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Executive Summary 
 

Harrison actively uses Tax Increment Districts (“TIDs”) to foster 

rehabilitation and new development.   

Existing TIDs 

• TID #1: Mixed Use District, HWY10/114 and County P. 

• TID #2: Mixed Use District, County KK and HWY 55. 

• TID #3: Mixed Use District, County AP, N. Coop Road, 

Manitowoc Road, Eisenhower Drive. 

• TID #4: Mixed Use District, County AP and Lake Park Rd. 

• TID #5: Mixed Use District, County N and Manitowoc 

Rd. 

• TID #6: Mixed Use District, County N and County KK. 

 

Of the six active TIDs, the oldest was created in 2013 and the 

newest created in March 2023.  Incremental value growth, that 

is, the increase in equalized property values, within the existing 

TIDs (not including TID 5) is over $270 million.  TID # 1 since its 

inception in 2013 has seen increment value growth of over 

$102,619,400 or over a 131% increase. TID # 2, since its 

inception in 2019 has seen increment value growth of over 

$41,749,500 or over a 9.30% increase. TID # 4 since its 

inception in 2020 has seen an increment in value growth of 

over $113,106,800 or over a 267% increase. TID # 6, since its 

inception in 2023 has seen incremental growth of $466,200 or 

over 1.83%. 

 

TID # 3 since its inception in 2020 with base value of $193,500 

saw increment growth in 2021 of $1,094,200 and $8,769,500 in 

2022.  In 2023 and 2024 the district saw corrections in personal 

property which removed $5,157,100 and $5,831,700 in Non-

Manufacturing Real Estate and Personal Property resulting in 

the district having an increment value put back to the original 

base value of $193,500 in 2024. In 2025 the district saw an 

increment in value growth of $12,161,000 or over a 62.85% 

increase. 

 

TID # 5 was created via resolution on 11/15/2022 with a base 

year of 2023 and base value of $240,800 and currently has an 

increment value of $0.  
 

Harrison recently amended two TIDs.  TID # 2 was amended on 

May 28, 2024, to add 22 acres to the territory boundary and 

add approximately $4,926,328 in total potential project costs to 

the district. TID #5 was amended on June 20, 2024, to add 28 

acres to the territory boundary and add approximately $4.5 

million in total potential project costs to the district.  
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Challenges 

State legislative changes, Department of Revenue assessment 

practice changes and the economic downturn that began in 

late 2007 have had a significant impact on TID revenues.  

Economic feasibility studies included in TID project plans 

drafted years prior to these changes have forced Harrison to 

adapt to the challenge of TID revenues falling short of 

projections developed under an entirely different set of fiscal 

circumstances.  

 

Brief Explanation of TID 

Tax Incremental Financing (“TIF”) is an economic development tool 

available to Wisconsin communities.  The community administers 

the Tax Incremental District (“TID”), however, all taxing entities 

overlapping the TID benefit from the improvements the TID 

fosters.  Those benefits include the expansion of tax base, 

expansion/stabilization of employment base and orderly 

community development/redevelopment. 

 

A TID is comprised of geographically contiguous parcels in need 

of development or redevelopment.  The property value of a TID is 

frozen at the time of creation – this frozen value is referred to as 

the “base value”.  Overlapping taxing entities (Village, School 

District, County and Technical College District) continue to collect 

tax revenue on the base value over the life of the TID.  Tax 

revenue on the incremental value (the “tax increment”) accrues to 

the TID rather than the overlapping taxing jurisdictions.  TID 

revenues are comprised primarily of taxes collected on the 

incremental value but also include land sale revenue, lease 

revenue, certain state aid payments and investment earnings on 

accumulated fund balance.  These revenues fund projects are 

intended to foster economic development.  Once sufficient TID 

revenue has been received to pay TID project costs, the TID 

closes, and the newly created tax increment becomes a 

component of the total valuation of all overlapping taxing 

jurisdictions. 

