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INTRODUCTION 
 
 
 

Tax Incremental District No. 8 (the “District) is being formed as a mixed use tax increment 
district.  It is comprised of approximately 401 acres of which 170 acres are suitable for 
development. Any wetlands are excluded from the District.  It is anticipated that much of the 
development in the District will be office buildings, light industrial and some 
commercial/retail buildings. 
 
In general, the District is in the vicinity of South Howell Avenue and West Oakwood Road.  In 
May of 2009, through an agreement with the Oak Creek-Franklin School District and 
WISPARK, the City purchased approximately 255 acres of land at the southwest corner of 
Howell Avenue and Oakwood Road from the Milwaukee Metropolitan Sewerage District 
(MMSD).  Fifty acres was purchased by the school district for a future school site and thirty 
six acres were retained by the City through a conservation easement.  The remaining 169 
acres were purchased by WISPARK who, in partnership with the City, plans to develop a 
business park.  In addition, the District includes the Oakwood Crossing Business Park (Opus 
North).  This provides an additional fifty acres for development. 
 
The land purchased from MMSD has no value as of January 1, 2009.  The Oakwood Crossing 
Business Park has an estimated value of $22,203,200 which would be the base value of the 
District. 
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MAP 1 
T.I.D. NO. 8 – LOCATION MAP 
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SECTION 1 
 

EXISTING USES AND CONDITIONS 
 

Land in the District is primarily vacant/agricultural with three parcels designated as planned 
industrial. 
 
All wetlands in the area are excluded from Tax Incremental District No. 8.  The exclusion of 
the wetlands has not affected the contiguity of the District. 
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MAP 2 
TID NO. 8 – EXISTING LAND USE 
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SECTION II 
 

LIST THE TYPE, NUMBER AND LOCATION OF ALL PROPOSED PUBLIC WORKS AND 
IMPROVEMENTS IN THE DISTRICT AND OUTSIDE THE DISTRICT 

 
 

Tax Incremental District No. 8 in the City of Oak Creek is being created to promote mixed use 
industrial and commercial growth within the City.  The following projects are the required 
improvements to accommodate the development within the District.  Any costs directly, or 
indirectly, related to the public works are considered “Project Costs” and are eligible to be 
paid with tax increment revenues of the District.  The Projects and Project Costs include, but 
are not limited to: 
 

A. Street Improvements 
The primary projects are the required roads to access the development sites within 
the District. 

       
B. Sanitary Sewers 

Sanitary sewers in newly constructed streets, or public easements. 
 

C. Storm Sewers 
Storm sewers in newly constructed streets, or public easements 
 

D. Water Mains 
Water mains in newly constructed streets, or public easements 
 

E. Utilities 
Utilities will be needed throughout the District. 
 

F. Signage 
Signage will be required for directions and identification. 
 

G. Landscaping 
Landscaping including grading, erosion control, tree removal and planting, berms and 
plantings in rights of way will be needed throughout the District. 
 

H. Lighting 
Lighting will be required on all street projects. 
 

I. Planning, Legal , Engineering, and Other Professional Costs  
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J. Wetlands 

Wetlands will need to be defined and excluded from project areas. 
 

K. Property Assemblage 
The City may need to assist in property assemblage to accommodate new 
development. 
 

L. Cash Grants (Development Incentives) 
The City may enter into development 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 or other incentives will be 
provided until a developer agreement is executed with the recipient. 
 

M. Administrative costs 
These costs include, but are not limited to, a portion of City administrative staff, 
public works employees, and others involved with the projects throughout the 
Project Plan implementation.  Audit expenses and any expenses associated with 
future expansion or dissolution of the District are also considered eligible costs. 
 

N. Professional/Organizational Costs 
These costs include, but are not limited to, fees of the financial consultant, attorneys, 
engineers, surveyors, marketing and any other contracted services. 
 

O. Finance Costs 
Interest, financing fees, redemption premiums, and any and all other financing fees 
are included as Project Costs. 
 

P. Community Development Authority 
The City may provide contributions made under s. 66.1333(13) in connection with the 
implementation of this Project Plan. 
 

Q. Local Discretion 
Payments made, in the discretion of the local legislative body, which are found to be 
necessary or convenient to the creation of this tax increment district, or the 
implementation of this Project Plan. 
 

R. Capital Costs 
Capital costs including, but not limited to, the actual costs of the construction of 
public works or improvements, new buildings, structures and fixtures; the 
demolition, alteration, remodeling, repair or reconstruction of existing buildings, 
structures and fixtures, other than the demolition of listed properties as defined in s. 
44.31(4); the acquisition of equipment to service the district; the removal or 
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containment of, or the restoration of soil or groundwater affected by environmental 
pollution; and the clearing and grading of land. 
 

S. One-half Mile Radius 
Project costs incurred for territory that is located within a one-half mile radius of the 
District’s boundaries and within the City limits.  It is anticipated that any such project 
costs will be similar to the Project Costs set forth in the Detailed List of Estimated 
Project Cost in Section IV of this Project Plan. 
 

T. Any other Project Costs and Projects allowable under Wis. Stats. S. 66.1105 
 
 
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 City ordinances and plans, judgments or claims for damages and other expenses 
are included as project costs. 
 
In 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 City for such purpose, or a court of 
record so rules in a final order, then such project or projects shall be deleted herefrom 
and the remainder of the projects hereunder shall be deemed the entirety of the projects 
for purposes of this Project Plan (the “Plan”). 
 
The City reserves the right to implement only those projects that remain viable as the 
Plan period proceeds.  Proration of costs in the Plan are also estimates and subject to 
change based upon implementation, future assessment policies and user fee 
adjustments. 
 
