City of Columbus, WI

ROADMAP 2050
A 30-year Plan for Strategic Investment in Critical City Facilities

DRAFT May 26, 2019

ROADMAP 2050

City of Columbus, Wisconsin

ROADMAP 2050

City of Columbus, Wisconsin

City of Columbus, Wisconsin

ROADMAP 2050
DRAFT
May 26, 2019

CONTENTS
EXECUTIVE SUMMARY

ii

PROJECT OVERVIEW

1

LAY OF THE LAND

2

Community Engagement and Preferences

2

Demographic Trends and Projections

7

Public Facilities Analysis

10

Community Programming Analysis

15

Fiscal Conditions Analysis

16

ROADMAP 2050

42

Services and Programs

42

Facility Improvements

42

Other Facility Improvements

45

Cost Estimates

46

Project Timing and Funding

48

Other Recommendations

50

APPENDICES
Community Survey Results
Building Conditions Report
Community Commotion
© May 2020

MSA Professional Services, Inc.

\\msa-ps.com\fs\Projects\210s\217\00217009\Reports\Road Map 2050 Draft 2020_5_26.docx

i

ROADMAP 2050

City of Columbus, Wisconsin

EXECUTIVE SUMMARY
This project was initiated in 2018 to evaluate and plan upgrades or replacement of critical City facilities,
including City Hall, the Public Library, the Senior Center, the Community Center, the Police Station, the
Fire Station, and the Public Works campus.

Growth Trends and Projections

The City is projected to grow to a population of about 6,000 by 2040, an increase of about 20% from
2020. However, there are concerns that such growth will not happen unless more land is made
available for development and the community invests in its school facilities. The CET and Council
identified investment in the schools as critical to continued private investment and growth in Columbus.
They then paused the Roadmap 2050 process to allow the community to focus on a School District
referendum to invest $30 million in school facilities. That April 7, 2020 referendum passed with 63%
approval.
There have been noteworthy changes in household income and educational attainment since 2000. U.S.
Census Bureau data from 2000 indicated that Columbus households had lower incomes and fewer high
school and college degrees than the state average. While both income and educational attainment have
increased statewide, Columbus’s averages are now higher than the State.

Community Engagement Process and Findings

The planning process was coordinated with public engagement for the Comprehensive Plan Update, led
by a Community Engagement Team (CET) of City residents and City staff. The initial engagement process
included focus groups (165 participants), a community survey (627 responses) and a potluck meal and
meeting (60 participants) in Spring 2019. Working meetings with City staff and City Council supported
development of a draft plan, which was distributed for public feedback in June 2020 via an online
comment form and a public information meeting.
Community feedback revealed few concerns or complaints about the critical City facilities. More
prominent in the community comments were concerns about the condition of the downtown and the
condition of Columbus Public Schools facilities. The City initiated conversations with the School District
and School Board to share findings and offer support for investment in school facilities, recognizing that
quality schools are important to the future of the City.

Community Facility Findings and Recommendations

Every major City facility was found to have deficiencies that require investment, ranging from routine
maintenance to complete replacement. The facilities are presented in order of priority for investment,
based primarily on the severity of current conditions or deficiency. All costs are in 2020 dollars.
Public Works (High Priority)
The current site is too small and in the floodplain, rendering it vulnerable when it is needed to support
emergency response. The five structures totaling about 14,000 SF are in varying degrees of disrepair. A
new facility totaling 36,000 SF of new space on 6-8 acres is recommended, at an estimated cost of $5.4
million. The City should watch for viable site opportunities and be ready to acquire the land at any time.
Development of the new site could occur in stages if necessary.
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Fire Station (High Priority)
The current facility and site are too small
for current needs and cannot accommodate
community growth or expanded
cooperative efforts with the surrounding
towns. A new 21,000 SF facility is
recommended, at an estimated cost of $5.8
million. This should happen as soon as
feasible, likely on the former Countryside
Ford site on West James Street (see
conceptual site plan at right). Exploration
of a regional fire district is recommended
before the facility program and budget are
finalized.

City Hall (Medium Priority)
The structure is in good condition but has continuing maintenance needs. A total of $2.5 million in
repairs is anticipated over the next 20 years, including brick repair and tuckpointing, sealant
replacement and roof maintenance. A dedicated conference/committee meeting room is needed. The
second-story auditorium is a low priority improvement as a public expense, with an estimated
restoration cost of nearly $4 million, but remains an interest if supported by private fundraising.
Senior Center and Community Center (Medium Priority)
The current Senior Center building is a former automobile repair business; it is undersized, awkwardly
configured, and in need of roof replacement. The current Community Center building is a former bank
converted to a multipurpose meeting space, but it lacks common amenities. A new facility that
combines these functions would be about 12,000 SF and cost approximately $4.5 million; the current
site east of City Hall is ideal. The City should proceed with maintenance on the Senior Center to get
another 10 years of use until a new facility can be constructed.
Library and Annex (Medium Priority)
The library structure is historic and in good condition, but too small for current needs. The adjacent
Library Annex supplements needs for meeting spaces, but it is an awkward arrangement. A new facility
of about 20,000 SF is recommended, at a cost of about $7 million. The library could be connected to or
part of the new Community Center building on the City Hall block.
Police Station (Low Priority)
The Police Station is a former law office. It is in good condition, but not well suited to the purpose,
lacking common features to ensure the secure handling of files, evidence and detainees. The City should
eventually construct a more secure facility connected to the Fire Station. A 14,000 SF facility is
recommended, at a cost of $4.2 million.
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A schedule for the needed investments is proposed.
Project
Fire Station
City Hall
Public Works
Facilities
Community/Senior
Center

Suggested
Timing
2023
2024, 2029,
2034, 2039
2025

Total project
cost*
$5.8 million
$2.5 million

$5.4 million

Approximate
size

21,000 SF
NA
32,000 SF

2028

$4.5 million

12,000 SF

Library

2033

$7 million

20,000 SF

Police Station

2040

$4.2 million

14,000 SF

*2020 dollars

Notes
New construction on acquired site
Periodic maintenance & limited
remodel
New site, includes salt shed &
yard space
New facility, suggested
adjacent/attached to City Hall
Suggested as new facility,
attached to Community Center
New facility, attached to Fire
Department

Fiscal Conditions and Recommendations

Levy Limits
The City’s ability to raise revenue for operating expenses is constrained by statutory levy limits tied to
the value of new development. Debt payments are not subject to this limit, meaning the City can take
on new debt if it wants to (subject to separate limits on debt). The City also has the option to raise the
levy by referendum.
Capital Borrowing Projections and Recommendations
The City currently has about $8.2 million in debt dependent on general tax revenue for payment (and
about double that counting the portion that will be covered by utility fees and tax incremental finance
revenue). State Statutes cap municipal debt of this type at 5% of the total taxable value of the City.
Columbus has a local policy capping debt at 65% of the state limit, and the City is currently at 35% of the
state limit. Debt capacity projections are dependent on the rate of growth in new taxable property; this
study is assuming a 3% annual growth rate, which requires growth in housing.
The City has continuing obligations for other capital projects besides building maintenance and
replacement. Per an existing City policy there is a target of $500,000 each year in spending to
reconstruct deteriorating streets. A 10-year plan for the replacement of various City vehicles and
equipment projects annual costs ranging from $200,000 to $1.5 million for things like police cars, plows
and mowers. These costs are expected to occur every year for the next 30 years and are included in
capital spending projects.
The City can take on debt for a new Fire Station in 2023 and proceed with some repairs to City Hall in
2024 without exceeding the local debt limit. The next major recommended project is the Public Works
facility in 2025. That project would require the City to exceed the local debt limit, which City Council can
approve with a super majority. Projections beyond 2025 include a Community Center in 2028, a new
Library in 2033, and the new Police Station in 2040, plus other building repairs, road reconstructions and
vehicle replacements throughout the next three decades.
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By these projections, the City would never exceed the state debt limit, but would exceed the local limit
each year from 2025-2038.
Tax Impacts
Property owners in the City of Columbus had a 2019 full tax rate of $21.10/$1,000. The $7.27 portion
for the City included $2.14 in debt service. The borrowing projections for all capital expenses, including
buildings, streets, and vehicles, show tax rate increases due to the needed facility investments, first to
about $3/$1,000 in 2024, $4 in 2028, and peaking around $4.55 in 2032. In 2032, the debt service load
would result in about $683 in taxes on a $150,000 home.
City of Columbus taxes have been as high as $8.67/$1,000 in the past decade (2013). The projected
capital spending would increase the City’s tax burden, but, assuming other costs are held level, it would
not exceed the 2013 rate until 2032, when debt payments would take it to $9.35/$1,000.

Projected Tax Rates, City of Columbus
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It is important to acknowledge that the
City’s spending is only a portion of the
total tax burden, and to consider the
effect of the recent Columbus School
District referendum. The approved
spending is projected to take the School
District’s levy from about $8.36/$1,000
to $10.12. The combined effect of
School District and City capital spending
is a total tax rate on City of Columbus
property increasing to $23/$1,000 and
rising further to a peak of just under $25
in 2032. For context, the rate over the
past 10 years has fluctuated between its
current low of $21.10 and a high of
$25.16 in 2013.
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Recommendations
•

•

•
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The City is encouraged to proceed with a series of major capital building investments over the
next 20 years – these facilities are needed to support quality of life and growth. This will require
decisions to exceed the local debt limit.
The City should actively pursue funding assistance with these projects as feasible, including
regional cooperation on Fire Department investment, Community Development Block Grant
assistance with a new Senior Center, and the possibility of flood mitigation assistance to move
Public Works.
The City is encouraged to continue work on other projects and efforts to make Columbus a great
place to live. This includes investments in downtown buildings and business success,
investments in and collaboration with the School District, and continued support for excellent
staffing and programming by the Library, Senior Center and Recreation Department.
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PROJECT OVERVIEW

This project was initiated in 2018 to address uncertainty about when and how to invest in upgrades to
critical City facilities, including City Hall, the Public Library, the Senior Center, the Community Center, the
Police Station, the Fire Station, and the Public Works campus. There were known or suspected
deficiencies with most of these facilities, concerns about the City’s fiscal capacity for investment, and
insufficient information to guide prioritization.
This plan was developed in coordination with an update to the City’s Comprehensive Plan. City growth
projections come from that plan. Public input was solicited for both plans at the same time, with
substantial focus on the overall health and vitality of the entire city as a place to live.
The purposes of RoadMap 2050 include:
1)
2)
3)
4)
5)

© May 2020

Describe current conditions and future needs for each critical City facility
Propose improvements in response to project needs
Evaluate fiscal capacity for major capital investments
Prioritize and schedule major capital investments
Offer strategies to support the viability and success of the proposed improvement projects
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LAY OF THE LAND
COMMUNITY ENGAGEMENT AND PREFERENCES
The City created a Community Engagement Team (CET) to help gather stakeholder input to guide the
Roadmap 2050 project, and also the Comprehensive Plan. The CET included the Mayor, key City staff,
and several members of the community. The CET hosted community conversations, business leader
meetings, a planning and potluck, and conducted a survey to get feedback. This document will
summarize the number of events and the number of people who participated in this process.
Community Conversations
The Community Conversations were meetings held with specific groups to get feedback. The
conversation asked a series of eight questions to help guide a vision for the Roadmap 2050 project.
There were 8 community conversations held February through April of 2019 and approximately 125
people participated.
Business Leader Meetings
These meetings invited leaders from the area business community. The meetings were intended to
gather input to help improve the business climate in Columbus. A total of five meetings were held and
approximately 40 people attended those meetings.
Planning and Potluck Event
This event was an open house that anyone in Columbus could attend
and provide feedback. It was hosted at the Pavilion on March 12, 2019.
The event provided stakeholders the opportunity to give feedback on a
wide variety of critical topics, and gathered over 900 individual
comments. Approximately 60 people attended.
Survey
The CET conducted a survey that asked questions regarding a wide
variety of issues that will impact the Columbus area. The survey was
available online and in paper format; it was promoted and available at
the Library, City Hall and Senior Center, and via email and newsletters.
The CET received 627 responses to the survey in March and April of
2020.
Relevant input from the above methods and events is summarized here.
Note that this process was designed to inform both the Comprehensive Plan (addresses many aspects of
the community) and Roadmap 2050 (focused on community facilities and services).
The public input process was intentionally broad and open-ended, inviting people to identify likes and
dislikes, wants and needs, challenges and opportunities without an explicit focus on community
facilities. Most of the activities of the Community Engagement Team were set up to avoid leading
questions that presumed any particular problems or solutions.
© May 2020
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Overview of Resident Opinions
General Sentiments
When asking general questions about the community, the following themes came up frequently:
• Strengths:
o Safety – people feel comfortable and safe from crime
o Affordability – housing costs less here than in the Madison area
o Small Town Feel – people like the community size and character
• Weaknesses:
o Streets – concern about pavement conditions
o Downtown – desire for more businesses and investment in buildings
o Schools – concerns about the quality of school facilities
Most Residents Are NOT Thinking about City Facilities Right Now
We took care not to start this process or frame individual conversations with questions about City
facilities, and we rarely heard about those facilities unless we specifically asked. Those conversations
showed that few residents are aware of or concerned about facility needs for the Fire Department,
Policy Department or Public Works Department (which is not surprising given that they don’t use those
buildings themselves). We also rarely heard about City facilities that the public uses directly, including
the Library, Senior Center and City Hall. This indicates a tacit acceptance of these buildings in their
current forms by many residents. We did document some comments specifically seeking improvements
to the Library and/or the Community Center.
Of particular interest is a collection of feedback from the public meeting on March 12, 2019. We asked
people “If you had $1 million to spend on Columbus this year, how would you spend it?” Of the 47
responses, 13 were about roads, 9 were about downtown improvements, and 5 were about
improvements to bike and pedestrian facilities. Only 4 mentioned public facilities, including three
comments about restoring the auditorium and 1 about the public works facility. We also asked people
what they would do with $5 million. The 61 responses still addressed road conditions frequently (10
times), but at this budget more people were thinking about City facilities, including the City Hall
Auditorium (11 times), a new Community Center (6 times) and the Library (5 times).
Many Residents ARE Thinking about the Schools and Downtown
This process was not intended to consider the quality of the schools or school facilities, and we asked no
specific questions on this topic, but school facilities nevertheless came up frequently. For example,
when we asked in the community survey about strategies to make downtown more vibrant, there were
a handful of responses similar to this: “These are great ideas, but I'd love to see improvements in the
school buildings before focusing on downtown.” Every community conversation focus group also raised
this as an issue, including business leaders, students, park and recreation users, Rotary, farmers, and
others.
We asked several questions about downtown improvements in the survey, and this is a topic that
solicited many comments, with and without prompting. People identified the downtown both as an
asset and as a liability, and ideas about public effort to spur private investment appear to be polarizing.
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A strong majority of residents (55-75%) supported various initiatives in the survey, and comments reveal
a mix of strong support and strong opposition to such efforts.
When we asked at the public meeting for “3 things you’d change about Columbus,” the 98 responses
included 18 encouragements to revitalize downtown and 16 comments supporting new school facilities
– these were the two most common desired changes, by far.