 

A component of the TID creation or amendment process is evaluation of 

the TID plan by a board comprised of one member of each of the 

overlapping taxing entities and an “at-large” public member.  A required 

key finding by this Joint Review Board in the creation of a TID is that the 

new development would not occur but for the creation of the TID.  

Referred to as the “but for test”, if this finding cannot be made, the 

development would presumably occur without TID assistance.   
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Village of Harrison – Tax Increment Districts
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TID #1  

 

Western Portion of the Village 

 
Created in 2013 as a mixed-use district, TID # 1 is on the 

western portion of the Village, at the northeast corner of 

Highway 10/114 and County LP. TID # 1 included 

approximately 140 acres of land which include several 

different property owners and a few existing homes and 

businesses. TID # 1 was created to fund necessary 

infrastructure improvements to allow and serve planned 

development, attract business and other development that 

will provide desired value and help advance recreational 

goals of connecting the Village trail system to the regional 

network to provide alternate transportation access to 

businesses and development.
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TID #1 Summary 
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TID #1 History of Value Increment 
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TID #1 Project Cost Detail

 

 

 

 

 

 

 

 

 

 

Note: Projected costs are taken from the TID Project Plan, not the village budget documents. 
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TID #1 Cash Flow Proforma Analysis 
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TID #1 Cash Flow Proforma Analysis Cont. 
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  TID #2 

 

 

County KK and Highway 55 
 

TID #2 was created via resolution on 01/29/2019. TID # 2 is in the 

northern portion of the Village along County KK between State 

Park Road and Friendship Road and along Highway 55. TID # 2 

included approximately 222 acres of land which include several 

different property owners and a few existing homes and 

businesses. TID # 2 was created to fund necessary infrastructure 

improvements to allow and serve planned development of a 

mixed-use area which was not feasible without TID support. It also 

was created to help advance recreation goals of connecting the 

Village trail system to the regional network and provide alternative 

transportation access to businesses and development within the 

TID.    TID # 2 was amended via resolution on May 28, 2024, to 

add two parcels to the overall TID boundary and approximately 

$4,926,328 in additional project costs to serve the amendment.
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TID #2 Summary 
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TID #2 History of Value Increment 
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TID #2 Project Cost Detail 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Note: Projected costs are taken from the TID Project Plan, not the village budget documents. 
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TID #2 Cash Flow Proforma Analysis 
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TID #2 Cash Flow Proforma Analysis Cont. 
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TID #3 

 

 

             

 

 

 

 

 

 

 

 

 

 

 

NORTHWESTERN PORTION OF VILLAGE 

 

TID #3, located in the northwestern portion of the Village, 

bounded by Midway Road/County Road AP to the north, N. Coop 

Road on the east, Manitowoc Road on the south, and future 

Eisenhower Drive on the west was created via resolution on 

07/14/2020.  TID # 3 contains approximately 79 acres. TID # 3 was 

created as a mixed-use district with the purpose of advancing the 

Village’s vision to achieve well-planned, high-quality growth, 

economic diversification, and development at a prominent 

location in the Village. TID # 3 includes the construction of a new 

road connecting the ends of Eisenhower Drive from Midway 

Road/County Road AP to US Hwy 10 & 114. The project intends to 

provide traffic connections to/from proposed development and 

create a regional transportation network to benefit commercial 

business within the district. 
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TID #3 Summary 
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TID #3 History of Value Increment 
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TID #3 Project Cost Detail    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Note: Projected costs are taken from the TID Project Plan, not the village budget documents. 
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TID #3 Cash Flow Proforma Analysis 
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TID #3 Cash Flow Proforma Analysis Cont. 
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TID #4 

 

 

         County AP and Lake Park Rd. 

