
CITY OF WATERLOO, W¡SCONSIN

Project Plan for the Creation of

Tax lncremental District No. 2

?tcscoiag thc past fot a nlr,ccsþl facvrc

Juty 5,2011 IDRAFTI

A rg an iz atio n al J oi nt Review B o ard M e etì n g H el d :

Public Hearing Held:

Adopted by Plan Commission:

Cansideration for Adaption by Common Council:

Considerationfar Approval by the Joint Review Baard:

EH LE RS

W of Waterlw, Wiscansin

6nu11

6nv11

7/14111

721t11

727n1

Wisconsin
Otfrces also in lllinois and Minnesota

phone 262-785-1520
fax 262-785-1810
toll f¡ee 8W-717-9742

r1nr11n1, eh lgls - 

I lc, com

375 Bishops Way, Suile 225
Brookfield, W 5\3005-6202tEAÒIß5 TN PUBLIC FINANCC

PC4
Text Box
As Adopted

PC4
Rectangle



City of Waterloo Officials

Tax lncremental District No. 2 Creation
Project Plan

Common Council

Robert H. Thompson

Todd C. Forman

William G. Springer

Laura Cotting

Erin Sievert

JeniQuimby

Chris Abell

Dale Van Holten

Mayor

Alderperson, Ward I

Alderperson, Ward 2

Alderperson, Ward 3

Alderperson,Wards4&5

Alderperson, At Larger

Alderperson

Alderperson

City Staff

Mo Hansen

Timothy Fenner

City Clerk

City Attorney

Plan Commlssion

Erin Sievert

Michael Lannov

Vern Butzine

Eric Seidl

Robert Crosby

John Lichtenheld

Mayor Robert Thompson; Chair

Mo Hansen

Dennis Heling

Lynn Forseth

Connie Schiestl

BillDovi

City Representative

Jefferson County

Madison Area Technical College District

Waterloo School District

Public Member

Joint Review Board



TABLE OF CONTENTS

EXECUTIVE SUMM4RY............... ..4

TYPE & GENERAL DESCRIPTION OF DISTRICT ..............7

MAP OF PROPOSED DISTRICT BOUNDARY ............. .....8

MAP SHOWING EXISTING USES AND CONDITIONS .......9

PRELIMINARY PARCEL LIST & 4N4LYSIS............... ......10

EQUALIZED VALUE TEST..

STATEMENT OF KIND, NUMBER AND LOCATION OF PROPOSED PUBLIC WORKS AND
OTHER PROJECTS ......... .......13

MAP SHOWING PROPOSED IMPROVEMENTS AND USES .............17

DETAILED LIST OF PROJECT COSTS...... .18

ECONOMIC FEASIBILITY STUDY & A DESCRIPTION OF THE METHODS OF FINANCING
AND THE TIME WHEN SUCH COSTS OR MONETARY OBLIGATIONS RELATED THERETO
ARE TO BE TNCURRED............ ......................20

ANNEXED PROPERTY.........

ESTIMATE OF PROPERTY TO BE DEVOTED TO RETAIL BUSINESS ..............28

pRoposED GHANGES lN ZONING ORD|NANCES............. ...............28

PROPOSED CHANGES IN MASTER PLAN, MAP, BUILDING CODES AND CITY OF
wATERLOO ORDlNANCES.............. ...................... 28

......29

ORDERLY DEVELOPMENT AND/OR REDEVELOPMENT OF THE CITY OF WATERLOO..29

A LIST OF ESTIMATED NON.PROJECT COSTS

OPINION OF ATTORNEY FOR THE CITY OF WATERLOO ADVISING WHETHER THE PLAN
IS COMPLETE AND COMPLIES WITH WISCONSIN STATUTES, SECTION 66.1105...........30

EXHIBIT A - CALCULATION OF THE SHARE OF PROJECTED TAX INCREMENTS
ESTIMATED TO THE PAID BY THE OWNERS OF PROPERTY IN THE OVERLYING TAXING
JUR|SD|CT¡ONS ......... ....................31

29



Project Plan
TID No.2 Creation

EXECUTIVE SUMMARY

DESCRIPTION OF DISTRICT

. Type of District. Size and Location. TID No. 2 is proposed to be created as a
rehabilitation district. A map of the proposed District boundaries are located in Section 3
of this plan.

. Estimated Total Project Expenditures. The City anticipates making total project
expenditures of approximately $1,520,000 to undertake the projects listed in this Project
Plan. The City anticipates completing the projects in multiple phases. The Expenditure
Period of this District is 22 years from the date of adoption of the Creation Resolution by
the Common Council. The projects to be undertaken pursuant to this Project Plan are
expected to be financed with funds transferred from TID #1 by way of a sharing
amendment and general obligation debt issued by the City, however, the City may use
other alternative financing methods which may provide overall lower costs of financing,
preserve debt capacity, mitigate risk to the City, or provide other advantages as
determined by the Common Council. A discussion and listing of other possible financing
mechanisms, as well as a summary of project financing by phase is located in Section
10 of this plan.