Community Programming and Services Opinions
The Community Survey asked people about the supply or availability of a variety of activities and
services (question #27). The survey asked, “are there enough” of each item on the list. Half or more of
all respondents said they would like to see more of the following activities:
•
•
•
•
•
•
•
•

Farmer’s Market – 85%
Teen facilities and programs – 66%
Live music events – 65%
Adult learning opportunities – 61%
Activities for families with small children – 53%
Adult socializing activities – 53%
Community Theatre – 53%
A “maker space” – 50%

We also asked, in a more general way, if there are enough activities and events in Columbus at specific
times of the week or year (question #28). A majority of survey respondents said that activities and
events are either “lacking” or they are “unsure”. Comments on this topic reveal that communication
and promotion of activities is one of the challenges – people don’t know what’s happening with
sufficient advance notice to attend. For example, “I think more effort needs to go into communicating
what is available in the community and making people less connected feel welcome.”
Ideas about expanding programs and activities were not prominent in the feedback collected, but most
of those people with opinions on this topic seemed to be focused on two opportunities – expanded
recreation opportunities (especially indoor recreation) and more live music.

Community Facility Opinions
Core Facilities
The focus groups and public meeting generated limited commentary about the eight facilities at the core
of this plan, but we will review those comments here.
City Hall and Auditorium
Almost all of the opinions expressed about this facility focused on the auditorium space. Few people
have seen it themselves in the 7 decades since it was mothballed due to safety concerns, but they have
seen pictures and it clearly generates excitement for what it could be. It was mentioned more often
than any other improvement among the 100 public meeting ideas for spending $5 million in Columbus.
Six people brought it up in the community survey. For example: “Rehabbing the auditorium would truly
© May 2020
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enhance my experience in Columbus. Very important.” Also: “Renovate and open the auditorium to
create an anchor for Downtown.”
Community Center
The City has a facility that it calls a Community Center, though that current building is not explicitly
mentioned in any of the public input. The idea of a new community center shows up many times,
occasionally with prompting (such as the survey question that suggested it could be part of
redevelopment near the Amtrak station). Comments about a new community center reveal a wide
range of ideas about what a community center is or could be. Some talked about it as including the
senior center and/or connected to a new library. Others linked it to an indoor recreation center, an idea
that showed up multiple times. Survey comments included the following:
"Community Center" means many things to many people. Is it a recreation center? Library? Senior
Center? Combination? I'm not in favor or a new library or senior center. However, we could use a
dedicated Recreation Center w/fitness equipment, indoor track, meditation room, pool, kitchen, banquet
hall, basketball courts, etc. - I would support a Recreation Center.
Columbus is 100% home to me as we own our house here and this is where I want my children to
continue to grow up. However, I don't always feel like Columbus wants us to be at home here. I feel as
though there is a lack of diversity here and being different here comes with a lack of acceptance from
others. I would like to see a community center where children can come to spend time on healthy
activities and relationships can be built between families. With my fiancé being African American, and
myself being Muslim it is sometimes hard for us to participate in some community activities due to
feeling unwelcome at times.
One idea mentioned by several people is the fact that the Pavilion is already meeting some of the City’s
need for what a community center might provide, especially for large-group indoor events.
Columbus Area Senior Center
The Senior Center currently serves a narrow audience within the City – seniors. 81% of survey
respondents said they “never” participate in senior center activities. This fact helps to explain the few
comments about the Senior Center collected in this process. The few people who commented specifically
about the building were lukewarm about it; one commenter called it “blah.”
Public Library, Library Annex
The Library was not a prominent topic in this process – it came up a few times in the survey and in the
community conversations. Of the 61 people with ideas for spending $5 million in the City, 5 identified a
new library. 27% of survey respondents identified the library facility as one that should get more
funding.
This process did not specifically seek public opinion about the Annex, and none were volunteered. We
conclude that the Annex is considered part of the Library and is otherwise not an issue of interest or
concern.
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Fire Station
Only 14% of survey respondents identified “fire protection” as a service that needs more resources, but
a few people did provide comments about the need for a new station, in the survey and at the public
meeting.
Police Station
Considered as a service, 16% of survey respondents supported providing more resources to the Police
Department. Only a couple of people noted a desire for a new facility for the Police Department, and in
the context of a larger public safety facility, with the Fire Department.
Public Works Facilities
Based on the public input process there is no awareness or interest in the needs of the public works
facility among the general public.
Other Facilities and Infrastructure
The Community Survey included a question (#26) about community investments that would enhance
the experience of living here. Respondents were asked to mark as many as they liked. The three most
popular options were:
• “Dedicated outdoor festival/farmers market site” – 82%
• “Better indoor venue for live performances” – 51%
• “More public art” – 33%
About 20% of the people who added comments mentioned the auditorium above City Hall as a desirable
improvement.
We asked if the City should “invest more resources to improve the quality” of certain facilities or
services, and we provided 17 options and the option to support (question #30). The most popular item,
by far, was “street maintenance,” at 78%. No other option received more than 50% support. The next 5
items on the list were “parks” at 44%, “recreational programming” at 43%, “bike/ped facilities” at 36%,
“stormwater/floodplain management” at 35% and “drinking water quality” at 33%. The “library” was
supported for more investment by 27% of respondents. Further down the list were “senior services”
(21%), “law enforcement/police” (16%) and “fire protection” (14%), though it should be noted that we
were not asking about the buildings that support those services.
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DEMOGRAPHIC TRENDS AND PROJECTIONS
The City is currently at about 5,100 residents and has seen modest, 26% growth over the past 40 years,
mostly in the 1990s and 2000s. An analysis of the USH 151 corridor from Madison to Fond du Lac,
including all adjacent towns, cities and villages, shows a 2013-2017 population of roughly 383,000 and
growth of 36% since 1980.
Prior projections for future growth generated by the Wisconsin Department of Administration suggest a
population increase to 6,300 residents by 2040. However, those projections included 2020 population
of 5,500 people, while the 2018 Census Bureau estimate is 5,080 residents. We have assumed only a
few more people by 2020, and adjusted downward the 2030 and 2040 projections accordingly, resulting
in a 2040 projection of about 5,900 residents. Projections are challenging for small populations – they
can be skewed quickly by variables such as the efforts of a housing developer or the attraction or loss of
a major employer.

Population Trends, City of Columbus
7,000

Population

6,000
5,000
4,000

Historic

3,000

Projected

2,000
1,000
0
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1990

2000
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2020

2030

2040

Sources: U.S. Census Bureau, WI Department of Administration, MSA Professional Services

One notable shift in the Columbus population over the past two decades is the increase in educational
attainment. While the percentage of Wisconsin residents with at least a bachelor’s degree increased
from 22.5% to 29% in the years 2000-2017, the local figure jumped from 19.7% to 33.2%.
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Educational Attainment
City of Columbus
Population 25 years and over

2000

Columbia County

'13-'17 2000

2010

2010

Wisconsin

'13-'17 2000

2010

'13-'17

Less than 9th grade

5.5%

4.8%

1.0%

4.7%

3.0%

2.0%

5.4%

2.4%

2.8%

9th to 12th grade, no diploma

9.9%

6.2%

4.0%

9.1%

6.4%

5.2%

9.6%

8.4%

5.5%

High school graduate or equivalency

37.8% 36.5%

28.4% 39.7% 38.7% 34.8% 34.6% 35.2% 31.3%

Some college, no degree

21.9% 20.0%

21.2% 21.7% 22.4% 23.0% 20.6% 16.3% 20.9%

Associate's degree

5.1%

Bachelor's degree

8.7%

12.2%

13.9% 16.5%

Graduate or professional degree

5.8%

8.0%

9.6% 12.4%

7.5% 11.4% 10.5%

23.2% 11.5% 13.8% 16.0% 15.3% 15.1% 19.2%

7.3%

9.9%

5.3%

6.2%

6.6%

7.2% 11.2%

9.9%

Percent high school graduate or higher

84.5% 89.0%

95.0% 86.2% 90.7% 92.8% 85.2% 89.2% 91.7%

Percent bachelor's degree or higher

19.7% 23.8%

33.2% 16.8% 20.0% 22.6% 22.5% 26.2% 29.0%

Source: US Census Bureau (Decennial Census counts and American Community Survey Estimates)

Education correlates strongly with income, and household income has followed a similar track over that
period, rising about 40% from the 2000 Census to the 2013-2017 American Community Survey
estimates. Statewide median household income rose 30% over that same period. As with postsecondary education attainment, Columbus household income was lower than the State median in 2000
and now appears to be several thousand dollars higher, at an estimated $59,824.

Median Household Income
Columbus
Columbia County
Wisconsin

2000
$42,667
$45,064
$43,791

2010 2013-2017
$48,063
$59,824
$55,910
$63,293
$51,598
$56,759

Source: US Census Bureau (Decennial Census counts and American Community Survey Estimates)

The changes in education and income are also correlated with changes in the age profile of Columbus
residents. Available data suggest that the percentage of residents age 65+ has fallen more than three
percentage points since 2000 while the percentage of people aged 25-34 has risen by more than 3
percentage points, both changes contributing to a drop of the median age to 36.5 while the state as a
whole is aging. One other notable finding in this data is the estimated drop in residents age 5-19 and
35-44. Causes for these drops are uncertain but we note that those two age groups include school-age
kids and the main cohort of people who would be parents of school-age kids.
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Age Distribution
Age Group

Estimated Change

2013-2017

2000
Columbus

Wisconsin

Columbus

Wisconsin

Wisconsin

Population Percent Population Percent Population Percent Population Percent Population Percent Population Percent

Under 5

281

5 to 19 years

979

342,340

6.4%

409

8.2%

340,319

5.9%

21.9% 1,189,753

6.3%

22.2%

927

18.5%

1,113,973

19.5%

20 to 24 years

202

4.5%

357,292

6.7%

290

5.8%

403,956

7.0%

25 to 34 years

583

13.0%

706,168

13.2%

827

16.5%

728,204

12.7%

35 to 44 years

757

16.9%

875,522

16.3%

506

10.1%

692,455

12.0%

45 to 54 years

535

11.9%

732,306

13.7%

673

13.4%

797,083

14.2%
13.5%

55 to 64 years

369

8.2%

457,741

8.5%

667

13.3%

793,350

65 to 74 years

305

6.8%

355,307

6.6%

329

6.6%

505,120

8.4%

75 to 84 years

322

7.2%

251,621

4.7%

276

5.5%

265,453

4.6%

85 years and over

146

3.3%

95,625

1.8%

100

2.0%

126,151

65 years and over
Median Age

Columbus

17.3%
37.5

13.1%
36.0

14.1%
36.5

2.2%
15.2%

128
-52
88
244
-251
138
298
24
-46
-46

1.9%
-2,021
-3.3% -75,780
1.3%
46,664
3.5%
22,036
-6.8% -183,067
1.5%
64,777
5.1% 335,609
-0.2% 149,813
-1.7%
13,832
-1.3%
30,526
-3.2%

-0.5%
-2.7%
0.3%
-0.5%
-4.3%
0.5%
5.0%
1.8%
-0.1%
0.4%
2.1%

39.2

Source: US Census Bureau (Decennial Census counts and American Community Survey Estimates)
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PUBLIC FACILITIES ANALYSIS
This study considers the conditions, functions, and future needs of 8 critical public facilities owned and
operated by the City of Columbus:
1. City Hall and Auditorium - 105 N Dickason Blvd.
2. Community Center – 161 N Dickason Blvd.
3. Columbus Area Senior Center – 125 N Dickason Blvd.
4. Public Library - 112 S Dickason Blvd.
5. Library Annex - 251 W James St.
6. Fire Station - 123 W Harrison St.
7. Police Station - 159 S Ludington St.
8. Public Works Facilities – 229-232 E School St.
The Assessment and Strategies to be considered includes an overview of the following:
-

General Physical Needs Assessment: conditions and major maintenance projections.
General Functional Needs Assessment: current and projected usefulness. This consideration
may include combining and/or separating uses.
Strategic Facilities Recommendations: short-term and long-term strategies to manage the
City’s needs.

The facility observations and identified needs are based on facility tours and meetings starting in
January 2019, and subsequent follow-up discussions and meetings.
Physical Needs
This refers to the physical condition of facilities. Generally, the City’s facilities are in reasonable physical
condition and reflect an apparent history of ongoing maintenance.
Functional Space Needs
We completed a very general review of current functionality as compared to ideal conditions. This is a
broad-brush review for the sake of assessing general needs. In the future, when more detailed project
development is undertaken a more detailed review will be needed as part of the development a specific
project.
As an overall generalization, the current facilities are not postured to support the long-term needs and
success of the community. Accordingly, a significant investment in facilities is anticipated over the next
20 years. There are a few exceptions to this broad statement regarding facilities with fewer deficiencies:
1. The historic City Hall has seen renovation. The iconic structure, new council chambers, and remodeled
office areas have fewer functional needs. This facility is expected to serve the community for many
years if desired by the City.
2. The Police station was relocated from City Hall to an adaptive reuse of a former law office. This space
is adequately meeting functional needs at this time. Though a significant improvement over the prior
arrangement, the current facility still has deficiencies that should eventually be addressed.
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Findings and Investment Needs
The physical and functional evaluation resulted in the following summary findings:
1. City Hall and Auditorium
a. There has been recent investment in the building and a strong desire to maintain
this facility for long-term use.
b. The downtown location is ideal.
c. The abandoned/mothballed auditorium offers a potential of reactivation into a
performance space, but with a significant cost.
d. The space and facilities for City administrative offices and meetings are expected to
meet those needs for the near future.

City Hall is generally adequate for its purpose,
though a designated committee meeting space
would be preferred (other than this multipurpose
room). The building has ongoing maintenance
needs.

The Auditorium (City Hall’s upper floor) is a grand
space in need of significant investment to enable
safe public use.