 

TID #4 was created via resolution on 09/08/2020 and is in 

the northwestern portion of the Village, along the west side 

of Lake Park Road and bisected by Midway Road/County 

Road AP. TID # 4 is approximately 122 acres of land. There 

are 4 different property owners and two existing homes 

within the district boundary. TID # 4 project plan includes 

upgrades to pedestrian recreational and trail facilities, road 

improvements, utility improvements, land acquisition, 

developer incentives, and general administrative and 

financing costs. The district is estimated to add 

approximately $74,020,000 in tax increment when it is 

estimated to close in 2040. 
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TID #4 Summary 
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TID #4 History of Value Increment 
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TID #4 Project Cost Detail 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Note: Projected costs are taken from the TID Project Plan, not the village budget documents. 
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TID #4 Cash Flow Proforma Analysis 
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TID #4 Cash Flow Proforma Analysis Cont. 
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TID #5 

 

 

 

 

County Road N & Manitowoc Road 

 

TID #5 was created via resolution on 11/15/2022 and is 

located along the east side of County Road N north of 

Manitowoc Road. TID # 5 included approximately 40 acres of 

land and was created to attract, through financial incentives, 

business and other development that will provide desired 

value, employment opportunities, and aesthetic qualities. TID 

# 5 was amended on June 20, 2024, to include an additional 

28 acres to the district for an approximate grand total of 68 

acres and added approximately $4.5 million in total of 

potential additional project costs. 

.   
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TID #5 Summary 
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TID #5 History of Value Increment 
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TID #5 Project Cost Detail 

 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Note: Projected costs are taken from the TID Project Plan, not the village budget document 
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TID #5 Cash Flow Proforma Analysis 
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TID #5 Cash Flow Proforma Analysis Cont. 
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TID #6 

 

 

 

 

 

 

 

 

 

 

 

 

 

County Road N and County Road KK 

 

TID #6 was created via resolution on 03/28/2023. The 

mixed-use district is in the north central part of the Village, at 

the southwest corner of the intersection of County Road N 

and County Road KK. TID # 6 includes approximately 4.1-

acres of land and was created to fund necessary 

infrastructure improvements such as storm sewer relocation 

and the creation of a stormwater pond to allow and serve 

planned development as well as attract, through financial 

incentives, business and other development that will provide 

desired value, employment opportunities, and aesthetic 

qualities. 
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TID #6 Summary 
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TID #6 History of Value Increment 
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TID #6 Project Cost Detail 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Note: Projected costs are taken from the TID Project Plan, not village budget documents. 
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TID #6 Cash Flow Proforma Analysis 
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TID #6 Cash Flow Proforma Analysis Cont. 
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Harrison’s Tax Incremental Districts 

 

Tax Incremental Districts are one of the most powerful economic development tools available to municipalities.  Harrison has a history 

of actively using this tool to foster not only tax base growth but also blight elimination, orderly development of newly created 

commercial and industrial parcels and expanded employment opportunities.  All the Village’s TIF districts are mixed use allowing for 

the opportunity to provide development for residential, commercial, or industrial development. 

 

Different types of TIDs offer varying challenges.  For example, mixed use allows for development of multiple zoning categories and 

have a cap on the % of newly platted residential that can occur within a district boundary.  TIDs created to rehabilitate parcels regularly 

incur significant costs to demolish existing facilities, remediate environmental contamination and, in general, prepare the parcel for new 

development.  For these reasons, the “cost to revenue” ratio for rehabilitation TIDs is significantly greater than TIDs created to foster 

new industrial or commercial development.  However, it is important to recognize that the benefits accrued to Harrison for the 

development in TID #1-6 include an expanded employment base and an increase in the vibrancy of Harrison’s growth.  Without the 

use of TID, it is highly unlikely that this growth would have occurred.   