Project costs are any expenditures made, estimated to be made, or monetary obligations 
incurred or estimated to be incurred, by the City 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 City outside the District, a 
proportionate share of the cost is not a project cost.  Costs identified in this Plan are 
preliminary estimates made prior to design considerations and are subject to change 
after the planning is completed. 
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SECTION III 
 

PROPOSED IMPROVEMENTS AND USE 
IDENTIFICATION AND LOCATION 

(Maps and Figures) 
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SECTION IV 
 

DETAILED LIST OF ESTIMATED PROJECT COSTS 
 

 
 

1. Street Improvements 
 

A.  Street and utility design, surveying, staking etc. $ 750,000 
B.  Road construction and Glen Oaks Drive removal $ 1,000,000                       
C.  Elm Road intersection $ 525,000 
 

      Subtotal                                                                                            $ 2,275,000 
 

2. Sitework for roadway and detention ponds 
Including landscaping                                                                $ 1,500,000 
 

      3.   Sanitary, storm and water utilities                                             $ 2,000,000 
 
      4.   Sidewalks                                                                                 $ 600,000 
 
      5.   Street lighting                                                                           $ 100,000 
 
      6.   Property assemblage $ 1,025,000 
 
      7.   Monuments $ 40,000 
 
      8.   Planning, legal, engineering, and other professional costs $ 660,000 
 
      Subtotal                                                                                          $ 8,200,000 
 
      Contingency                                                                                   $ 975,000 
 
      Total                                                                                               $ 9,175,000 
 
 
     Development incentives                                                                 $ 4,000,000 
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This plan is neither 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 information available.  The City retains the right to delete 
projects or change the scope and/or timing of projects implemented as they are individually 
authorized by the Common Council, without amending the Plan. 
 
The City reserves the right to increase these costs to reflect inflationary increases beyond 
what is anticipated over a 5 year period and other uncontrollable circumstances between 
2009 and the time of construction.  However, to the extent project costs exceed an increase 
of 15% over the current estimate, which is $9,175,000 the City shall require an amendment 
to the Plan to be commenced.  The City 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. 
 
It is anticipated that Project Costs in the territory located within a one-half mile radius of the 
District and within the City will be similar to the Detailed List of Estimated Project Costs in 
nature and type.   
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SECTION V 
 

ECONOMIC FEASIBILITY STUDY 
 
 

 
The estimated total tax increments are $20,381,683 based only on the WISPARK 
development.  The total principal and interest payments are $15,931,375.  The $9,975,000 
principal amount funds all of the project costs listed in Section IV except for developer 
incentives. 
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SECTION VI 
 

DESCRIPTION OF FINANCING METHODS 
 
 
 

Under Wisconsin Law there are several methods of borrowing, some of which apply the debt 
against the City’s statutory debt limit.  The feasibility of financing any project at any given 
time by any particular method will be determined in the future, based on the City’s fiscal 
situation, anticipated non-TID capital needs, interest rates and the amount borrowed. 
 
Possible funding sources include: 
 

A. General Obligation Debt 
B. Water and Sewer Revenue Bonds 
C. Lease Revenue Bonds issued by the CDA 
D. State Grants or project participation 
E. Other revenue sources available to the City, including, but not limited to special 

assessments 
 

It is anticipated that developer agreements between the City and property owners, lessees, 
or developers will be in place prior to major public expenditures and for any cash 
grants/developer incentives.  These agreements may also provide for development 
guarantees or payment in lieu of development.  To further assure contract enforcement 
these agreements might include levying of special assessments. 
 
The order in which public improvements are made will be adjusted in accordance with 
development and execution of developer agreements.  The City reserves the right to alter 
the implementation of this Plan to accomplish this objective. 
 
If financing as outline in the Plan proves workable, the City reserves the right to use alternate 
financing solutions for the projects as they are implemented. 
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SECTION VII 
 

PROPOSED CHANGES IN ZONING ORDINANCES 
AND MASTER PLAN 

 
 
The City does not anticipate the need for any changes to its zoning ordinances in conjunction 
with this Project Plan 
 
It is expected that this Project Plan will be complementary to the City’s adopted 
comprehensive plan.  There are no proposed changes to the building codes or other City 
ordinances for the implementation of this Project Plan. 
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MAP 3 
 

TID NO. 8 – EXISTING ZONING 
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SECTION VIII 
 

NON-PROJECT COSTS 
 
 

There are no non-project costs. 
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SECTION IX 
 

RELOCATION 
 
 

At the present time, there are no relocation costs to be incurred by the City.  If, in the future, 
relocation of individuals or businesses is required the City will follow the statutory 
requirements of Section 32.19 and the applicable Wisconsin Administrative Code provisions, 
and the costs thereof may be included as a project cost.  



21 

 

 
 
 
 

SECTION X 
 

HOW THE CREATION OF TAX INCREMENTAL DISTRICT NO. 8 
WILL PROMOTE THE ORDERLY DEVELOPMENT OF THE  

CITY OF OAK CREEK 
 
 

Tax Incremental District No. 8 contributes to the orderly development of the City by 
providing the opportunity for continued growth in the tax base and job opportunities 
consistent with the provisions of the City’s adopted Comprehensive Plan. 
 
The future land use map adopted as part of the City’s Comprehensive Plan illustrates this 
area as future industrial.  While utilities and transportation infrastructure are adjacent to the 
site, there will still need to be a substantial investment for infrastructure to serve this 
business park.  Given the competitive landscape for business parks in southeast Wisconsin, 
and the need for additional infrastructure in the area, it was anticipated that a tax increment 
district would be needed.  The proposed mixed-use district will leverage the investment 
being made by WISPARK into the community. 
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SECTION XI 
 

LEGAL OPINION 
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APPENDIX A 
 

LEGAL DESCRIPTION 
AND 

PARCEL NUMBERS 
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