2. Community Gathering Spaces
a. Columbus Area Senior Center
i. The 6,150 SF facility is an
adaptive reuse of a former
automotive service business.
ii. Additional space is needed
to best meet needs.
iii. The meeting spaces provided
could be better integrated to
foster
multi-generational
gatherings.
The Senior Center, a former tire shop, is cramped
and oddly configured. Several spaces, including the
exercise room, have no windows.
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b. Community Center
i. The 2,050 SF facility is a relocated bank building converted to a single small
community meeting room.
ii. This is a freestanding auxiliary meeting space and integration with other
community gathering spaces is advisable.
c. Library Annex
i. A 3,000 SF residential building the Library purchased to enable expansion of
the existing Library. The building has been activated as a community
meeting location and sees very regular use for auxiliary purposes such as
meetings, community advocacy and an artist incubator.
ii. This is a freestanding auxiliary meeting space and integration with other
community gathering spaces is advisable.

The Community Center, a former bank, is a basic,
multipurpose meeting space. It is modest in size
and lacks a kitchen or secure storage for user
groups.

The Library Annex is an historic home that has been
repurposed for a variety of uses and users with
limited modifications.

d. The Senior Center and Community Center share a common parking lot and are
disharmonious with the historic character that surrounds them.
e. An Intergenerational community building is recommended that combines all ages
into a multi-purpose facility. Approximately 14,000 SF of space is recommended.
f. If located next to City Hall, a multi-purpose Community Center could enable the
reactivation of the City Hall Auditorium, which lacks pre-function support space.
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3. Public Library
a. Existing library is a Carnegie and on
the National Register of Historic
Places.
b. The downtown location is ideal.
c. The facility has significant space
needs to meet state standards for a
community the size of Columbus
today. Current size is 6,200 SF;
recommended size is 20,000 SF.
d. To accommodate space needs a new
facility and a different site or a
major expansion/remodel project is
needed.
e. If the library remains at its existing
The Library is making the most of a greatly
location:
undersized facility, with shelves on every wall. The
i. The Library Annex building
lack of space for small meetings led to the
will likely require removal to
acquisition of the neighboring house (the Library
accommodate Library
Annex).
expansion, plus one or more
of the three remaining houses on the block for site flexibility and parking.
ii. Alternatively, the existing utility (AT&T) structure to the west of the library
along Dickason Boulevard should be considered for acquisition. That
building is not appropriate to its setting. To date, the City has understood
that this property is unlikely to become available.
f. If a new library is developed on a different site:
i. Integration with a new Community Center is recommended.
ii. The historic Carnegie Library could be retained for other public use, or,
more likely, sold to a private buyer (other public space needs may have
been already addressed elsewhere).
4. Public Safety
a. Fire Station Facility – This 45-yearold facility is not adequate in many
regards, both physically and
functionally, and is in need of major
expansion or replacement at a new
site in the very near future. Current
size is 11,600 SF, recommended size
is 21,000 SF. A new facility is not
expected to accommodate full time
staff, but the facility should be
designed to allow for a future
expansion that would
accommodate such needs. The
existing facility is not viewed as a
© May 2020
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strong candidate for adaptive reuse; demolition and redevelopment with taxable
use(s) is recommended.
b. Police Station Facility – This facility is
an adaptive reuse of a former law
office into a Police Station in
2010. The facility was a great
improvement over the previous
accommodations in City Hall and
staff feels it is generally adequate at
this time. In the longer term, it is
advisable to consider a new, modern
facility with drive-through garage
bays on a different site. The
existing facility is 6,000 SF, excluding
detached garage space, and a future
new facility is recommended at
14,000 SF, including garage space.
The existing facility/parcel could be
returned to the tax rolls.

The Police Station has adequate space but is not
designed for its purpose. More secure control of
suspect transfers and stored equipment would be
preferred.

c. Combining police, fire and EMS into a single Public Safety building is ideal. Property
has been acquired for this purpose (former Countryside Ford Dealership on W.
James St.). The suitability of the proposed new site to accommodate both functions
appears adequate, but should be further evaluated during planning for a new fire
station, including the long-term expansion needs of each use.
5. Public Works
a. The existing facility is about 10,100
SF of heated space and 3,650 of
other structures, on 1.7 acres. The
site has:
i. History of flooding that is
extremely problematic to
the critical need to have
this department fully
functional during a flood
event
ii. Inadequate site/yard space
iii. Buildings with various
deficiencies
b. A new facility located at a different,
larger, higher site is advisable,
including 32,000 SF of heated
space, 3,200 SF of unheated space,
and a site of 6-8 acres.
© May 2020
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COMMUNITY PROGRAMMING ANALYSIS
The City offers a wealth of community programs that enhance quality of life for residents, including
recreation, sports, life skills, arts and crafts, youth-specific programming, senior-specific programming,
etc. These programs are served through three departments – the Columbus Public Library, the
Columbus Area Senior Center, and Columbus Recreation and Parks. These departments have been
working together closely in recent years, sharing staff resources and publishing the Columbus
Commotion, a quarterly newsletter that promotes various community activities and events. The most
recent four issues are attached in the appendix as a reference to show the variety and frequency of this
programming.

Columbus Public Library
As documented in Wisconsin Public Service Library Data 1, the library has been on a continuous upward
trend in attendance and programming activity since 2011. In 2017 (the most recent year for which data
is available), the library had 4,362 registered borrowers, logged 62,373 visits, and lent out 91,565 items.
Programming in 2017 included 713 programs with total attendance of 10,272.
The library programs are tailored to the interests of babies, children, teens and adults, and they include
reading, storytime and playtime activities, craft activities, monthly clubs (science, LEGO, Pokemon), and
more.

Columbus Senior Center
The Senior Center offers a variety of weekly, monthly and one-time events that are focused on senior
citizens but open to anyone. Activities include classes and events about nutrition, exercise, game
playing, knitting, art, book club, and more.

Columbus Recreation Department
The Recreation and Parks Department offers a variety of programming that is mostly focused on youth.
In 2018 programs included:
•
•
•
•
•
•
•

Basketball – 113 participants, grades 2-8
Soccer – 173 participants, ages 4-8
Volleyball – 39 participants, grades 3-6
Tennis – 32 participants, ages 10 and 11+
Summer Day Camp – offered Monday-Thursday during the summer for ages 3-14
Summer Swimming lessons and the Columbus Cudas Swim Team at the Aquatics Center
Community Enrichment Activities, including parent+child events, fitness contests and Easter egg hunts

The Department also supports sports and programs run by other organizations:
•
•
•
•
•

Baseball – collaboration with the Columbus Baseball Organization, for ages 4-17
Softball – collaboration with the Columbus Softball Association, for up to age 14
Soccer - collaboration with the Madison Area Youth Soccer Association, for ages 9-14
Zumba – offered 2 days per week
Yoga – offered 1 day per week

1

https://public.tableau.com/profile/scls#!/vizhome/WisconsinPublicLibraryServiceData/WIPublicLibraryServiceData
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FISCAL CONDITIONS ANALYSIS
The City’s capacity to realize its aspirations for community improvement will depend in part upon its
ability to pay for improvements. This section evaluates current fiscal practices and conditions as it
relates to trends in property tax rate; levy limits, capital improvement spending; debt structure and debt
capacity; tax increment financing usage and capacity; and development impact fees.

Trends in Property Tax Rate

The table below summarizes the changes to the City’s tax rate over the past 10 years with a comparison
to peer communities. The analysis includes a comparison of the total tax levy and a separate
comparison of only the municipal portion of the tax levy (excluding the school district, technical college
district, and county levies). Peer communities were chosen based on the following factors:
1. Proximity to Columbus (Fall River, Beaver Dam, Sun Prairie, Waterloo)
2. Similar distance to downtown Madison (Columbus, Lake Mills, Mt. Horeb, Cross Plains)
3. Similar population size (Lake Mills, Lodi, Mt. Horeb, Waterloo)
4. Direct access to a federal highway (Beaver Dam, Cross Plains, Lake Mills, Mt. Horeb, Sun Prairie)
Tax Rate (total levy)

Community
Beaver Dam

2017
Pop.

2009

16,346 $ 20.77

2010

2011

2012

2013

2014

2015

2016

2017

2018

$ 21.94

$ 21.56

$ 22.99

$ 22.81

$ 22.57

$ 23.24

$ 22.85

$ 24.86

Avg.
10-Year Annual
Change Change

$ 24.01

15.6%

1.71%

Columbus

5,004 $ 21.96 $ 22.94 $ 23.44 $ 24.06 $ 25.16 $ 23.39 $ 23.26 $ 23.31 $ 21.77 $ 21.89

-0.3%

0.05%

Cross Plains

3,538 $ 18.89

$ 20.79

$ 20.57

$ 21.10

$ 21.42

$ 21.53

$ 21.88

$ 21.08

$ 21.94

$ 19.48

3.1%

0.49%

Fall River

1,672 $ 19.60

$ 21.58

$ 20.76

$ 21.45

$ 19.93

$ 19.46

$ 19.12

$ 20.09

$ 20.60

$ 19.74

0.7%

0.21%

Lake Mills

5,816 $ 23.30

$ 23.90

$ 22.02

$ 22.74

$ 22.95

$ 22.41

$ 22.32

$ 23.01

$ 22.71

$ 22.98

-1.4%

-0.10%

Lodi

3,052 $ 23.51

$ 23.23

$ 24.56

$ 23.68

$ 23.70

$ 23.94

$ 23.64

$ 23.54

$ 23.48

$ 22.67

-3.6%

-0.37%

Mt. Horeb

7,383 $ 18.16

$ 18.79

$ 19.45

$ 19.51

$ 19.95

$ 19.46

$ 18.65

$ 19.72

$ 21.46

$ 19.95

9.8%

1.16%

Sun Prairie

32,112 $ 22.21

$ 22.50

$ 24.17

$ 23.63

$ 24.72

$ 23.56

$ 23.37

$ 24.10

$ 21.79

$ 22.91

3.1%

0.48%

3,345 $ 23.50

$ 23.57

$ 24.78

$ 24.83

$ 23.87

$ 24.06

$ 24.61

$ 24.06

$ 24.12

$ 25.08

6.7%

0.76%

8,696 $ 21.32

$ 22.14

$ 22.37

$ 22.67

$ 22.72

$ 22.26

$ 22.23

$ 22.42

$ 22.53

$ 22.08

3.8%

0.49%

Waterloo
Average
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From 2009 through
Peer Community Total Tax Rates 2009-2018
2016, the City’s total
$26.00
levy (shown in orange
$25.00
at right) was above
$24.00
the average for these
nine communities and $23.00
$22.00
highest among them
$21.00
in 2013. During the
past two years, the
$20.00
City’s total levy has
$19.00
been below the
$18.00
average. The recent
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
drop in the total levy
Columbus
Beaver Dam
Cross Plains
Fall River
Lake Mills
Lodi
Mt. Horeb
Sun Prairie
makes Columbus one
Waterloo
Average
of three communities
in this cohort that have current rates lower than 10 years ago.
Tax Rate (municipal levy only)

Community

2017
Pop.

Avg.
10-Year Annual
Change Change

2009

2010

2011

2012

2013

2014

2015

2016

2017

2018

16,346 $ 6.79

$ 7.38

$ 7.81

$ 8.58

$ 8.79

$ 9.65

$ 10.10

$ 9.92

$ 10.16

$ 10.02

47.6%

4.50%

Columbus

5,004 $ 8.52 $ 8.40 $ 8.31 $ 8.49 $ 8.67 $ 8.45 $ 8.51 $ 8.60 $ 8.04 $ 8.18

-4.0%

-0.41%

Cross Plains

3,538 $ 6.56

$ 7.03

$ 6.98

$ 6.90

$ 6.90

$ 7.10

$ 7.24

$ 7.50

$ 8.21

$ 7.85

19.7%

2.09%

Fall River

1,672 $ 5.72

$ 6.16

$ 5.75

$ 5.82

$ 5.43

$ 5.38

$ 5.49

$ 5.50

$ 5.57

$ 5.60

-2.1%

-0.15%

Lake Mills

5,816 $ 8.64

$ 8.29

$ 7.69

$ 7.63

$ 7.87

$ 7.72

$ 7.98

$ 8.64

$ 8.70

$ 8.86

2.5%

0.37%

Lodi

3,052 $ 7.07

$ 7.20

$ 7.40

$ 7.10

$ 7.33

$ 7.31

$ 7.47

$ 7.56

$ 7.56

$ 7.50

6.1%

0.68%

Mt. Horeb

7,383 $ 6.30

$ 6.31

$ 6.30

$ 6.27

$ 6.30

$ 6.32

$ 6.44

$ 7.03

$ 7.42

$ 7.78

23.5%

2.42%

Sun Prairie

32,112 $ 7.98

$ 8.00

$ 8.30

$ 8.22

$ 8.42

$ 8.49

$ 8.34

$ 8.48

$ 7.72

$ 7.95

-0.4%

0.03%

3,345 $ 9.36

$ 9.38

$ 9.92

$ 9.96

$ 9.81

$ 10.16

$ 10.15

$ 10.15

$ 10.32

$ 10.38

10.9%

1.18%

8,696 $ 7.44

$ 7.57

$ 7.61

$ 7.66

$ 7.72

$ 7.84

$ 7.97

$ 8.15

$ 8.19

$ 8.24

11.5%

1.19%

Beaver Dam

Waterloo
Average
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The City’s portion of the
annual tax rate has been
relatively unchanged over the
past 10 years, ranging
between a low of $8.04
(2017) and a high of $8.67
(2013). Columbus has
remained in the middle of
this peer group over this
period and is now below the
average thanks to a modest
reduction of the local rate
and several communities that
have increased their
municipal levies significantly
over this period.

