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Village of Shorewood 

Financial Summary 

 

Report Purposes and Objectives 

The purposes of this annual report are to: 

o Report on the financial condition and status of each Tax Incremental District (“TID”) 

o Identify the accomplishments, long term strategies, and prospective short term activities of the Shorewood Economic 
Development Authority in pursuit of the Village’s economic development goals. 

o Assess the financial capacity of each TID to accommodate and support prospective activities. 

o Present prospective multi-year expense approximations expected to be incurred by each of the Districts.  More reliable for 
near years than for distant ones. 

o Provide the basis for the Shorewood 2019 annual revenue and expense budget for TID and CDA activities.  

TID Description and Boundaries 

The currently active Shorewood TIDs are: 

o TID #1 - The original village TID, encompassing all of Oakland Avenue as well as all of Capital Drive west of Downer Avenue. 

o TID #3 – Properties along the Milwaukee River. 

o TID #4 – A single property TID servicing the Lighthorse redevelopment project. 

o TID #5 – A single property TID servicing the Metro Market redevelopment project. 

 

Current TID Boundaries are shown on the map on page A-3.  The territories of TIDs #3, #4, and #5 were originally a part of TID #1, 
but were later recreated as independent TIDs to permit sufficient elapsed time to collect needed tax increment in order to close on a 
timely basis. 

There was also a TID #2 that supported the development of the Edgewood Place condominiums.  It was successfully closed in 2008, 
15 years before the required closure date.  
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Accomplishments 

While there have been many significant District-wide accomplishments, the overall performance of Shorewood’s economic 
development activities can be best measured by the financial accomplishments and projections associated with the eight major 
development projects that have been initiated since 1995.  One has met its obligations and the District was closed.  Six have been 
completed and are meeting their annual TID obligations, one is under construction, and the last is governed by an executed 
development agreement - with construction scheduled for completion in 2018. 

The analysis on the following page provides the following information about each of these projects: 

o TID District in which the project is located. 

o Status of TID project completion. 

o Past or expected future completion year. 

o Estimated development cost of the project based on the proposed development budgets. 

o Estimated tax increment added over and above the original base value of the property by the project. 

o Village development incentives for the project.  The loan portion is committed by the developer to be repaid to the Village. 

o Estimated or actual pay-back period for the project.  The period of time expected for the Village to repay the bonds that 
funded the development incentive and other Village costs for the project. 

These major Tax Increment District projects are expected to produce approximately $119,118,200 in incremental value over the 
original base values when the district was created.  Development incentives for these projects have included both grants 
($16,710,800) and repayable loans ($9,035,001). The ratio of grants to expected increment has been 7.1 to 1. 

TIDs #1, #3, #4, and #5 remain open, so their performance is predicted by using both conservative and moderate projection 
assumptions.  Of these, TID #1 is within five years of closing, making its predictions more reliable.  For all of these TIDs, their 
success is made more certain by developers’ contractual guarantees of values and/or debt payments during the TID period. 

TID #2, the first District that has closed, was very successful, closing in 10 years with an increase in value of over $14 million since 
inception. 
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Economic Projections 

The selection of qualified and proven developers and good development projects along with sound planning and monitoring are the 
Village’s key tools in making these Tax Incremental Districts financially successful.  After projects are constructed and operational, 
financial monitoring and ongoing projection is the way the Village is managing them through the time that the bonds that funded 
each project are repaid. 

Particularly in multi-project TIDs like the Village’s TID #1 and #3, the CDA and Village Board must ration funds so as to fund the 
best remaining projects to assure that each TID is able to close when desired or required.  Shorewood performs the type of 
projections illustrated in this report at least annually or more frequently when major decisions are required to fund major new 
developments. 

The CDA and Village Board use the budget process to approve current year recurring expenses, such as those for internal Village 
staff, special studies, business and developer recruiting, non-project professional fees, and communications.  However, major 
development support is proposed and considered on a project by project basis.  It is these project related expenses and offsetting 
revenues, in addition to non-current recurring expenses, that are monitored through the type of economic projection shown herein. 

Appreciation Assumptions 

Shorewood has experienced a wide range of historic growth in its tax base over the past 17 years, ranging from a high of 11.42% 
in 2001 to a low of a negative 8.37% in 2012.  The 20 year Village-wide average growth has been 4.22%. More recently, within  the 
past five years, growth has ranged from 2.34% to 7.59% with the average being 4.70%  For comparative purposes, the projected 
rate of appreciation for the property and tax rates in the Village’s Tax Increment Districts has been projected on two tracks—a 
conservative track at 1.5% per year for property and a 0% appreciation in the tax rate, and a moderate track at 2.5% per year for 
property with a 2% appreciation in the tax rates.  