 

TID #1 has generated over $102 million in incremental value.  TID # 2 has generated over $41 million in increment value. TID # 3 has 

generated over $12 million in incremental value. TID # 4 has generated over $113 million in incremental value. TID # 6 has generated 

over $466,200 in incremental value.  TID’s # 5 is the only district currently not generated a value increment. 
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Implemented Project Plans 

 

TID project plans are required to include an economic feasibility analysis. A component of the analysis projects annual TID revenues 

compared to annual TID expenditures.  A challenge facing all TIDs is the “fixed” nature of the expenditures versus the “variable” nature 

of the revenues.  For example, TID expenditures are often funded by the issuance of debt.  That debt typically has fixed payments over 

a long-term period (up to 20 years for General Obligation debt).  The revenue stream, comprised predominantly of tax revenue, varies 

annually based on changes to property value in the TID and the combined equalized tax rate.   As with any projection, further into the 

future the projection spans, the confidence placed on subsequent years’ projections is reduced. 

 

Several factors have impacted TID revenues over the past several years, including (in chronological order): 

 

• Department of Revenue revised TID valuation methodology 

o In 2010 the Wisconsin Department of Revenue revised its methodology for assigning values to properties in a TID.  The 

new methodology had a greater impact on older TIDs than newer TIDs, primarily because of the impact of annual 

compounding. 
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• 2013 Wisconsin Act 145 (Technical College state aid increase) 

o Beginning in 2014, the technical college district’s equalized tax rate for payment received in 2015 and thereafter is 

reduced $0.875 per $1,000 of property value. 

o This played an impact in TID # 1 showing a reduced combined tax rate from 2013 of $19.62 to $18.14 in 2017. 

In response to the legislative changes, the state has regularly revised TID statutes to provide communities with the ability to adjust their 

TIDs to address events unforeseen at the time of TID creation.   

 

• 2013 Wisconsin Act 183 (Re-determine TID base value) – effective April 4, 2014 

o TID’s equalized value must be at least 10% below the current base value of the TID for two consecutive years  

o Distressed or severely distressed TIDs qualify. 

 

• 2013 Wisconsin Act 193 – effective April 6, 2014 

o Expands authority for certain towns to create TIDs 

▪ In prior year, EV must be minimum of $500 million and population of at least 3,500 

▪ A sewer service is or will be provided before use or operation of any improvements 
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• 2015 Wisconsin Act 254 – effective March 3, 2016 

o Allows Municipality to amend TID’s project plan and request three-year extension to TID’s life if tax increments are 

impacted by 2013 Act 145 (referenced earlier) that increased state aid to technical colleges 

o Requires DOR to indicate in a fiscal estimate if a bill will increase or decrease the increment collection for TIDs or if the 

effect is indeterminate 

 

• 2015 Wisconsin Act 255 (TIDs created or whose project plan was amended on or after October 1, 2015) 

o Removes restriction that vacant property may not comprise more than 25% of TID for creations after effective date 

o Revises TID base value calculation to exclude exempt village owned property 

 

• 2015 Wisconsin Act 256 – effective March 3, 2016 

o The JRB review period changed from 30 to 45 days to approve municipality’s TID resolution 

o Changes calculation of levy limit exception – municipality’s equalized value for preceding year excludes value of any TID 

increments for year TID terminates 

o TID industrial zoning requirements only apply to industrial TIDs 

o Changes planning commission notice from class 2 to class 1 for TID amendments 

o One-year life and allocation extension for new TIDs when the municipality adopts the project plan between September 

30 and May 15 



Village of Harrison 
2025 Tax Incremental District Analyses  

August 26, 2025 

 

46 
 

• 2015 Wisconsin Act 257 – effective October 1, 2015, for 60.85 Town TIDs and October 1, 2016, for all TIDs 

o Requires standing Joint Review Board (JRB) 

▪ Meet annually on July 1 or as soon as annual report available 

▪ Remains in existence entire time TID exists with same taxing jurisdictions 

▪ May disband after the termination of all existing TIDs 

▪ Applies to all TID types 

o Repeals DOR’s review of industry-specific town TIDs 

o Requires municipality to electronically submit annual TID Report  

▪ Due to DOR starting July 1, 2016, for Town TIDs and July 1, 2017, for all other TIDs 