Peer Community Municipal Tax Rates 2009-2018
$11.00
$10.00
$9.00
$8.00
$7.00
$6.00
$5.00

2009

2010

2011

2012

2013

2014

2015

2016

2017

2018

Columbus

Beaver Dam

Cross Plains

Fall River

Lake Mills

Lodi

Mt. Horeb

Sun Prairie

Waterloo

Average

The table below provides the 10-year changes in the total tax rate for City properties. Over the past 10
years the average annual change for the tax rate has been a 0.05% increase prior to the school tax credit
and –a 0.03% decrease after the tax credit (the net rate). The modest reduction of the City’s levy as
compared to 2009 has offset modest increases by other taxing entities.
Avg.
10-Year Annual
Change Change

Columbus

2009

2010

2011

2012

2013

2014

2015

2016

2017

2018

Milrate Prior to School Tax Credit

$ 23.47

$ 24.42

$ 24.97

$ 25.63

$ 26.85

$ 25.03

$ 25.10

$ 25.31

$ 23.50

$ 23.57

0.4%

0.05%

Net Milrate

$ 21.96

$ 22.94

$ 23.48

$ 24.07

$ 25.16

$ 23.39

$ 23.26

$ 23.53

$ 21.77

$ 21.89

-0.3%

-0.03%
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Levy Limits

The state of Wisconsin imposes statutory limits on when and by how much local jurisdictions may
increase the local tax levy. The general rule is that the prior year’s levy may be increased by a
percentage equal to net new construction in the preceding year, and then there are a variety of
exceptions and adjustments to that rule.
There are currently 20 types of possible adjustments to the levy limit. Many are adjustments that allow
for increases in the limit. The most relevant adjustment types include the following. Items 1-5 are
described further below.
1) General obligation debt payments
2) Closure of a Tax Increment District (50% of the increment value)
3) Carry-forward increases if prior years didn’t meet the limit
4) Approved referendum to increase the levy limit
5) Intergovernmental agreement to achieve an equitable shift in costs for consolidated services
6) Annexations, equivalent to town taxes on the land (rarely a significant adjustment)
7) Unreimbursed emergency expenses (not relevant to long-term fiscal planning)
8) $1,000 credit for each single-family workforce housing unit (unlikely to be a significant
adjustment)
General Obligation Debt
o The City can add to the levy limit the amount of payments due in the next year, excluding
whatever is covered by utility revenues and impact fees.
o The adjustment amount resets each year and is recalculated based on the payments due that
year (this requires careful accounting to avoid an unintended reduction in levy capacity).
o Columbus can borrow to meet facility construction needs – subject to state limits and local
policy regarding borrowing.
o See more about current debt and debt projection scenarios later in this section of the report.
Closure of a Tax Increment District
o Tax revenue becomes available again when a TID closes.
o Only 50% of the new tax base counts toward the increase in the levy.
o Columbus can close TIF Districts #3 and #4 in 2023 and 2036, respectively.
o The adjustments in tax levy due to these TIDs is expected to be modest; if early closure is
possible, increasing the levy limit it not likely a compelling reason to do so.
o See more about TIDs #3 and #4 later in this section of the report.
Carryforward Increases
o Carryforward increases can be applied if:
o Prior year increase was less than allowable, or
o Prior 5 years increase was less than net new construction, and
o These are not eliminated by general obligation debt
o Because the City has General Obligation debt payments and is likely to incur more such debt,
carryforward adjustments of available levy limit capacity are not expected to be an option.
© May 2020

MSA Professional Services, Inc.

\\msa-ps.com\fs\Projects\210s\217\00217009\Reports\Road Map 2050 Draft 2020_5_26.docx

19

ROADMAP 2050

City of Columbus, Wisconsin

Increase by Referendum
o The City can hold a referendum proposing a specific levy increase for a specific purpose.
o The referendum must be clear whether it is a one-time or ongoing increase.
o The referendum can only be held after net new construction amounts are reported in August,
meaning the November election is the only time a levy limit referendum can occur.
Intergovernmental Cost Shifting
o This adjustment is intended to ensure that levy limits do not impede service consolidations and
equitable cost sharing.
o Any payment by one government to shift cost can be added to the levy limit, and a
corresponding amount is deducted from the levy of a jurisdiction paying less.
o Columbus currently has an equipment-sharing agreement with surrounding towns for fire
service.
o If Columbus were to create a Joint Fire District, there are specific limits on cost increases
charged by the district unless overridden by a referendum passed in all member municipalities.
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Capital Improvement Planning

The City last adopted a capital improvement plan (CIP) on July 18, 2017. The CIP is intended to improve
the quality of life for the citizens and businesses in the community by improving community facilities
and services in a coordinated way that spreads out the costs over time to minimize year-to-year
fluctuation in the local property tax levy. The CIP focuses on capital costs, including the design,
permitting, construction, renovation, reconstruction, purchase or replacement of depreciable public
assets and infrastructure. This can include public buildings, facilities, streets, sidewalks, large equipment
or other equipment purchases, technology and any other item that is not considered an operational
cost.
The 2017 document services as a manual outlining what a CIP is, procedures for adding items to the CIP,
and considerations for dealing with emergency circumstances. The City has also created a Capital
Project Request Form to be completed by Department Heads for financing and budget requests for
capital projects. The CIP establishes schedules for: (1) vehicle/equipment replacement, (2) street
reconstruction, and (3) building projects. The City’s CIP does not address utility investments (e.g. water,
wastewater, stormwater, electrical) – these systems and the associated capital spending and debts are
separately managed by the Columbus Public Sewer Utility.
Vehicle & Equipment Replacement
The table on the following page outlines a potential schedule and cost estimates for replacing various
department vehicles and equipment. The schedule was included in the adopted 2019 budget; however,
the schedule is for informational purposes only and not a commitment of funding in any particular year.
The schedule was last updated in the fall of 2018 and includes a median annual need of $402,500 from
2019-2028, with $4,917,500 in total spending. Note, the schedule does not appear to adjust for inflation
and fluctuates substantially from year to year based on the scope and expense of vehicles and
equipment.
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2019-2028, Vehicle & Equipment Replacement Schedule
2019
ADMINISTRATION
Chevrolet Volt

2020

2021

2022

2023

2024

2025

2026

2027

2028

2021

2022

2023

2024

2025

2026

2027

2028

$30,000

2019

2020

FIRE DEPARTMENT
1991 Ford Rescue Truck
2009 Chevrolet Silverado
2000 Pierce Saber Pumper
2001 Brush/Quick Attack
2007 Ford F150 Pick Up
1997 Pierce Lance Ladder Truck
2007 Pierce Saber Pumper

$575,000
$50,000
$300,000
$37,500
$38,000
$1,500,000
$625,000

RURAL GROUP 50/50 SPLIT

2019
POLICE DEPARTMENT
2005 Admin. - Ford Taurus #251
2010 Admin. - Ford Explorer #101
2014 Patrol - Explorer #141
2014 Patrol - Explorer #142
2017 Ford - Explorer #171
2017 Ford - Explorer #172

2020

2021

2022

2023

2024

2025

2026

2027

2028

$38,000
$38,000
$38,000
$38,000

$38,000
$38,000

$38,000

$38,000
$38,000

$38,000

2019
PUBLIC WORKS DEPARTMENT
#1 2013 2500 Chevrolet Pick up
#2 2004 F350 Pick Up
#3 2008 2500 Chevrolet Pick Up
#4 2006 IHC 7400 Truck
#5 2000 F550 Dump
#6 1997 510C Loader
$130,000
#7 2003 7400 IHC Cab & Chasis
#8 2018 Western Star Dump
#9 2009 L7500 Sterling w/plow
#12 2000 Elgin Sweeper
#15 2003 GMC 2500 Pick Up
#21 1994 CRANE (LEAF)
#23 1994 621B Case Loader
#42 1992 F350 Baby Dump
#47 2018 Western Star Dump

2020

2021

$38,000
$38,000

2022

2023

2024

2025

2026

2027

2028

$32,000
$32,000
$45,000
$150,000
$60,000
$165,000
$165,000
$80,000
$32,000
$165,000
$160,000
$45,000

2013 Scag Mowers (2)
2018 Scag Mower
John Deere Mower

$22,000
$11,000
$12,000

Total Per Year: $168,000 $211,000 $423,000 $382,000 $263,500 $463,000 $118,000 $624,000 $1,570,000 $695,000
Year of Purchase:
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Street Reconstruction
Street reconstructions are a major expenditure for all communities. In order to keep pace with street
repair needs, the City Council has an unofficial policy of budgeting $500,000 for street reconstruction
expenses every year. The actual amount of street reconstruction capital expenditures is determined on
an annual basis based on the scope of projects and budget restraints.
The following graph shows spending on street reconstruction 2009-2019 (blue), in relation to the target
expenditure (grey). The graph also shows the cost of sewer and water utility work associated with those
projects (orange). Street reconstruction is often triggered by the need to replace underground utilities,
but those costs are covered through the City’s Wastewater Utility and Water & Light Utility. The street
reconstruction expenditure is reported with any associated stormwater infrastructure improvements
included, because those costs are typically integral to the street and important to its longevity; over the
past 11 years those costs have made up about 16% of the total “street reconstruction” cost. The costs
for sidewalks and driveway aprons and landscape restoration are also included in the “street” cost.
As this graph shows, the City has invested in the reconstruction of existing streets during six of the past
11 years. Only once, in 2016, did street reconstruction spending meet the target. The average annual
expenditure has been about $287,000.
2009-2019, Street Reconstruction Spending

$3,000,000
$2,500,000
$2,000,000
$1,500,000
$1,000,000
$500,000
$-

2009

2010

2011

2012

2013

2014

2015

2016

2017

2018

2019 Average

Capital Projects - Streets and Stormwater
Capital Projects - Sewer and Water Utilities
Capital Projects - Street Plan
Source: Ruekert & Mielke, Inc.
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2009-2019, Street Reconstruction Projects

2009

William Street
Lewis Street

2011

N. Water Street
Farhnam Street

2012

APC Way

2016

Mill Street
Charles Street
West Prairie Street
West Church Street

2017

James Street

2018

S. Water Street

E. School Street
Source: Ruekert & Mielke, Inc.

It is our understanding that the $500,000/year budget for street reconstruction was based on a study by
the City Engineer over 10 years ago. An update to that study could evaluate whether the City has been
gaining or losing ground while spending less than the target amount on street reconstructions, as
measured by Pavement Surface Evaluation and Rating (PASER) scoring.
Based on public opinion collected during this planning process, additional spending on street
reconstruction is important to the community. It seems reasonable, therefore, to continue assuming an
average annual expenditure of $500,000 on street reconstruction.
Building Projects
This planning project identifies a number of future building expansion and construction projects.
Estimated project costs follow. In total there is an estimated $30 million of potential capital building
project expenditures. Note, these are preliminary costs and are subject to change based on more
detailed programming and design. They are expressed in 2020 dollars and include both hard costs
(materials and construction) and soft costs (engineering, architectural, legal, etc.). This list is not
presented in priority order.
•
•
•
•
•
•
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City Hall Repairs (over next 20 years): $2,500,000
New Community/Senior Center: $4,500,000
New Library: $7,000,000
New Fire Station: $5,800,000
New Police Station: $4,200,000
New Public Works Facilities: $5,400,000
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Tax Increment Finance Usage and Capacity
Tax Incremental Finance (TIF) is a funding mechanism in which the City identifies a specific area where it
wants to promote investment in taxable property and then (typically) borrows money to fund projects
that spur investment, such as new streets. Tax revenue on the new taxable property is used to pay off
the loans, over 20+ years.
The City currently has three active TIF Districts, #3, #4, and #5. As of January 1, 2019, the combined tax
increment within these districts is $56,890,840, or 11.96% of the total municipal equalized value
($475,533,400). Whenever a new district is created or amended the State imposes a 12% limit whereby
the total assessed value in the new or amended portion of a district, plus the total value increment of all
existing districts, cannot exceed 12% of the total municipal equalized value. Therefore, as of January 1,
2019 the City has $173,168 in TID capacity.
TID #3 Analysis
TID #3 was adopted on June 20, 1995 as an Industrial TID. TID #3 was created to facilitate development
near the USH 151 and STH 16 interchange. The Project Expenditure Period for the District expired on
June 20, 2017 and the last year to collect increment is 2023. Although no additional projects can be
completed in the District, there remain a number of vacant properties that could still develop to add
additional tax increment. As of January 1, 2018, the District had a tax increment value of $25,128,200.

According to the 2018 TID #3 Financial Statements, the District had a 2018 year-end fund balance of
$173,993. The table on the following page provides a an analysis of the District throughout its
© May 2020
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remaining life. The table is considered a “status quo” analysis in that it does not assume any new
development will occur, no inflation or deflation of property values or tax rates, no new debt service,
and future annual other sources and uses of funds mimic 2019 budget values. Based on these
assumptions the District would close with a cash balance of $210,247. Note, the table includes the
assumption that the scheduled payments in years 2024-2026 for remaining debt service and advances
from the General Fund and Sewer Utility would be paid in year 2023.

© May 2020

MSA Professional Services, Inc.

\\msa-ps.com\fs\Projects\210s\217\00217009\Reports\Road Map 2050 Draft 2020_5_26.docx

26

ROADMAP 2050

City of Columbus

City of Columbus, Wisconsin

TID #3 Proforma Analysis

BEGINNING

END

OF YEAR

OF YEAR

TAX

YEAR

VALUE

VALUE

VALUE

2016
2017
2018
2019
2020
2021
2022
2023

$24,374,500
$25,687,900
$28,709,400
$27,918,000
$27,918,000
$27,918,000
$27,918,000
$27,918,000

$25,687,900
$28,709,400
$27,918,000
$27,918,000
$27,918,000
$27,918,000
$27,918,000
$27,918,000

$22,106,700
$25,128,200
$24,336,800
$24,336,800
$24,336,800
$24,336,800
$24,336,800
$24,336,800

INCREMENT

TAX

TAX

OTHER

VALUE

INCREMENT

SOURCES

YEAR

COLLECTED

OF FUNDS

YEAR

2017
2018
2019
2020
2021
2022
2023
2024

$517,605
$592,272
$573,618
$573,618
$573,618
$573,618
x
x

$13,039
$7,800
$7,800
$7,800
$7,800
$0
x
x

2018
2019
2020
2021
2022
2023
2024
2025

$2,886,745

$31,200

Totals
2019 thru Closure

DEBT
COLLECTION

SERVICE
PAYMENTS

$117,165
$211,853
$212,239
$212,362
$212,218
$453,409
x
x
$1,302,081

PAYMENTS
TO
DEVELOPER

OTHER
USES OF
FUNDS

$277,617
$277,617
$277,617
$277,617
$277,617
$277,617
x
x
$1,388,085

$47,870
$31,429
$31,429
$31,429
$31,429
$31,429
x
x

ANNUAL
PAYMENT
YEAR

2018
2019
2020
2021
2022
2023
2024
2025

CUMULATIVE

CASH FLOW

TID FUND

TO THE TID

BALANCE

$87,992
$79,173
$60,133
$60,010
$60,154
($188,837)
x
x

YEAR

$173,993
$253,166
$313,299
$373,309
$433,464
$244,627
x
x

$157,145

ASSUMPTIONS

TID DATES

1. No additional development occurs.

Creation Date: June 20, 1995

2. No inflation or deflation of assessment values over the life of the TID.

Expenditure Period: June 20, 2017

3. No change in the tax rate over the life of the TID.

Termination Date: June 20, 2022

4. Other Sources of Funds includes land sales, investment income, intergovernmental renevue, etc. Assumed constant throughout remaining life of TID.

Last Year to Collect Increment: 2023

5. Debt service payments (principal and interest), including General Fund and Utility Fund advances, with all maturities payments made in termination year.
6. Payments to Developer per development agreements. Does not include additional payments from any new development.
7. Other Uses of Funds includes administration, engineering, etc.

