

If financing as outlined in this Plan proves unworkable, the Village reserves the right to use alternate 

financing solutions for the projects as they are implemented. 
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IMPLEMENTATION & FINANCING TIMELINE 
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DEVELOPMENT ASSUMPTIONS 
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INCREMENT REVENUE PROJECTIONS 
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CASH FLOW 

 

11 ESTIMATE OF PROPERTY TO BE DEVOTED TO RETAIL BUSINESS 

Pursuant to Section 66.1105(5)(b) of the Wisconsin State Statues the Village estimates that 30% of the 

territory within the District will be devoted to retail businesses at the end of the District’s maximum 

expenditure period. 

12 ANNEXED PROPERTY 

Property proposed for inclusion within the District has not been annexed and has been within the 

municipal boundaries of the Village of Bellevue since incorporation on February 14, 2003. 

13 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: 
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 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 Village does not expect to incur any non-project costs in the implementation of this Project Plan. 

14 PROPOSED CHANGES IN ZONING ORDINANCES 

A significant portion of the area has been zoned already to business zoning or residential zoning as well 

as the first project located within the proposed Tax Incremental Finance District has been rezoned to a 

Planned Development District (PDD) for a variety of residential and non-residential uses.  The Village 

anticipates additional rezoning petitions in the future to commercial and mixed-use zoning. 

15 PROPOSED CHANGES IN MASTER PLAN, MAP, BUILDING CODES AND 

VILLAGE OF BELLEVUE ORDINANCES 

The Village of Bellevue Comprehensive Plan identifies the majority of the proposed District as the 

Northeast Development District which encourages a mix of uses from commercial, office, mixed-use and 

residential.   This plan is consistent with the recommendations of the Master Plan.  There are no 

proposed changes to the Comprehensive Plan, Future Land Use Plan Map, building codes, or any other 

Village Ordinances for the implementation of this Plan.  The zoning of the property will change from the 

agricultural designation on some parcels as development plans proceed to a Planned Development 

District (PDD) or commercial zoning district to ensure development is consistent with the desires of the 

Village. 

16 RELOCATION 

It is not anticipated there will be a need to relocate any persons or businesses in conjunction with this 

Plan. 

In the event relocation or the acquisition of property by eminent domain becomes necessary at some 

time during the implementation period, the Village will follow applicable state statutes as required in 

Wisconsin Statutes chapter 32. 
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17 ORDERLY DEVELOPMENT OF THE VILLAGE OF BELLEVUE 

The District contributes to the orderly development of the Village of Bellevue by providing the 

opportunity for continued growth in tax base and job opportunities.   The area is located on the future 

“eastern arterial” that will connect Interstate 43 to the south to State Highway 54/57 to the north and is 

bordered by developed areas.  It is located within an area that is a natural progression of development 

within the Village of Bellevue but is hindered by the extreme costs of infrastructure in order to develop. 
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18 OPINION OF VILLAGE ATTORNEY FOR THE VILLAGE OF BELLEVUE 

ADVISING WHETHER THE PLAN IS COMPLETE AND COMPLIES WITH 

WISCONSIN STATUTES, SECTION 66.1105 

 

 

 