These factors are important inputs to the formulas that estimate future TID increment ---so greater appreciation or tax rate growth 
will result in larger increment value and faster TID closure. Slower growth will yield the opposite. 

 

Summary of Projections 

The summary table on the next page projects for each TID, expected closure year, extra cash available at close, as well as the 
increment values based upon the current December 31, 2017 projections. In Section F of this report, projections are made as to 
the overall property tax benefit to Village taxpayers for a period of 20 years after projected TID closure. 

This analysis shows that all cases are currently expected to close before the required date, produce significant increment and tax 
benefit at close.  
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TID #1 Profile and Status 

TID #1 encompasses all of North Oakland Avenue and East Capitol Drive from Downer Avenue to the Milwaukee River.  It was 
originally created in 1995 to include only North Oakland Avenue from Capitol Drive through the northern border of Shorewood.  It 
was then expanded in 2006 to add North Oakland Avenue from Edgewood to Capitol Drive, as well as most of Capitol Drive.   

Budget: 

For the remaining life of the TID 1, a placeholder of $10,000 per year has been used for recurring costs to cover administrative and 
auditing costs until TID closure. 

TID #1 is expected to close in 2021, based upon either the conservative or the moderate appreciation assumptions with an 
estimated ending cash at closure of between $162,907 and $745,966.  See the TID #1 financial profile and other information in 
Section B of this report. 

TID #3 Profile and Status 

TID #3 encompasses properties along the Milwaukee River adjacent to the South and North sides of Capitol Drive. See the TID 
map on page A-3. 

Construction has been completed for the HarborChase redevelopment project.  The Sherman independent senior redevelopment 
project has acquired the land, obtained plan approvals, broke ground and is expected to be completed in 2018.  It is the Village’s 
strategy to consider additional development opportunities consistsent with the Central District Master Plan, such as the River Bluff 
trail and restoration, and others as projects as may be proposed.  

No specific projects in addition to HarborChase and Sherman have been included in the TID #3 projection.  If and when additional 
development opportunities are proposed and evaluated, TID #3 projections will be developed and evaluated as a part of the 
approval process for that project. 

Budget: 

For the remaining life of the TID 3, a placeholder of $20,000 per year has been used for recurring costs. $10,000 to cover 
administrative and auditing costs until TID closure and $10,000 for other CDA activities which could include additional assessments 
and planning, façade improvements, developer recruitment, business recruitment and retention, and community education. 

Based on the evaluation of these scenarios on page A-7; the moderate case closes in 2026 and the conservative one in 2027, 10 
and 9 years respectively before the required closing date of 2036 with $22,843 in cash at closure under the conservative projection 
and $359,187 in cash at closure under the moderate projection. See the TID #3 financial profile and other information in Section C 
of this report.  
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TID #4 Profile and Status 

TID #4 has supported the LightHorse redevelopment project, including construction of: 

o The Walgreens store, 

o The high amenity, 84 unit LightHorse apartment building, with 16 of the units dedicated to low income housing and 
including underground parking for all units. 

o A separate structured parking lot dedicated to parking for employees and residents of the adjacent art deco building, 
customers of Sendiks and Walgreens, and public parking for customers of other area businesses.   

Budget: 

For the remaining life of the TID 4, a placeholder of $10,000 per year has been used for recurring costs. $5,000 to cover 
administrative and auditing costs until TID closure and $5,000 for other CDA activities which could include additional assessments 
and planning, developer recruitment, business recruitment and retention, and community education. 

Based on the evaluation of these scenarios on page A-7, both the the conservative and moderate scenarios project a closure in 
2028, 10 years in advance of the required closing date. Current projections estimate cash at close between $1,149,910 & 
$2,169,195.  See the TID #4 financial profile and related information in Section D of this report. 