On its surface, TID #3 would appear to be a candidate for an early closure; however, the City has entered into development agreements that
complicate the ability to close the District early. In 2005, the City issued a municipal revenue obligation as part of a development agreement.
The amount of the obligation was $1,500,000 and is payable to the developer solely from tax increments collected from a specific portion of the
development in TID #3. Payments are scheduled through the year 2022 and carry an interest rate of 4.5%. The obligation does not constitute a
charge upon any funds of the City. In the event that future tax increments are not sufficient to pay off the obligation, the obligation terminates
with no further liability to the City. Since the amount of future payments is contingent on the collection of future TIF increments, the obligation
is not reported as a liability in the financial statements. The balance of the commitment outstanding at year end was $1,284,061 excluding
interest. The total paid through December 31, 2018 was interest of $784,534 and $215,939 of principal.
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In 2006, the City entered into another development agreement. As part of the agreement, the City
agreed to pay 70% of the tax increment generated on the developed property to the developer. The
amount of the obligation was $400,000 and is payable to the developer solely from tax increments
collected from a specific portion of the development in TID #3. Payments are scheduled through the
year 2023. The obligation does not constitute a charge upon any funds of the City. In the event that
future tax increments are not sufficient to pay off the obligation, the obligation terminates with no
further liability to the City. Since the amount of future payments is contingent on the collection of future
TIF increments, the obligation is not reported as a liability in the financial statements. The total paid
through December 31, 2018 was $144,039. The balance of the commitment outstanding at year end was
$255,961.
In 2007, the City entered into a development agreement with a developer to improve a portion of the
District. As part of the original agreement, the City agreed to pay 90% of the tax increment generated on
the developed property to the developer up to a maximum amount of $8,000,000. The agreement has
since been amended and the City will now pay 100% of the tax increment generated on the developed
property to the developer up to a maximum amount of $8,000,000. The obligation does not constitute a
charge upon any funds of the City. In the event that future tax increments are not sufficient to pay the
developer $8,000,000, there is no further obligation to the City. The total paid through December 31,
2018 was $616,461. The balance of the commitment outstanding at year end was $7,383,539.
In summary, TID #3 is performing well. It is collecting over $500,000 in annual tax increment and should
collect sufficient tax increment to retire all outstanding debt service payments, including the advances
from the General Fund and Utility Fund. The existing development agreements limit the City’s ability to
close TID #3 early as the developers are owed tax increment from the District through years 2022 and
2023. In addition, there are remaining vacant properties that, if developed, the City would be obligated
to pay additional development incentives. One potential option to address this situation if the City
desired to close TID #3 early, is to create a new TID #5 which would be an overlay district of the
remaining vacant properties in TID #3. Simultaneously the City would revise the existing development
agreements to terminate with the closure of TID #3 and create new development agreements for TID #5
for the balance of commitments.
Whenever the City does terminate TID #3 the City should consider passing an affordable housing
extension prior to termination. The City could choose, by passing a resolution, to hold the TID open one
more year after its costs are paid off (see Wis. Stats. 66.1105(6)(g)). TID funds from the extra year of
collection would be used to benefit affordable housing anywhere within the City (at least 75% of the
funds must be used for this purpose) and/or to improve the City’s housing stock (up to 25% of the funds
can be used for this purpose). The City may want to consider using this option to provide a source of
funding to assist with housing rehabilitation in the community, or for example, establishing a new senior
or workforce multi-family or mixed-use housing development in the Downtown area.
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TID #4 Analysis
TID #4 was adopted on September 15, 2015 as a Mixed-Use type TID. TID #4 lies adjacent to TID #3
along STH 16. The Project Expenditure Period for the District expires on September 15, 2030 and the
last year to collect increment is 2036. The Project Plan for the District estimated $4,359,000 in total
uses of TID funds and through 2018 the District has incurred $1,852,803 in total uses of funds.
There remain a number of vacant properties that could still develop to add additional tax increment.
The 2015 Project Plan for the District estimated a total of $10,000,000 in tax increment value over the
life of the TID. As of January 1, 2018 the District had a tax increment value of $7,695,200. A year later,
effective January 1, 2019, the District had a tax increment value of $28,209,300. Most of this dramatic
increase appears to be due to a change in taxable personal property value.
TID #4 had a 2018 year end fund balance of
$269,949. The table on the following page
provides a proforma analysis of the District
throughout its remaining life. The table is
considered a “status quo” analysis in that it
does not assume any new development will
occur, no inflation or deflation of property
values or tax rates, no new debt service, and
future annual other sources and uses of funds
are held constant.
TID #4 has $2,173,786 in remaining general
debt obligation related to capital
expenditures for street and utility
construction. In addition, in 2015 and 2016,
the City entered into two development
agreements. As part of the agreements, the
City agreed to pay 85% of the tax increment
generated on the developed property to the
developers. The amounts of the obligations
were $415,000 and $670,000, and are
payable to the developer solely from tax
increments collected from specific portions of
the development in TIF No. 4. Payments are
scheduled through the year 2030 for both
agreements. The obligations do not constitute
a charge upon any funds of the City. In the
event that future tax increments are not sufficient to pay off the obligations, the obligations terminate
with no further liability to the City. Since the amount of future payments is contingent on the collection
of future TIF increments, the obligations are not reported as liabilities in the accompanying financial
statements. The total paid through December 31, 2018 was $49,038. The balance of the commitments
outstanding at year-end was $1,035,962.
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City of Columbus

TID #4 Proforma Analysis

BEGINNING

END

OF YEAR

OF YEAR

TAX

YEAR

VALUE

VALUE

VALUE

2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036

$3,210,700
$5,728,800
$10,819,300
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400

$5,728,800
$10,819,300
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400
$31,333,400

$2,604,700
$7,695,200
$28,209,300
$28,209,300
$28,209,300
$28,209,300
$28,209,300
$28,209,300
$28,209,300
$28,209,300
$28,209,300
$28,209,300
$28,209,300
$28,209,300
$28,209,300
$28,209,300
$28,209,300
$28,209,300
$28,209,300
$28,209,300
$28,209,300

INCREMENT

TAX

TAX

OTHER

VALUE

INCREMENT

SOURCES

YEAR

COLLECTED

OF FUNDS

2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037

$60,986
$181,376
$236,873
$236,965
$237,056
$237,148
$237,239
$237,331
$237,423
$237,515
$237,607
$237,699
$237,791
$237,883
$237,978
$238,068
$238,163
$238,253
$238,348
x
x

$1,142,738
$205,205
$20,205
$20,205
$20,205
$20,205
$20,205
$20,205
$20,205
$20,205
$20,205
$20,205
$20,205
$20,205
$20,205
$20,205
$20,205
$20,205
$20,205
x
x

$4,220,716

$548,690

Totals
2019 thru Closure

DEBT
COLLECTION
YEAR

SERVICE
PAYMENTS

2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038

$18,865
$94,595
$89,393
$107,793
$110,864
$109,006
$107,149
$105,301
$103,464
$106,558
$104,520
$102,420
$100,320
$102,976
$100,389
$102,720
$217,525
$205,323
$203,470
x
x
$2,173,784

PAYMENTS
TO
DEVELOPER

$0
$61,355
$129,607
$130,899
$127,118
$128,268
$124,016
$125,256
$126,585
$122,984
$124,513
$126,105
$127,702
$150,000
$175,000
$175,000
$175,000
$180,000
$182,892
x
x
$2,492,300

ASSUMPTIONS
1. No additional development occurs.
2. No inflation or deflation of assessment values over the life of the TID.
3. No change in the tax rate over the life of the TID.
4. Other Sources of Funds includes bond proceeds, contributions by developers, land sales, investment income, intergovernmental renevue, etc.
5. Debt service payments (principal and interest), including General Fund and Utility Fund advances, with all maturities payments made in termination year.

OTHER
USES OF
FUNDS

$967,118
$59,842
$12,000
$12,000
$12,000
$12,000
$12,000
$12,000
$12,000
$12,000
$12,000
$12,000
$12,000
$12,000
$12,000
$12,000
$12,000
$12,000
$12,000
x
x

ANNUAL
PAYMENT
YEAR

2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038

CUMULATIVE

CASH FLOW

TID FUND

YEAR

TO THE TID

BALANCE

END

$217,741
$170,789
$26,079
$6,479
$7,279
$8,079
$14,279
$14,979
$15,579
$16,179
$16,779
$17,379
$17,974
($6,888)
($29,206)
($31,447)
($146,157)
($138,865)
($139,809)
x
x

TID DATES
Creation Date: September 15, 2015
Expenditure Period: September 15, 2030
Termination Date: September 15, 2035
Last Year to Collect Increment: 2036

6. Payments to Developer per development agreements. Does not include additional payments from any new development.

In summary, TID #4 is performing well. The District was created in 2015 and had already created over 77% of the projected tax increment value
before the large personal property valuation increase in 2019. The table above projects the District will close with a positive fund balance;
however, there is still 17 years remaining and additional development and project expenditures are likely to impact these projections.
MSA Professional Services, Inc.

\\msa-ps.com\fs\Projects\210s\217\00217009\Reports\Road Map 2050 Draft 2020_5_26.docx

30

2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038

$263,842

7. Other Uses of Funds includes administration, engineering, etc.
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$269,949
$440,738
$466,817
$473,296
$480,575
$488,654
$502,933
$517,912
$533,491
$549,670
$566,449
$583,828
$601,801
$594,913
$565,707
$534,260
$388,103
$249,239
$109,430
x
x

TID #5 Overview
TID #5 was adopted on September 17, 2019 as a Mixed-Use TID. It is located North of James Street,
between APC Way and Industrial Drive (see below), and features sites used and/or planned for
commercial and industrial uses. Because of the large jump in personal property valuation in TID #4 in
2019, the City’s capacity was approaching the statutory 12% limit on equalized value in a TIF district.
This limit constrained the size of TID #5, forcing the removal of several parcels in order to remain under
the 12% of equalized value limit.

Impact of TID Closure
When TIDs close the City begins receiving unrestricted City tax revenue on the full value of taxable
property in the TID. Based on the projection tables for TIDs #3 and #4 on the prior pages, closure of those
TIDs will have the following impacts on the City tax levy and the mill rate when they close.

First Year
of City
Revenue Estimated
After TID Increment at
Closure
TID Closure
3
2025 $24,336,800
4
2038 $28,209,300

Estimated
New City Tax
Revenue at a
Mill Rate of
$8.50
206,863
$
$
239,779

Estimated
Mill Rate
Reduction
Due to TID
Closure
$
0.38
$
0.28

Estimated
Savings to
Owner of a
$150,000
Home
$
56
$
42

_____________________________________________________________________________________________________________________
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Development Impact Fees

The City of Columbus currently does not assess any development impact fees other than standard utility
connection fees, zoning and building permit fees. The City also utilizes special assessments for
curb/cutter and sidewalk installation during street reconstructions. This is a common practice. Of the
previous eight comparison communities, only the City of Sun Prairie and City of Waterloo charge impact
fees for items in addition to what the City of Columbus currently collects.
Under s. 66.0617 Wis. Stats communities may impose an impact fee on new development. An impact
fee is a financial tool available to Wisconsin cities, villages and towns to pay for anticipated capital costs
associated with new development. It is common when a municipality builds or upgrades a public facility
(e.g. a fire station, library, wastewater treatment plant, etc.) to design and construct the new facility
with capacity for future growth. Impact fees are then calculated and collected to offset the impact of
that new household, including that household’s share of new or planned facilities.
“Land development” means the construction or modification of improvements to real property that
creates additional residential dwelling units within a municipality or that results in non-residential uses
that create a need for new, expanded or improved public facilities within a municipality.
“Capital costs” means the capital costs to construct, expand or improve public facilities, including the cost
of land, and can generally not include more than 10% in legal, engineering and design costs. “Capital
costs” does not include other non-capital costs, such as the cost of construction equipment.
“Public Facilities” means all of the following:
• Highways as defined in s. 340.01 (22), and other transportation facilities
• Traffic control devices
• Facilities for collecting and treating sewage
• Facilities for collecting and treating storm and surface waters
• Facilities for pumping, storing, and distributing water
• Parks, playgrounds, and land for athletic fields
• Solid waste and recycling facilities,
• Fire protection facilities
• Law enforcement facilities
• Emergency medical facilities
• Libraries
“Public facilities” does not include facilities owned by a school district.
“Impact fees” are usually charged in the form or cash payments to the City, though in some cases they
can be satisfied during the development process by providing land or other items of value to the City.
The impact fee may not be used to pay for inadequacies in the current system (“existing deficiencies”).
Impact fees may also not be used to cover operational or maintenance costs.
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Prior to imposing or amending an impact fee, a municipality must conduct a detailed public needs
assessment to determine the portion of capital facility costs necessitated by the new development. The
analysis is required to ensure reasonable connections between:
• The amount of fee charged and the costs imposed on the municipality by new development; and
• Those who pay the fee and those who benefit from the facilities paid for by those fees.
The public facilities needs assessment must include, but is not limited to:
1. An inventory of existing public facilities, including an identification of any existing deficiencies in
the quantity or quality of those public facilities, for which it is anticipated that an impact fee
may be imposed.
2. An identification of the new public facilities, or improvements or expansions of existing public
facilities, that will be required because of land development for which it is anticipated that
impact fees may be imposed. This identification shall be based on explicitly identified service
areas and service standards.
3. A detailed estimate of the capital costs of providing the new public facilities or the
improvements or expansions in existing public facilities identified in subd. 2, including an
estimate of the cumulative effect of all proposed and existing impact fees on the availability of
affordable housing within the community.
Because impacts fees are specific to the cost of developing or upgrading a facility, and planned growth
of a community, it is difficult to draw comparisons from one community to the next.

