
MEMORANDUM 
 
TO:   Common Council 
 
FR:  Joe Gromacki, TIF Coordinator 
 
DATE:  May 8, 2018 
 
SUBJECT: TIF REPORT – University Research Park, Inc (Exact Sciences #3) 
 
Project Description 
 
The Project is located within the University of 
Wisconsin Research Park, adjacent to an existing 
building at 501 Charmany Dr (“Property”) within 
the boundary of Tax Incremental District (TID) #46 
(Figure 1). 
 
The University Research Park, Inc (“Developer”) 
submitted a TIF Application and fee on May 8, 
2018, proposing to construct an office building of 
approximately 137,000 square feet, referred to as 
“Innovation One” in Figure 2, and 338 
underground parking stalls and 134 surface stalls, 
for a total of 472 parking stalls. The proposed gap 
is caused by increased construction cost 
attributed to the construction of 338 stalls of 
underground parking.   
 
TIF Report 
 
The following TIF Report is provided in 
compliance with Section 3.1 (8) of TIF Goals, 
Objectives and Process and Section 1 (9) of TIF 
Loan Underwriting Policy, adopted by the 
Common Council on February 25, 2014: 
 
(a) Amount Recommended:  $2,600,000 
  
(b)  Type of Project:  Redevelopment 
 
(c)  Analysis Method: Gap Analysis 
 
(d)  Tax Credits:  Not Applicable 
  
(e) Estimated Assessed Value and Tax Increments:  
  
 Estimated Value $40,700,000 
 Total Est. Tax Increments $11,113,000 
 Avg. Annual Tax Increment $874,000 
 TIF Supportable at 100% $5,384,000 
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(f)  TID Condition: 
      

The TID #46 Project Plan, as amended on 
September 19, 2017, authorized $7,527,000 
of expenditures.  As of May 4, 2018, TID #46 
has expended $4,535,883.48.  This includes 
$1,890,000 of assistance to Epicentre 
(Illumina) and $2,500,000 to Exact Sciences.  
As the total expenditures of $4.5 million 
outlined above have not exceeded those 
allowable in the Project Plan, the City may 
incur additional expenditures to fund the 
proposed $2,600,000 of TIF loan assistance 
for the Project.   
 
TID #46 is projected to generate $700,000 in 
tax increment in 2018, per the City’s Adopted 
2018 Budget.  TID #46 has $3,238,274 of 
outstanding project costs remaining to be 
recovered.  The estimated time to recover all 
outstanding costs, including the new Project, 
is seven years. 
 
 
TID 46 Projections: 
Year Created 2015 

 Unrecovered Cost $3,200,000 
 Est. Annual Increment w/o Project $700,000 
 Est. Annual Increment Generated by Project at Completion / Full Assessment $874,000 
 TIF Loan to Project $2,600,000 
 Estimated Recovery of all Outstanding Costs w/ New Project 7 years 
 
(g) TIF  Policy Compliance 
 

Developer Equity--Developer equity is approximately $17,195,000. This consists of $13,810,000 of 
Developer cash and $3,385,000 of Developer equity (land and fee).  This amount complies with TIF 
policy that Developer equity equals or exceeds the amount of TIF provided.   
  
55% Gateway--The $2,600,000 TIF Request is 50% of TIF and complies with the 55% Gateway. 
 
Self-Supporting Projects—The Project generates tax increment sufficient to repay the TIF loan. 
 
Guaranty-- Developer will provide a corporate guaranty of both increment and the loan agreement 
terms and conditions. 
 

(h) Other Applicable 
  

Job Retention—Developer estimates that this project will help retain 232 employees of Exact 
Sciences (“Tenant”).  In addition, Developer estimates that Tenant will create an additional 88-184 
jobs when the project is occupied in 2020.   
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(i) Amount of TIF to Be Considered 
 

In early February 2018, Developer met with TIF Staff to review a draft TIF application requesting 
$7,212,673.  After initial analysis, Staff notified the Developer that the initial application was more 
than 100% of the TIF generated by the Project.  The Developer further refined their final application 
to request $2,600,000 of TIF assistance.   
 

 TIF Requested $2,600,000 
 TIF Eligible $2,600,000 50% of TIF  
 TIF Recommended:  $2,600,000 50% of TIF 
 
(j) Developer’s TIF Goals Statement— TIF Policy requires that Developer provide a statement (Figure 

4) as to how the project addresses the following TIF Policy Goals: 
 

1)  Per Sections 1 and 3.4 of “TIF Goals, Objectives and Process”, how does the Project meet City 
and TID’s goals? 

 
 A) Grows the City’s property tax base  
 B) Fosters the creation and retention of family-supporting jobs 
 C) Encourages the re-use of obsolete or deteriorating property 

D) Encourages urban in-fill projects that increase density consistent with the City’s 
Comprehensive Plan 

E) Assists in the revitalization of historic, architecturally significant or deteriorated buildings or 
enhancement of historic districts. 

 F) Creates a range of housing types, specifically encouraging affordable housing  
G) Funds public improvements that enhance development potential and improve City’s 

infrastructure 
 H) Promotes superior design, building materials and sustainability features 

I) Reserves sufficient increment for public infrastructure in both TID Project Plan and TIF 
underwriting 

 
(k)  TIF Policy Exceptions   None. 
 
(l) Known Labor Agreement, Law Violations  None indicated. 
 
Staff Recommendation: 
 
The Project has demonstrated a gap of $2,600,000 or 50% of TIF. Staff recommends that TIF assistance 
should not exceed this amount.  
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Figure 4 
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