 

TID #5 Profile and Status 

TID #5 supports the Metro Market redevelopment project, including: 

o The new 2 story Metro Market 80,000 + square foot grocery store, 

o A mixed use building that includes 100 high amenity apartment units, associated structured parking spaces, and 18,000 
square feet of commercial space. 

o A 335 space parking structure for Metro Market customers, mixed use building customers and residents, and other public 
use. 
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Budget: 

For the remaining life of the TID 5, a placeholder of $10,000 per year has been used for recurring costs. $5,000 to cover 
administrative and auditing costs until TID closure and $5,000 for other CDA activities which could include additional assessments 
and planning, developer recruitment, business recruitment and retention, and community education. 

Based on the evaluation of these scenarios on page A-7, both the moderate and conservative scenarios project closure in 2023, 18 
years before the required closing date with an estimated cash balance of between $479,770 and $1,112,730. See the TID #5 
financial profile and related information in Section E of this report.  

Façade Programs 

A façade program has been funded and functioning in TID #1 from 2004-2017 and has distributed over $1.5 million to achieve 
these goals. Objective criteria and dollar limits have been defined to guide the grant application and approval process.  The 
program reimburses building owners or tenants for 90% of design fees up to $2,000 and 50% of implementation expenses for 
qualifying projects.  There is a $10,000 limit for grants. 

The analysis of properties in TID #1 identifies: 

o 80 properties already served by the program

o 34 properties remaining, of which the villages’ administrating agency has identified 25 as being program candidates, based
on It’s assessment regarding who might benefit from facade assistance.

See also Section G of this report for details about historical façade program activity and projected financial support needs. 

At the end of 2016 this program was transferred to the CDA and funded with a $330,000 grant from TID 1 in order to continue 
these program activities for the next several years. 

Business Loan Program 

A business loan program has been active in TID #1 from 2009 to 2017.  The program has established a revolving loan fund with a 
maximum of $500,000 in outstanding loans authorized at any point in time.  Since inception, the program has disbursed $773,971 
in loans.  Of that amount, $469,829 has been repaid and $25,000 written off, leaving an outstanding balance of $279,142 owed as 
of December 31, 2017.   
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The write-off occurred when the Open Book organization defaulted on $25,000 of its $35,000 original loan, the program’s only such 
loss to date, an amount less than the 5% average of total loans approved we were advised by our loan program consultants to 
anticipate in our planning and management of the program. 

At the end of 2016 this program was transferred to the CDA and funded with a $200,000 grant from TID 1 as well as the transfer of 
all outstanding loan receivable balances of just under $400,000 with the goal of this becoming a perpetual economic development 
program. 

See Section G of this report for more information about the present and prospective business loan programs. 

CDA Future Goals 

As the CDA looks to the coming year, it will continue to pursue viable and beneficial development activities for the village as well as identify 

prospects for the business loan and facade program. In addition to these programs, there are a number of initiatives the CDA intends to research 

for potential implementation. These include:  

1. New Initiatives

a. Research the addition of certain CDA-facilitated initiatives to continue to support beneficial development, small businesses and

housing. Research will include but not be limited to:

I. Guaranteed Loan Program

II. “White Box” Development Program

III. Large Façade and Building renovation/revitalization program

IV. Housing Support Program

V. Business Support Programs

b. Recommend any CDA approved initiatives to the Village Board

2. Policy and Procedure Enhancement

a. Research and potentially adopt TID Guidelines that direct the creation and utilization of a TIF and help Shorewood make choices that

have the best chance of success. While it is important that the guidelines maintain sufficient flexibility for the CDA, Village Board and

Shorewood community to appropriately respond to the unique aspects of each opportunity, the guidelines may include:

I. Description of TIF Goals, objectives and Strategies

II. Description of the TIF process
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III. TIF loan policies 

b. Continue to develop policies and procedures to support all CDA initiatives in order to facilitate consistent implementation of CDA 

program goals and expectations. 

3.    Continue existing activities to support: 

a.    Retail Relations 

b.    Developer Relations 

c.     Community Outreach 

d.    Program Marketing 
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TIF Impact on Village Debt Levels 

As of December 31, 2016, the Village of Shorewood’s general obligation debt is comprised of the following: 

o Village general fund debt $17,768,572 

o Utility debt $9,448,833 

o Tax Incremental District (TID) debt $22,810,000 

o Total General Obligation Debt $50,027,405 

While TID debt service is paid from TID receipts, all three components are ultimately the liability of the Village. The above combined 

debt level represents 3.15% of Shorewood’s equalized value, which is 62.98% of the statutory limit of 5% of equalized value. Based 

upon the analysis contained in this report, all TID debt is expected to be self-supporting requiring no general taxpayer subsidy. 