Current Debt Structure and Debt Capacity

The ability to complete future capital improvement projects depends on the City’s ability to finance each
project. Large capital expenditures are usually financed through additional borrowing or bonding. The
City’s ability to borrow or bond for new projects is impacted by its (1) existing debt capacity, (2) existing
debt obligations, and (3) projections of future debt capacity.
Existing Debt Capacity
The State allows a maximum of 5% of equalized value as a maximum amount any municipality can
borrow. For Tax Levy Year 2018 the equalized value (with TID) for the City was $422,209,000; therefore,
the debt capacity limit for the City is $21,110,450. However, in addition to the State imposed debt
capacity limitation the City Council has also adopted the following borrowing guidelines (bolding for
emphasis is ours):
a) Life expectancy of project, purchase or item shall be considered in determining the length of any
borrowing or bond.
b) Length of borrowing shall never exceed 20 years.
c) Maintaining the best possible credit rating shall be a major factor in any borrowing or bonding
decision.
d) Total debt limit shall not exceed 65% of the allowed 5% maximum set by State for any debt
supported by tax levy. To exceed this percentage shall take a super majority vote of the
Council members.
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e) The Sewer Utility shall consider the use of revenue bonds before consideration is made for use
of general obligation bonds but only if revenues being generated by the Sewer Utility can
support the revenue bond.
Item d) thus lowers the City’s current debt capacity to $13,721,793 without the super majority vote of
the Council members necessary to utilize the remaining 35% of the 5% maximum set by the State for
any debt supported by tax levy. The table on page 31, 2009-2018, Historic Changes in Equalized Value,
Debt Capacity, Locally Reduced Debt Capacity and Existing Debt Service, illustrates the past 10 years of
changes to the City’s equalized value and debt capacity.
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Existing Debt Obligations
The City’s current debt structure is illustrated below for budget years 2019-2028. The first half of the table includes the total payments by year
for each existing bond. The second half of the table includes payments that are made by sources other than the City’s General Fund. As of
budget year 2019, the City has $9,274,472 in total outstanding existing debt service net levy.
2019-2028, Existing Debt Obligations
YEARS 2017 through 2030
POST 07/01/05
Type:
General Obligation Bond - Gateway 02/13
General Obligation Bond - Refi 01/05/2012
General Obligation Bond (TIF #3 -2007)($1.2M)
General Obligation Bond (03/03/2015) $4.040M
General Obligation - State Trust Fund 01/10/2017
General Obligation Bond - A - 04/04/17
General Obligation Note - B - 04/04/17
General Obligation Bond - 2018 Streets
Sewer Revenue Bond (2017C)
Clean Water Fund 2008
Clean Water Fund - 2012
DEBT ISSUED AFTER 07/01/2005:
Outstanding Debt

PAYMENTS OFFSET BY OTHER FUNDS:

BUDGET YEAR

BUDGET YEAR

BUDGET YEAR

BUDGET YEAR

BUDGET YEAR

BUDGET YEAR

BUDGET YEAR

BUDGET YEAR

BUDGET YEAR

2019

2020

2021

2022

2023

2024

2025

2026

2027

2028

$ 123,060.00
$ 272,760.00
$ 106,921.25
$ 437,462.50
$
58,709.72
$ 113,735.00
$ 141,145.00
$
66,428.96
$ 130,192.50
$ 178,321.96
$
83,057.49
$ 1,711,794.38
$ 17,884,554.12

$ 121,260.00
$ 495,145.00
$ 108,530.00
$ 162,531.25
$
58,709.72
$ 111,635.00
$ 138,745.00
$
57,075.00
$ 133,947.50
$ 178,277.70
$
83,039.75
$ 1,648,895.92
$ 16,172,759.74

$ 119,460.00
$
$ 109,900.00
$ 639,712.50
$
58,709.72
$ 109,535.00
$ 136,195.00
$ 101,175.00
$ 132,507.50
$ 178,232.34
$
83,021.60
$ 1,668,448.66
$ 14,523,863.82
$ 1,668,448.66

$ 122,610.00
$
$ 111,027.50
$ 512,137.50
$
58,709.72
$ 117,545.00
$ 133,495.00
$
79,775.00
$ 130,907.50
$ 178,185.85
$
83,003.00
$ 1,527,396.07
$ 12,855,415.16
$ 1,527,396.07

$ 120,710.00
$
$ 111,911.25
$ 445,950.00
$
58,709.72
$ 115,665.00
$ 130,795.00
$
83,675.00
$ 134,092.50
$ 178,138.21
$
82,983.97
$ 1,462,630.65
$ 11,328,019.09

$ 123,760.00
$
$ 112,547.50
$ 419,625.00
$
58,709.72
$ 113,785.00
$ 127,945.00
$
92,275.00
$ 132,095.00
$ 178,089.39
$
82,964.47
$ 1,441,796.08
$ 9,865,388.44

$ 121,660.00
$
$ 112,908.75
$ 289,275.00
$
58,709.72
$ 111,745.00
$ 124,945.00
$ 169,675.00
$ 129,970.00
$ 178,039.89
$
82,944.50
$ 1,379,872.86
$ 8,423,592.36

$ 124,405.00
$
$ 122,760.00
$
$
58,709.72
$ 109,545.00
$ 131,722.50
$ 171,000.00
$ 132,647.50
$ 177,988.11
$
82,924.06
$ 1,111,701.89
$ 7,043,719.50

$ 126,930.00
$
$
$
$
58,709.72
$ 112,276.25
$
$ 157,400.00
$ 130,127.50
$ 177,935.57
$
82,903.13
$ 846,282.17
$ 5,932,017.61

$ 124,290.00
$
$
$
$
58,709.72
$ 109,832.50
$
$ 153,950.00
$ 132,442.50
$
$
82,881.70
$ 662,106.42
$ 5,085,735.44

$

$

$

$

$

$

$

-

$

-

$

-

Water - General Obligation (03/03/2015)

$

55,550.00 $

-

TID #3 - General Obligation Bond (07/11/2007)

$

106,921.25 $

108,530.00 $

109,900.00 $

111,027.50 $

111,911.25 $

112,547.50 $

112,908.75 $

122,760.00 $

-

TIF #4 - General Obligation (04/04/17)
TIF #4 - General Obligation 2018 - HALL ROAD

$
$

66,167.50 $
28,427.99 $

64,967.50 $
24,425.00 $

63,767.50 $
44,025.00 $

67,638.75 $
43,225.00 $

66,581.25 $
42,425.00 $

65,523.75 $
41,625.00 $

64,376.25 $
40,925.00 $

63,138.75 $
40,325.00 $

66,832.50 $
39,725.00 $

Sewer Utility - Clean Water Fund 2008 - GOB
Sewer Utility - Clean Water Fund 2008 - Revenue
Sewer Utiltiy - Clean Water Fund - 2012
Sewer Revenue Bond (2017C)
Sewer Utility - GOB "B" (04/04/2017)
DEBT OFFSET BY OTHER FUNDS:

$
$
$
$
$
$

Debt Service Net Levy (General Fund Payment):
Total Outstanding Debt Service Net Levy
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38,264.00
105,210.00
83,057.49
130,192.50
81,975.00
695,765.73
$1,016,028.65
$9,274,472.44

$
$
$
$
$
$

38,255.00
105,184.00
83,039.75
133,947.50
80,575.00
638,923.75
$1,009,972.17
$8,258,443.79

$
$
$
$
$
$

-

38,246.00
105,157.00
83,021.60
132,507.50
74,143.75
650,768.35
$1,017,680.31
$7,248,471.62

$
$
$
$
$
$

-

38,236.00
105,129.00
83,003.00
130,907.50
72,681.25
651,848.00
$875,548.07
$6,230,791.31

$
$
$
$
$
$

-

38,226.00
105,102.00
82,983.97
134,092.50
71,218.75
652,540.72
$810,089.93
$5,355,243.24

$
$
$
$
$
$

-

38,215.00
105,073.00
82,964.47
132,095.00
74,612.50
652,656.22
$789,139.86
$4,545,153.31
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$
$
$
$
$
$

-

38,204.00
105,044.00
82,944.50
129,970.00
72,862.50
647,235.00
$732,637.86
$3,756,013.45

$
$
$
$
$
$

-

BUDGET YEAR

38,192.00
105,013.00
82,924.06
132,647.50
75,993.75
660,994.06
$450,707.83
$3,023,375.59

$
$
$
$
$
$

38,183.00
104,982.00
82,903.13
130,127.50
462,753.13
$383,529.04
$2,572,667.76

$
$
$
$
$
$

65,395.00
39,125.00
82,881.70
132,442.50
319,844.20
$342,262.22
$2,189,138.72
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Projections of Future Debt Capacity, No Additional Debt Service
Assuming no changes to State or local debt capacity regulations, the City’s future debt capacity will be influenced primarily based on changes in the City’s
equalized value and the retiring of existing debt obligations. Over the past 10 years the equalized value of the City has grown by $49.4 million or an average
annual change of 1.30%. Note that this period included a drop of $30.4 million from 2009 to 2013 related to the Great Recession (-8.2%, or -2% per year)
and then growth of $79.8 million from 2013 to 2018 as the national economic recovery kicked in (+23.3%, or +4.7% per year).
2009-2018, Historic Changes in Equalized Value, Debt Capacity, Locally Reduced Debt Capacity and Existing Debt Service
Budget Year
Tax Levy/Bill Year

2010
2009

2011
2010

2012
2011

2013
2012

2014
2013

2015
2014

2016
2015

2017
2016

2018
2017

2019
2018

10-Year
Change

Avg. Annual
Change

Equalized Value (With TID)

$ 372,833,500

$ 366,882,300

$ 359,317,300

$ 349,378,400

$ 342,408,400

$ 348,173,500

$ 359,631,300

$ 374,571,300

$ 402,748,200

$ 422,209,000

$ 49,375,500

$

4,937,550

Debt Capacity (5% of Eq.Val.)

$ 18,641,675

$ 18,344,115

$ 17,965,865

$ 17,468,920

$ 17,120,420

$ 17,408,675

$ 17,981,565

$ 18,728,565

$ 20,137,410

$ 21,110,450

$

2,468,775

$

246,878

Debt Capacity Percent Change
Debt Capacity (Local Limit)
Existing Debt Outstanding (Net Levy)

-0.07%
-1.60%
-2.06%
-2.77%
-1.99%
1.68%
3.29%
4.15%
7.52%
4.83%
$ 12,117,089 $ 11,923,675 $ 11,677,812 $ 11,354,798 $ 11,128,273 $ 11,315,639 $ 11,688,017 $ 12,173,567 $ 13,089,317 $ 13,721,793 $
x
x
x
x
x
x
x
x
$ 10,237,199 $ 9,274,472

x
1,604,704
x

$

1.30%
160,470
x

Remaining Debt Capacity (State Limit)

x

x

x

x

x

x

x

x

$

9,900,211

$ 11,835,978

x

x

Remaining Debt Capacity (Local Limit)

x

x

x

x

x

x

x

x

$

2,852,117

$

x

x

4,447,320

The next table assumes the City’s equalized value, and thus debt capacity, continue to grow at an average annual rate of 1.30% over the next 10 years. But it
starts with the actual 2019 Equalized Value, which jumped $53.3 million over 2018 due to residential property construction (+$5.6 million) and appreciation
(+$23.4 million) and a 200% increase in taxed personal property (+$20 million). The table assumes 0% growth in 2021 to account for the possibility of some
sort of correction, and then projects 1.3% annual growth thereafter. The result of those assumptions is an increase of $2.6 million in debt capacity by 2028,
or $1.7 million with the local limit applied.
2019-2028, Projected Changes in Equalized Value, Debt Capacity, Locally Reduced Debt Capacity and Existing Debt Service @ 1.3% growth
Budget Year
Tax Levy/Bill Year

2020
2019

2021
2020

2022
2021

2023
2022

2024
2023

2025
2024

2026
2025

2027
2026

2028
2027

2029
2028

10-Year
Change

Avg. Annual
Change

Equalized Value (With TID)

$ 475,533,400

$ 475,533,400

$ 481,714,727

$ 487,976,403

$ 494,319,473

$ 500,744,994

$ 507,254,040

$ 513,847,694

$ 520,527,058

$ 527,293,245

$ 51,759,845

$

Debt Capacity (5% of Eq.Val.)

$ 23,776,670

$ 23,776,670

$ 24,085,736

$ 24,398,820

$ 24,715,974

$ 25,037,250

$ 25,362,702

$ 25,692,385

$ 26,026,353

$ 26,364,662

$

2,587,992

$ 258,799.22

1,682,195

Debt Capacity Percent Change

12.63%

0.00%

1.30%

1.30%

1.30%

1.30%

1.30%

1.30%

1.30%

1.30%

5,175,984

x

2.30%

Debt Capacity (Local Limit)

$ 15,454,836

$ 15,454,836

$ 15,655,729

$ 15,859,233

$ 16,065,383

$ 16,274,212

$ 16,485,756

$ 16,700,050

$ 16,917,129

$ 17,137,030

$

Existing Debt Outstanding (Net Levy)

$

$

$

$

$

$

$

$

$

$

$

Remaining Debt Capacity (State Limit)

$ 15,518,226

$ 16,528,198

$ 17,854,945

$ 19,043,577

$ 20,170,820

$ 21,281,236

$ 22,339,326

$ 23,119,717

$ 23,837,214

$ 24,517,786

x

x

Remaining Debt Capacity (Local Limit)

$

$

$

$ 10,503,990

$ 11,520,230

$ 12,518,199

$ 13,462,381

$ 14,127,382

$ 14,727,991

$ 15,290,154

x

x
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7,248,472
8,206,364

6,230,791
9,424,937

5,355,243

4,545,153

3,756,013

3,023,376

2,572,668
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This third table in the series differs only by assuming a higher growth rate of 3% for equalized value. By year 2028, this amount of annual growth would
provide an additional $6.3 million in debt capacity (locally reduced to $4.1 million).
2019-2028, Projected Changes in Equalized Value, Debt Capacity, Locally Reduced Debt Capacity and Existing Debt Service @ 3.0% growth
Budget Year
Tax Levy/Bill Year

2020
2019

2021
2020

2022
2021

2023
2022

2024
2023

2025
2024

2026
2025

2027
2026

2028
2027

2029
2028

10-Year
Change

Avg. Annual
Change

Equalized Value (With TID)

$ 475,533,400

$ 475,533,400

$ 489,799,402

$ 504,493,384

$ 519,628,186

$ 535,217,031

$ 551,273,542

$ 567,811,748

$ 584,846,101

$ 602,391,484

$ 126,858,084

$ 12,685,808

Debt Capacity (5% of Eq.Val.)