 

• 2015 Wisconsin Act 257 (Continued) 

▪ Annual report must contain specific items: 

• Name assigned to the TID 

• Developer named in agreement with municipality or receiving financial assistance 

• Anticipated TID termination date 

• Tax increment to deposited into special fund for the TID 

• Contact person 

• Analysis of TID special fund 
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o Requires DOR to develop annual report process 

▪ Reports due no later than 45 days after receipt 

• Extension may be granted with sufficient evidence 

• Summary of extensions to be posted on DOR website 

• If past due, municipality will be notified 

• $100 fine per day the report is past due. Fees deposited to common school fund. 

 

• 2017 Wisconsin Act 15 – effective January 1, 2018 (for 2017 reporting year) 

o Changes the deadline for TID terminations from May 15 to April 15 

o TID Annual Report Changes 

▪ Sets maximum penalty of $6,000 for reports not filed timely 

• Penalty for late filing remains $100 per TID per day (applied beginning 60 days after report is past due) 

▪ DOR reduces shared revenue payments for any unpaid penalty 

▪ Removes the extra 30-day extension when an estimated report is filed 

o Notification to DOR of adopted amendments 

▪ Removed requirement for municipalities to notify DOR of TID amendments during May 1 to May 21 each year 

▪ Retains requirement to notify DOR within 60 days after the amendment is adopted 
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• 2017 Wisconsin Act 58 – effective September 20, 2017                                               

o Creation of electronics and information technology manufacturing (EITM) zone  

o Special provisions for TIDs within EITM zone 

▪ Not included in 12 percent limit test 

▪ 30-year life with expenditures 

▪ Mixed-use or industrial TID type only 

▪ Allows TID project costs throughout the county and allows police/fire costs (with some limitation) 

o Form due date dependent on municipal resolution adoption date and effective date/year 

 

• 2017 Wisconsin Act 70 – effective November 29, 2017                                             

o Environmental Remediation (ER) TID created on or after 11/29/17 must follow Wisconsin Statute Section 66.1105 and any 

new ER TID must be created under Wisconsin Statute Section 66.1105 

▪ Maximum life 27 years with possible 3-year extension 

▪ ER TIDs now similar to existing municipal TIDs with the following exceptions: 

• Before creation, must obtain certified Wisconsin DNR site investigation report 

• At least 50% has significant environmental pollution 

• Project plan must specify either: 

o All project costs paid within 90% of remaining life or 
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o Expenditures in first half of TID life only 

• Base value is $1 

o If amended to add territory, full value will be added to base value of $1. 

• ER TID may only share funds with ER TIDs 

• One ER TID can be excluded from 12% limit test and cannot change 

 

• 2017 Wisconsin Act 59 Section 1210G. 79.095 (4) (b) 

o Changes in future exempt computer aid payments  

▪ In 2018, each taxing jurisdiction shall receive a payment equal to the payment received in 2017 multiplied by 1.0147. 

▪ In 2019, each taxing jurisdiction shall receive a payment equal to the payment it received in the previous year, 

multiplied by one plus the inflation factor (As of 9/18/19, that figure is 1.0242). 

▪ In 2020, and each year thereafter, each taxing jurisdiction shall receive a payment equal to the payment it 

received in the previous year. 