The Village proactively manages and monitors its overall debt load through its comprehensive long term planning process. In 

addition, both TID plans and their impact on consolidated Village debt levels will be reviewed whenever a new major CDA 

redevelopment project is proposed. 

Shorewood is within its statutory debt limit. In addition, the projected debt level peaks in 2018 and then significantly declines in its 

ratio of consolidated debt to equalized value. Shorewood has also maintained a strong credit rating (Aa2 Moody’s Investors Service 

Bond Rating) throughout, and has controls in place to effectively manage future TID and other borrowings. 

The chart on the following page projects combined debt as a percent of equalized value. The percentage peaks in 2018 at 3.6% of 

equalized value, and then declines steadily in future ears (to around 2.5% in 2025) as debt retirement exceeds new planned 

borrowings. These new borrowings are to fund the future capital projects as anticipated in the Village’s Long Range Plan, and are 

included in this chart. 

The chart also illustrates the various debt component portions related to the anticipated general direct debt levy, utility G.O. debt and 

TID related debt issues as projected in this plan.  The chart on page A-15 also shows these trends plotted individually by debt 

component. 
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Conclusion 

Based on the above projections and status, all Shorewood TIDs are solvent and expected to close by their statutorily required 
dates, or sooner.  Shorewood TIDs and any included sub-projects have been projected based on both conservative and moderate 
appreciation assumptions, and are projected to close on time or ahead of time.    

Michael Harrigan, Chairman 

Dawn Gunderson, Vice President & Senior Municipal Advisor 

Ehlers & Associates 

Shorewood Village Financial Advisor 

July 27 , 2018 
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Metropolitan Condos, 4485-93 N. Oakland 
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Cornerstone Site Pre-Development former abandoned Gas Station 
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Cornerstone Development – Mixed Use  Oakland Ave. & Kensigton Blvd. 
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Cornerstone Residential Rental & Commercial 
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Ravenna Residential Rental & Commercial Looking S. on Oakland Ave. 
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Development Harbor Chase and Sherman Senior Apartments Site @ 1111 E. Capitol Dr. 

(Pre-Development) 
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Harbor Chase Assisted Living & Memory Care Opened 12 / 2015 
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Sherman Associates Senior Apartments 

Consruction underway. Completion  Expected in 2018 

3900 N. Estabrook Parkway. 
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Lighthorse Development Site – Pre Development View. Oakland & Kenmore 

 

D - 6



Lighthorse Developmet Residential Rental / Commercial Mixed use. 4041 N. Oakland 
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Metro Market / Mosaic Site Pre- Development Land 

Uses at 4085-99 N. Oakland Ave. Vacant Stores.  
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Metro Market at 4075 N. Oakland. 

 

E - 6



 

Metro Market, Parking Structure and Mosaic at Oakland & Jarvis.  
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December 31, 2017

Computation 

As of Date

Projected 

Closure

Cumulative 

Increment Revenue 

Collection Until 

Closure

Year 20 

Following 

Closure

Cumulative 

Increment Revenue 

Collection 20 years 

Following Closure

20 Years 

Revenue NPV 

@ 3%

TID #1

Conservative 12/31/2017 2021 26,484,775                  2041 58,977,067                   42,444,725       

Moderate 12/31/2017 2021 27,065,900                  2041 106,721,453                 74,334,445       

TID #3

Conservative 12/31/2017 2027 11,018,518                  2047 28,892,438                   21,131,710       

Moderate 12/31/2017 2026 11,436,291                  2046 53,143,870                   37,243,269       

TID #4

Conservative 12/31/2017 2028 7,276,852                    2048 13,539,570                   9,918,187         

Moderate 12/31/2017 2028 8,288,972                    2048 18,645,821                   14,226,515       

TID #5

Conservative 12/31/2017 2023 8,081,828                    2043 34,219,693                   23,120,793       

Moderate 12/31/2017 2023 8,712,748                    2043 55,046,140                   37,981,348       

TOTAL Conservative 135,628,768                 96,615,415       

Total Moderate 233,557,284                 163,785,577     

Note Prior year projections of Total revenue collections were lower for conservative projection but higher for Moderate.

The reason for the lower moderate projection this year  is that the updated moderate projects TID 5 to close a year sooner thus 

reducing the amount of total revenue being collected. 

Projected prior to closure Projected for 20 Years After Closure

Increment Projections during Life of District and 20 Years Following Closure
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