$ 23,776,670

$ 23,776,670

$ 24,489,970

$ 25,224,669

$ 25,981,409

$ 26,760,852

$ 27,563,677

$ 28,390,587

$ 29,242,305

$ 30,119,574

$

$ 634,290.42

Debt Capacity Percent Change

12.63%

0.00%

3.00%

3.00%

3.00%

3.00%

3.00%

3.00%

3.00%

3.00%

6,342,904
x

$ 15,454,836

$ 15,454,836

$ 15,918,481

$ 16,396,035

$ 16,887,916

$ 17,394,554

$ 17,916,390

$ 18,453,882

$ 19,007,498

$ 19,577,723

$

Existing Debt Outstanding (Net Levy)

$

$

$

$

$

$

$

$

$

$

$

Remaining Debt Capacity (State Limit)

$ 15,518,226

$ 16,528,198

$ 18,259,179

$ 19,869,426

$ 21,436,256

$ 23,004,838

$ 24,540,302

$ 25,817,920

$ 27,053,166

$ 28,272,698

x

x

Remaining Debt Capacity (Local Limit)

$

$

$

$ 11,040,792

$ 12,342,763

$ 13,638,540

$ 14,893,015

$ 15,881,214

$ 16,818,360

$ 17,730,847

x

x

8,258,444
7,196,392

7,248,472
8,206,364

6,230,791
9,687,689

5,355,243

4,545,153

3,756,013

3,023,376

2,572,668

2,189,139

1,846,877

4,122,888

3.66%

Debt Capacity (Local Limit)

$ 412,288.77

(6,411,567) $ (641,156.73)

Projections of Future Capital Borrowing and Debt Service
The following tables show how much the City can borrow to support various projects, within statutory debt limits, and the impact of that borrowing on the
tax rate. The three tables show projections for budget years 2020-2029, 2030-2039, and 2040-2049, and they include the following assumptions:
• All new borrowing amortized over 20 years at a fixed rate of 4.5%
• 3% annual growth of equalized value (includes both new construction and appreciation of existing property)
• The 2019-2028 Vehicle Replacement CIP is included, and costs beyond 2028 are projected based on the replacement history and plan reflected in this
CIP (with 2% annual inflation assumed)
• Borrowing of $500,000 annually for street reconstructions
• All costs are adjusted for 2% annual inflation
This scenario assumes that the local debt limit (65% of the 5% statutory limit) will be exceeded by bonding for the new Fire Station and then would stay
above the local limit for most of the next three decades as additional projects and borrowing are approved. Expressed as a percentage of the statutory debt
limit, borrowing would increase from about 40% of that limit in 2020 to 76% in 2022, to a peak of 97% in 2025, and then receding beneath the local limit by
2045.
We also drafted an alternative version (not shown) with a lesser equalized value growth rate of 1.3%. At that rate of growth, the $500,000 of annual
bonding and spending on streets is not feasible, and the building projects are spread out or delayed a bit more to stay within the statutory debt limit.
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Years 2020-2029
Impacts to Debt Service from Potential Borrowing for Vehicle & Equipment Replacement, New Street Projects, and New Building Projects (3.0% Equalized Value Growth)
Budget Year
2020
2021
2022
2023
2024
2025
2026
2027
Tax Levy/Bill Year
2019
2020
2021
2022
2023
2024
2025
2026
Equalized Value (With TID), 3% Growth
Debt Capacity (5% of Eq.Val.)
Debt Capacity (Local Limit)
Existing Debt Outstanding (Net Levy)

$ 475,533,400
$ 23,776,670
$ 15,454,836
$ 8,258,444

POTENTIAL BORROWING
Vehicles & Equipment $
Street Reconstruction $
Building Repair/Replacement

211,000
500,000

2028
2027

2029
2028

$ 475,533,400
$ 23,776,670
$ 15,454,836
$ 7,248,472

$ 489,799,402
$ 24,489,970
$ 15,918,481
$ 6,230,791

$ 504,493,384
$ 25,224,669
$ 16,396,035
$ 5,355,243

$ 519,628,186
$ 25,981,409
$ 16,887,916
$ 4,545,153

$ 535,217,031
$ 26,760,852
$ 17,394,554
$ 3,756,013

$ 551,273,542
$ 27,563,677
$ 17,916,390
$ 3,023,376

$ 567,811,748
$ 28,390,587
$ 18,453,882
$ 2,572,668

$ 584,846,101
$ 29,242,305
$ 19,007,498
$ 2,189,139

$ 602,391,484
$ 30,119,574
$ 19,577,723
$ 1,846,877

$
$

$
$

382,000
520,000

$
263,500
$
530,000
$ 6,160,000

$
$
$

$
118,000
$
550,000
$ 5,850,000

$
$

$ 1,570,000
$
570,000

$
695,000
$
580,000
$ 5,270,000

$
$
$

423,000
510,000

463,000
540,000
540,000

624,000
560,000

70,000
590,000
590,000

Total New Borrowing (Principal)
YE Estimated Debt Outstanding (Principle)
Remaining Debt Capacity (State Limit)
Remaining Debt Capacity (Local Limit)

$
711,000
$ 8,969,444
$ 14,807,226
$ 6,485,392

$
933,000
$ 8,871,142
$ 14,905,528
$ 6,583,694

$
902,000
$ 8,706,141
$ 15,783,829
$ 7,212,339

$ 6,953,500
$ 14,700,603
$ 10,524,066
$ 1,695,432

$ 1,543,000
$ 15,135,643
$ 10,845,766
$ 1,752,273

$ 6,518,000
$ 20,513,855
$ 6,246,996
$ (3,119,302)

$ 1,184,000
$ 20,349,784
$ 7,213,894
$ (2,433,393)

$ 2,140,000
$ 21,402,176
$ 6,988,411
$ (2,948,294)

$ 6,545,000
$ 26,780,063
$ 2,462,242
$ (7,772,565)

$ 1,250,000
$ 26,705,891
$ 3,413,683
$ (7,128,168)

Existing Debt Annual Payments
New Debt Annual Payments
Total Debt Annual Payments
Tax Rate for Debt Service

$

1,016,029

$
$

1,016,029
2.14

$
$
$
$

$
$
$
$

$
$
$
$

$
$
$
$

$
$
$
$

$
$
$
$

$
$
$
$

$
$
$
$

$
$
$
$

1,009,972
53,978
1,063,950
2.24

1,017,680
124,809
1,142,489
2.33

875,548
193,287
1,068,835
2.12

810,090
721,182
1,531,272
2.95

789,140
838,324
1,627,464
3.04

Estimated 2020 tax
rate for debt service:
$2.14/$1,000
FIRE
STATION

CITY
HALL
REPAIRS

PUBLIC
WORKS
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450,708
1,423,044
1,873,751
3.30

The cost of all
“Potential
Borrowing” in
years 2020-2025
has added $2.42
to the tax rate, a
net increase of
about $1.61

The fire station has added about
$0.76 to the tax rate
© May 2020

732,638
1,333,157
2,065,795
3.75

383,529
1,585,508
1,969,037
3.37

COMMUNITY
CENTER

342,262
2,082,391
2,424,653
4.03

CITY
HALL
REPAIRS
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Years 2030-2039
Impacts to Debt Service from Potential Borrowing for Vehicle & Equipment Replacement, New Street Projects, and New Building Projects (3.0% Equalized Value Growth)
Budget Year
2030
2031
2032
2033
2034
2035
2036
2037
Tax Levy/Bill Year
2029
2030
2031
2032
2033
2034
2035
2036
Equalized Value (With TID), 3% Growth
Debt Capacity (5% of Eq.Val.)
Debt Capacity (Local Limit)
Existing Debt Outstanding (Net Levy)

$ 624,456,999
$ 31,222,850
$ 20,294,852
$ 1,501,404

POTENTIAL BORROWING
Vehicles & Equipment $
Street Reconstruction $
Building Repair/Replacement

100,000
600,000

2038
2037

2039
2038

$ 647,330,770
$ 32,366,539
$ 21,038,250
$ 1,158,037

$ 671,042,405
$ 33,552,120
$ 21,808,878
$
817,604

$ 695,622,593
$ 34,781,130
$ 22,607,734
$
485,838

$ 721,103,151
$ 36,055,158
$ 23,435,852
$
281,059

$ 747,517,057
$ 37,375,853
$ 24,294,304
$
184,544

$ 774,898,501
$ 38,744,925
$ 25,184,201
$
89,220

$ 803,282,924
$ 40,164,146
$ 26,106,695
$
-

$ 832,707,064
$ 41,635,353
$ 27,062,980
$
-

$ 863,209,006
$ 43,160,450
$ 28,054,293
$
-

$
$

$
$

$
90,000
$
630,000
$ 9,050,000

$
57,000
$
640,000
$ 1,290,000

$
$

$
$

$
$

$
$

$
$
$

90,000
610,000

45,000
620,000

45,000
650,000

260,000
660,000

160,000
670,000

430,000
680,000

570,000
690,000
690,000

Total New Borrowing (Principal)
YE Estimated Debt Outstanding (Principle)
Remaining Debt Capacity (State Limit)
Remaining Debt Capacity (Local Limit)

$
700,000
$ 25,990,132
$ 5,232,718
$ (5,695,280)

$
700,000
$ 25,163,377
$ 7,203,162
$ (4,125,127)

$
665,000
$ 24,265,709
$ 9,286,412
$ (2,456,830)

$ 9,770,000
$ 32,393,804
$ 2,387,326
$ (9,786,069)

$ 1,987,000
$ 32,517,326
$ 3,537,832
$ (9,081,473)

$
695,000
$ 31,328,087
$ 6,047,766
$ (7,033,783)

$
920,000
$ 30,192,129
$ 8,552,796
$ (5,007,928)

$
830,000
$ 28,902,925
$ 11,261,222
$ (2,796,229)

$ 1,110,000
$ 27,850,008
$ 13,785,346
$
(787,028)

$ 1,950,000
$ 27,509,233
$ 15,651,218
$
545,060

Existing Debt Annual Payments
New Debt Annual Payments
Total Debt Annual Payments
Tax Rate for Debt Service

$
$
$
$

$
$
$
$

$
$
$
$

$
$
$
$

$
$
$
$

$
$
$
$

$
$
$
$

$
$
$
$

$
$
$
$

$
$
$

345,472
2,177,288
2,522,760
4.04

343,367
2,230,431
2,573,798
3.98

340,433
2,283,573
2,624,007
3.91

331,766
2,334,059
2,665,825
3.83

204,778
3,075,777
3,280,555
4.55

96,515
3,226,626
3,323,140
4.45

95,325
3,279,389
3,374,713
4.36

89,220
3,349,233
3,438,453
4.28

3,412,245
3,412,245
4.10

3,496,514
3,496,514
4.05

Estimated debt service
peaks at $4.55/$1,000,
or about $683 on a
$150,000 home
LIBRARY
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Years 2040-2049
Impacts to Debt Service from Potential Borrowing for Vehicle & Equipment Replacement, New Street Projects, and New Building Projects (3.0% Equalized Value Growth)
Budget Year
2040
2041
2042
2043
2044
2045
2046
2047
Tax Levy/Bill Year
2039
2040
2041
2042
2043
2044
2045
2046
Equalized Value (With TID), 3% Growth
Debt Capacity (5% of Eq.Val.)
Debt Capacity (Local Limit)
Existing Debt Outstanding (Net Levy)

$ 894,828,230
$ 44,741,411
$ 29,081,917
$
-

2048
2047

2049
2048

$ 927,605,662
$ 46,380,283
$ 30,147,184
$
-

$ 961,583,726
$ 48,079,186
$ 31,251,471
$
-

$ 996,806,402
$ 49,840,320
$ 32,396,208
$
-

$ 1,033,319,279 $ 1,071,169,619 $ 1,110,406,410 $ 1,151,080,440 $ 1,193,244,354 $ 1,236,952,726
$ 51,665,964 $ 53,558,481 $ 55,520,321 $ 57,554,022 $ 59,662,218 $ 61,847,636
$ 33,582,877 $ 34,813,013 $ 36,088,208 $ 37,410,114 $ 38,780,442 $ 40,200,964
$
$
$
$
$
$
-

POTENTIAL BORROWING
Vehicles & Equipment $
190,000
Street Reconstruction $
700,000
Building Repair/Replacement $ 6,360,000

$
$

$
$

$
$

160,000
730,000

$
$

55,000
740,000

$
$

270,000
750,000

$
$

315,000
770,000

$
$

105,000
790,000

$
$

975,000
810,000

$
$

60,000
830,000

Total New Borrowing (Principal)
YE Estimated Debt Outstanding (Principle)
Remaining Debt Capacity (State Limit)
Remaining Debt Capacity (Local Limit)

$ 7,250,000
$ 32,306,461
$ 12,434,951
$ (3,224,543)

$
765,000
$ 30,341,749
$ 16,038,535
$
(194,565)

$ 1,210,000
$ 28,751,552
$ 19,327,634
$ 2,499,919

$
890,000
$ 26,677,415
$ 23,162,905
$ 5,718,793

$
$
$
$

795,000
24,940,792
26,725,172
8,642,085

$
$
$
$

1,020,000
23,394,798
30,163,683
11,418,215

$
$
$
$

1,085,000
22,266,923
33,253,398
13,821,285

$
$
$
$

895,000
20,916,560
36,637,462
16,493,554

$
$
$
$

1,785,000
20,476,948
39,185,270
18,303,494

$
$
$
$

890,000
19,495,813
42,351,823
20,705,151

Existing Debt Annual Payments
New Debt Annual Payments
Total Debt Annual Payments
Tax Rate for Debt Service

$
$
$

$
$
$

$
$
$

$
$
$

$
$
$

3,691,281
3,691,281
3.57

$
$
$

3,634,495
3,634,495
3.39

$
$
$

3,217,098
3,217,098
2.90

$
$
$

3,209,582
3,209,582
2.79

$
$
$

3,115,064
3,115,064
2.61

$
$
$

2,753,695
2,753,695
2.23

3,644,554
3,644,554
4.07

55,000
710,000

4,140,981
4,140,981
4.46

490,000
720,000

4,128,227
4,128,227
4.29

4,151,610
4,151,610
4.16

POLICE STATION
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Tax Rate Impacts
The projects and associated borrowing depicted in the preceding pages and tables will increase the City of Columbus
tax levy and the overall tax burden for residents by as much as $2.41/$1,000 of value, or $362/year on a home worth
$150,000. The new borrowing for capital investments would take the City of Columbus tax rate from $7.27/$1,000 to
a peak of $9.30/$1,000 in 2033. These increases will be somewhat offset by the closure of TIDs #3 and #4 in 2024 and
2037, respectively (these dates assume that each is held open the full statutory period and then also extended by one
extra year to collect funds for housing affordability initiatives). As estimated in the table on page 26, the closure of TID
#3 will drop the mill rate by about $0.38, and the closure of TID #4 will drop it again by about $0.28.
The Columbus School District was approved for an increase of taxes through the Spring 2020 referendum to make
school facility improvements. The referendum approved $30 million in capital spending and a tax rate increase of
$1.76/$1,000, which brings the current rate of $8.36/$1,000 up to $10.12/$1,000, over a period of 20 years.
To see the cumulative effects of School District and City Capital spending, and the TID closures, consider the following
graph. This illustration assumes that the 2019 rates for everything other than projected capital spending by the City
and the School District are held steady over the next three decades. As it shows, the total tax rate paid by City of
Columbus property owners would increase about $3 over the next 6 years, from about $21.10 now to about $24.09 in
2025, and then rise further to about $24.89 by 2033. For context, refer back to the peer community tax rate exhibits
on pages 13 and 14. The capital spending suggested in this roadmap would return Columbus to near, but below, the
peak net rate of $25.16 seen in 2013.