 

• 2021 Wisconsin Act 61 – effective July 10, 2021, starting with 2022 distributions for: 

o Exempt computer aid payments 
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▪ State will distribute aid to the municipality and other taxing jurisdictions the year after termination and each year 

thereafter 

o Personal property aid payments 

▪ State will distribute aid to the municipality and other taxing jurisdictions the year after termination and each year 

thereafter 

▪ Reimbursement for TIDs active in the 2017 tax year that terminated since and would have received aid  

▪ Terminated TID aid payments will not be included in levy/revenue limit calculations 

▪ Updates expenditure restraint program to exclude expenditures of terminated TID personal property aid payments 

 

• 2021 Wisconsin Act 68 – effective July 10, 2021 

o For certain expenses, extends the expenditure period from 84 to 180 months after TID’s creation 

o Applies to expenses for: 

▪ Constructing or expanding fire stations 

▪ Purchasing police and fire equipment 

▪ General operating expenses related to providing police and fire protection 
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• 2023 Wisconsin Act 12 – effective January 1, 2024 

o Personal Property is exempt from taxation. A municipality may make a request to the Wisconsin Department of Revenue 

to reduce a TID’s base value by the amount of exempt personal property.  

o Before January 1, 2024, taxable personal property assessed in the TID was included in the TID's current value and 

contributed to a TID's tax increment. Removing exempt personal property from the base value ensures the TID's base 

value and current value exclude exempt personal property value 

• 2023 Wisconsin Act 12 – Levy Limits 

o No change to existing TIDs. For TIDs created after October 1, 2024: 

▪ Municipalities may use up to 90% (previously 100%) of new construction within a TID in determining the levy 

increase  

▪ The one-time levy limit adjustment the year after a TID closure is 10% (previously 50%) of the new construction 

that occurred between creation and closure.  

• The one-time adjustment may be increased to 25% if the TID closes prior to 75% of its anticipated life 

 

There is currently no pending legislation but talks continue about possible changes to allow for increasing the equalized value 

percentage threshold of 12%, 35% newly platted residential percentage in mixed-use districts, and reestablishing TID closure 

procedures. 
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Concluding Observations 

 

• Significant development and redevelopment have been fostered using TID 

o The benefit of tax incremental districts extends beyond the growth in tax base. 

 

• Harrison’s elected and appointed officials are highly sophisticated in their monitoring and analysis of the village’s tax 

incremental districts.   

 

• TID # 1 proforma projects expenditures may be recovered as early as 2027 allowing for consideration of the following 

discussion items: 

o Possible closure as early as 2027 when maximum life is 2033. 

o Discuss affordable housing extension of district 

o Discuss expenditure period closure in 2028 for possible additional projects in TID or within half mile radius. 
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• TID # 2 proforma projects expenditures may be recovered as early as 2034 allowing for consideration of the following 

discussion items: 

o Possible closure as early as 2035 when maximum life is 2039. 

o Discuss affordable housing extension of district 

o Discuss expenditure period closure in 2034 for possible additional projects in TID or within half mile radius. 

 

• TID # 3 proforma projects expenditures may be recovered as early as 2035 allowing for consideration of the following 

discussion items: 

o Possible closure as early as 2035 when maximum life is 2040. 

o Discuss affordable housing extension of district 

o Discuss expenditure period closure in 2035 for possible additional projects in TID or within half mile radius. 
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• TID # 4 proforma projects expenditures may be recovered as early as 2035 allowing for consideration of the following 

discussion items: 

o Possible closure as early as 2035 when maximum life is 2040. 

o Discuss affordable housing extension of district 

o Discuss expenditure period closure in 2035 for possible additional projects in TID or within half mile radius. 

 

• TID # 5 proforma projects expenditures will be recovered near the end of the life of the district in 2043 with allows for 

consideration of the following discussion items: 

o Discuss affordable housing extension of district 

o Discuss expenditure period closure in 2038 for possible additional projects in TID or within half mile radius. 

• TID # 6 being the newer district created is showing based on the project plan that it will utilize the entire life expectancy of the 

district and close in 2044 with an estimated positive cash balance. 
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https://www.revenue.wi.gov/Pages/FAQS/slf-tif-extensions.aspx 

 

 

 

 

https://www.revenue.wi.gov/Pages/FAQS/slf-tif-extensions.aspx