Projected Tax Rates, City of Columbus Parcels
$30.00
$25.00
$20.00
$15.00
$10.00
$5.00

2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041
2042
2043
2044
2045
2046
2047
2048
2049

$-

City of Columbus

Columbus School District

Madison College

Columbia County

Other

Full Tax Rate

*The “Full Tax Rate” estimate is shown net of state tax credits
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ROADMAP 2050
SERVICES AND PROGRAMS
The programs and events offered through the combined efforts of the Library, Senior Center and
Recreation Department are strong for a community of Columbus’s size. Stakeholders had mostly good
things to say about program opportunities, and feedback revealed few obvious needs or opportunities
for improvement. Those few opportunities identified in this planning process include live music (e.g.
outdoor concerts) and recreational sports. The latter is dependent upon greater access to fields (soccer,
in particular) and gym space (e.g. basketball).
As it relates to the planning for critical public buildings, indoor recreational space appears to be the
main unmet programming need that could be met with one of these buildings, i.e. a community center.
Alternatively, it is possible that the same need could be met through the improvement of school
facilities.

KEY FACILITY IMPROVEMENTS
The following summary and recommendations reflect the findings of the attached Facilities Assessment.
Build a New Public Safety Building
The Fire Station is one of the City’s most urgent needs for a new facility. Located on a small, downtown
lot with no space to expand, the 11,600 SF facility is serving a larger area than when it was built 45 years
ago, including City growth and service agreements with the surrounding towns. The site has inadequate
onsite parking for staff and equipment. There have been discussions about creating a fire district in
collaboration with the surrounding communities and/or transitioning to full-time service. The current
facility cannot support those changes. The City has acquired the former Countryside Ford property for
construction of a new fire station. We estimate a size of 21,000 SF at a cost of $5.8 million. There is a
potential long term need for full time first responders in lieu of the current volunteer crew. The new
Fire Station should be designed to allow for an approximate 4,000 square feet of expansion area to
accommodate this need. If constructed now that would add a cost of $1.0 million.
This facility should be designed to allow for the future addition of the Police Department. The Police
Department’s current facility is adequate and not an immediate need for improvement. A new facility,
estimated at 14,000 SF and $4.2 million, would include better accommodations for the handling of
suspects and more secure storage for records and evidence. The Countryside Ford site is a bit tight if
accommodating both departments, but it could likely work, pending further site design. Acquisition of a
small, adjacent parcel would improve flexibility for the design of the site.
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Build a New Public Works Facility
The public works facility is currently comprised of a series of small, aging structures on 1.7 acres of land,
all of it in the floodway. The current structures add up to about 13,800 SF, and most are deficient in size
and/or condition for their use. The fact that this site is in the floodway is problematic – it severely
impedes the City’s ability to function during a flood event. We estimate that a new facility would have
about 36,000 SF of various spaces, on a larger, drier site, at a cost of about $5.0 million for the buildings
and site improvements. The cost of land is harder to project, though we estimate the need for at least 6
acres. Unimproved industrial sites in the city are currently assessed at around $40,000 per acre, so land
costs could add $240,000 or more to the total project cost.
Build a Community Center/Senior Center/Library
As documented in the Facilities Assessment, all three of these buildings are in need of improvement in
some way. The Library is in good condition but undersized – 6,200 SF versus a recommended 20,000 SF
for a community of Columbus’ size. The Community Center is not well suited to its use as a community
meeting space, and the Senior Center is worn out and awkward in its configuration. Those two spaces
total about 8,200 SF, versus a recommended 12,000 SF. The City could address all of these needs with a
single building that is more attractive and flexible to host the wide variety of programming currently
supported by the three existing structures.
Maintain City Hall
City Hall is expected to be maintained as a key facility for the City indefinitely. It is a large structure with
ongoing maintenance needs, including brick tuckpointing, joint sealant maintenance around doors and
windows, trim painting, roof repair/replacement, and basement water issues. We estimate costs of
about $2.5 million over the next 10-20 years to keep this building in good condition (the range in timing
depends upon the performance of certain features and the City’s comfort with risk and/or poor
appearances).
The second-floor auditorium is a separate issue. It is a beautiful space that has remained unused and
off-limits for many decades due to safety concerns. We heard some community desire to restore and
use this space, but the barriers to this are many, including inadequate fire exits, inadequate structural
support for the capacity of the room (it seats about 430), inadequate heating and ventilation systems,
and general cosmetic restoration needs. In addition, the design of the space limits it to events
compatible with tiered audience seating. We acknowledge the difficulties presented by this space and
advise that the City does not and will not have the capacity to do anything more than continue to
maintain it as-is. Any improvements to enable use will need to rely heavily upon the private sector. A
Friends of the Auditorium group could raise the funds to restore and/or convert this space.
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OTHER FACILITY NOTES
Establish a Farmer’s Market Site
There is clear public interest in a designated site for the Farmer’s Market. Dickason Street is the
recommended location. The street could be improved with new paving and aesthetic enhancements and
then closed off for the market each week, seasonally. This space can also serve other public events in
the downtown area.
Do Not Build a Public Indoor Pool
The process revealed some interest for an indoor pool to complement the outdoor Aquatics Facility for
year-round use. Though not directly within the scope of Roadmap 2050, MSA has some experience with
aquatics facilities. We understand and appreciate this desire, but recommend against a public indoor
pool. More communities are removing such pools than building them due to the high costs to staff and
maintain such facilities. The alternatives are to incorporate an indoor pool into a new school facility or
to attract a private entity such as a YMCA.
Design Considerations
Pursue Zero-Energy Building Design
Survey respondents were very clearly in support of “expanding the use of alternative and renewable
energy in public facilities.” An overwhelming 89% either agree or strongly agree with that statement,
though many of the 32 comments qualify that by noting that such systems should be cost effective too.
Any new or remodeled facility should include careful evaluation of options to make the building as close
as possible to “net zero,” meaning high energy efficiency plus renewable energy generation (likely solar
panels) to generate as much as possible of the energy needed to run the building.
Design for Flexibility and Shared Use
Single use buildings are easier to design and manage than multi-use buildings, but they are not typically
the best use of taxpayer resources. Whenever a new public building is built in Columbus, the design
process should cast a wide net looking for other needs that could be accommodated. The easiest
example of this is meeting spaces – any proposed meeting spaces have the potential for community use
for neighborhood meetings, civic events, etc. Such spaces should be sited in prominent locations with
the ability to provide public access to that space while controlling access to other spaces. Another
example is school recreation facilities, which can serve broader community needs if managed
cooperatively.
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COST ESTIMATES AND PROJECT TIMING
This is a preliminary look at project costs and their priority order. This table corresponds to the debt
analysis tables in the Fiscal Analysis section of this plan.
Preliminary Project Cost Estimates and Timing
Project
Fire Station
City Hall
Public Works
Facilities

Suggested
Timing

Total project
cost*

Approximate
size

2023

$5.8 million

21,000 SF

2024, 2029,
2034, 2039
2025

$2.5 million

NA

$5.4 million**

32,000 SF

Community/Senior
Center****

2028

$4.5 million

12,000 SF

Library***

2033

$7 million

20,000 SF

Police Station

2040

$4.2million

14,000 SF

Notes
New construction
on acquired site
Maintenance &
limited remodel
New site, includes
salt shed & yard
space
New facility,
suggested
adjacent/attached
to City Hall
Suggested as new
facility, attached to
Community Center
New facility,
possibly attached to
Fire Department

*Design and construction costs, excludes land, 2020 values
** The Public Works Station cost does include land costs
***If combined, Library & Community Center are together about $11 million, a modest savings of $500,000.

It is important to note that the debt analysis assumed average annual growth of equalized assessed
value of 3%. Achieving that pace of growth over several decades is likely feasible, but about half of that
growth would need to come from new construction, not just property appreciation. The 3% target
requires a focus on attracting growth, including building new residential units every year and continuing
to attract commercial and industrial development. That isn’t to say, however, that a 1.3% growth rate
(as seen over the prior decade) renders these projects impossible. The impact of a 1.3% growth rate is
that the City would get closer to bumping up against the statutory 5% debt limit more often and would
need to push back some of the later projects by a couple years to avoid exceeding that limit. Discomfort
about that level of debt could result in additional delays to some projects.
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PROJECT FUNDING
Exceed your self-imposed 65% debt limit
The self-imposed limit on borrowing will result in significant delays to some of the recommended
projects. As projected, the City can borrow to complete the Fire Station and Public Works facility
without exceeding your self-imposed debt limit (while also continuing to borrow every year for street
reconstruction), but the Community Center and Library projects will exceed that local limit. You can
proceed on those projects prior to 2040 if you choose to exceed your local limit on debt. We advise
caution and further discussion with your bonding advisors before taking on a heavier debt load, and you
will likely want to reserve some debt capacity within the state limits so that you have the ability to
address emergency spending needs. The projections reserve capacity for at least $2.4 million in other
borrowing within the state’s 5% limit.
Consider Use of the Community Development Authority (CDA) to complete projects
The CDA has its own borrowing authority and is not limited by the statutory limits on City borrowing. If
necessary, the CDA can be the fiscal agent for certain improvements in order to work around state limits
imposed on the City. If used, this option also requires caution.
Seek Funding Assistance
Columbus has limited access to the most common sources of state or federal grant funds, especially
Community Development Block Grant (CDBG) funding because the City does not meet the LowModerate Income requirements. The median household income (MHI) of the City is $59,824 per the U.S.
Census 2017 American Community Survey 5-Year Estimates. This is slightly above the MHI for the State
of Wisconsin ($59,305). The U.S. Department of Agriculture (USDA) Community Facilities Grant Program
awards grant funding for facilities that serve municipalities with an MHI that is 80% or below the State
MHI. According to the U.S. Department of Housing and Urban Development (HUD), 28% of the City’s
residents are considered low-to-moderate income (LMI). LMI families make 80% or less of the MHI for
their county of residence. HUD funding for projects that benefit the entire community are available to
communities with a LMI greater than 51%. Therefore, the City is not be eligible to apply for
infrastructure funds for wastewater treatment facilities, libraries, community centers, street projects
that primarily serve business districts, schools (public and private), and other facilities deemed as having
a community wide benefit.
The City is eligible for the USDA Community Facilities Direct Loan Program which provides low-interest
loans for community facilities. Interest rates are fixed for the term of the loan and there are no
repayment penalties. All of the City’s proposed building projects are eligible for this loan program.
While HUD funding will not be available for the community wide facilities mentioned above, the City can
still utilize HUD Community Development Block Grant (CDBG) dollars for targeted LMI neighborhood
projects. If a street reconstruction is planned the city can complete an income survey of the
neighborhood. If the survey results in an LMI greater than 51%, the neighborhood qualifies for CDBG
funding. If the project requires the replacement of water/sewer utilities, the CDBG funds can be
matched with Wisconsin DNR Safe Drinking Water and Clean Water Fund low-interest loans. User rates
would cover the utility reconstruction and the CDBG funds can be used to reduce the amount of general
obligation (G.O.) borrowing needed in the street budget. This would free up additional G.O. capacity to
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fund other projects. The proposed Senior Center is eligible for CDBG funding as seniors are
automatically assumed by HUD to be LMI. CDBG projects can be awarded up to $1,000,000 with the City
providing a minimum match of 33% of the total project costs.
While the Public Works building is located in a FEMA Floodway, DNR Municipal Flood Control Grant
funding is not likely. These funds are used primarily to acquire and demolish structures in a flood hazard
area resulting in a vacant property.
There are no active programs for the construction of a new fire station.
The Fire Station, Public Works building, Community Center, Library and Police Station will need to be
funded using G.O. debt. Should the City construct a combined community center/library/senior center,
the square footage designated for seniors is eligible for CDBG funding.
The City’s most promising strategy is to utilize the CDBG program for income eligible neighborhood
street projects and utilize the savings in the street budget for other general obligation projects.
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OTHER RECOMMENDATIONS
Take Action and Celebrate Success
It is important to pick a couple priorities and show successful action to implement those priorities.
There is a perception among some residents that Columbus struggles to get things done. Fair or unfair,
that perception is a damper on trust and enthusiasm for local government action. A demonstration of
successful action on a major project can help change the narrative about Columbus.
Work on Other Things Also
The Roadmap 2050 is intended as a vision for City of Columbus facilities and associated services. But
residents are most concerned about two issues that are largely outside the City’s control: the schools,
and the downtown.
Columbus School District
The success of the school system and the success of the City are tightly intertwined. Young adults and
families will choose to move to or stay in Columbus more only if they are confident in the school system.
The City’s ability to make other improvements to quality of life, such as retail attraction and investments
in recreation and community facilities, depends on sustained investment in housing and neighborhoods,
which in turn depend on the quality of the schools. Too few people cite the schools as a strength right
now. The City should be collaborative, cooperative and optimistic about the future of Columbus
schools, including City Council working sessions with the School Board and explicit advocacy for
referenda to invest in new school facilities.
Downtown District
Perceptions about the Columbus community are also tied to perceptions about the downtown. In most
communities the downtown is the core of the community identity, the first place that people think of
and picture in their heads as representative of that community. For Columbus that identity seems to be
“It’s nice, but it could be so much better.” The City of Columbus doesn’t control how most downtown
buildings are used or maintained, beyond basic life and safety regulations, but most residents would
agree that those buildings need more – more maintenance and more retail and service uses. Feedback
from residents suggest a strong desire for the City to do something, anything, to spur investment.
Several ideas have been floated in this process and all are worth consideration for action. Taking action
on downtown vitality will require more than investment in a public facility downtown.
Don’t Just Fix the Streets
Under the topic of “things residents really want to talk about,” street conditions is the third item in the
trifecta (with schools and downtown). Residents continue to complain about the conditions of local
streets, and public input in this process included clear support to spend more on this basic infrastructure
system. Public support is also strong for improvements to bike and pedestrian facilities in the City.
When making improvements to streets, consistently improve safety and access for people who want to
walk and bike too, including both on-street and off-street bike facilities as appropriate to the location.
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Communicate, Communicate, Communicate, and Communicate Some More!
A recurring theme in the community engagement process is the concern that residents often have no
idea that events and programs are occurring. Communication today is especially challenging because
there are so many types of media that could be used and no one media that reaches all residents. The
local newspaper does not reach the whole community, nor does email or radio or the posting of signs.
The answer is that every type of local media is necessary. Repetition is also key. Many people need to
hear something multiple times before it registers and sinks in. Only when the outreach and promotion
effort feels excessive and redundant (for some well-connected residents) will it be adequate to reach
those who are not as well connected.
One idea that came up at multiple times and places is the desire for a welcoming committee – a group
that reaches out to new residents to tell them about City functions and activities and make them feel
welcome. This is a quintessential small-town idea and activity that could both improve awareness of
various programs and assuage those existing residents concerned about the loss of small-town feel as
changes occur over time.
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