. Economic Development. As a result of the creation of ihis District, the City projects that
additional land and improvements value of approximately $3,360,000 will be created as
a result of new development, redevelopment, and appreciation in the value of existing
properties. This additional value will be a result of the improvements made and projects
undertaken within the District. A table detailing assumptions as to the timing of new
development and redevelopment, and associated values is located in Section 10 of this
plan. ln addition, creation of the District is expected to result in other economic benefits
as detailed in the Summary of Findings hereafter.

. Expected Termination of District. Based on the Economic Feasibility Study located in

Section 10 of this plan, this District would be expected to generate sufficient tax
increments to recover all project costs by the year 2027; 11 years earlier than the 27
year maximum life of this District.

SUMMARY OF FINDINGS

As required by s.66.1105 \Ms. Stats., and as documented in this Project Plan and the exhibits
contained and referenced herein, the following findings are made:

1. That "but for" the creation of this District, the development projected to occur as
detailed in this Project Plan: 1) would not occur; or 2) would not occur in the manner,
at the values, or within the timeframe desired by the City. ln making this determination,
the City has considered the following information:

EHLERS
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The sites proposed for redevelopment have not seen significant change in value due to
possible environmental contamination, obsolete platting, and ownership by multiple
parties. Given that the sites have not developed as would have been expected under
normal market conditions, it is the judgment of the City that the use of TIF will be
required to provide the necessary inducements to encourage development on the sites
consistent with that desired by the City.

ln order to make the areas included within the District suitable for redevelopment, the
City will need to make a substantial investment to pay for the costs of: property, right-
of-way and easement acquisition, site preparation, infrastructure improvements and
related streetscape items; development incentive payments, façade, grants and loans,
and other associated costs. Due to the extensive initial investment that is required, the
City has determined that redevelopment of the area will not occur solely as a result of
private investment. Accordingly, the City finds that absent the use of TlF,
redevelopment of the area is unlikely to occur.

. Due to its geographic location and market conditions, the City has seen little growth or
new investment in the community. Net new construction within the City for the period of
2006 to 2010 has averaged only 0.96%. Absent the use of Tax lncrement Financing
(TlF), this trend is likely to continue. Use of TIF will provide the City with the means to
stimulate new development.

The economic benefits of the Tax lncremental District, as measured by increased
employment, business and personal income, and property value, are sufficient to
compensate for the cost of the improvements. ln making this determination, the City has
considered the following information:

. As demonstrated in the Economic Feasibility Section of this Project Plan, the tax
increments projected to be collected are more than sufficient to pay for the proposed
project costs. On this basis alone, the finding is supported.

The benefits of the proposal outweigh the anticipated tax increments to be paid by
the owners of property in the overlying taxing jurisdictions.

. lf approved, the District creation would become effective for valuation purposes as of
January 1,2011. As of this date, the values of all existing development would be frozen
and the property taxes collected on this base value would continue to be distributed
amongst the various taxing entities as they currently are now. Taxes levied on any
additional value established within the District due to new construction, renovation or
appreciation of property values occurring after January 1, 2011 would be collected by
the Tax lncrement District and used to repay the costs of TIF-eligible projects
undertaken within the District.

. Since the development expected to occur is unlikely to take place without the use of TIF
(see Finding #1) and since the District will generate economic benefits that are more
than sufficient to compensate for the cost of the improvements (see Finding #2), the City
reasonably concludes that the overall benefits of the District outweigh the anticipated tax
increments to be paid by the owners of property in the overlying taxing jurisdictions. lt is

3.
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further concluded that since the "but for" test is satisfied, there would, in fact, be no

foregone tax increments to be paid in the event the District is not created. As required
by Section 66.1105(4Xi)4., a calculation of the share of projected tax increments
estimated to the paid by the owners of property in the overlying taxing jurisdictions has
been made and can found in Appendix A of this plan.

4. Not less than 50% by area of the real property within the District is in need of rehabilitation
or conservation work within the meaning of Section 66.1337(2mXb) of the Wisconsin
Statutes. Furthermore, any property standing vacant for the entire seven years preceding
adoption of the Creation Resolution does not comprise more than 25o/o of the area in the
District in compliance with Section 66.1 105(4Xgm)1 . of the Wisconsin State Statutes.

5. Based upon the findings, as stated above, the District is declared to be a rehabilitation
district based on the identification and classification of the property included within the
district.

6. The project costs relate directly to promoting the rehabilitation of the area consistent with the
purpose for which the District is created.

7. The improvements of such area is likely to enhance significantly the value of substantially all
of the other real property in the District.

B. The equalized value of taxable property of the District plus the value increment of all existing
tax incremental districts within the City, does not exceed 12o/o of the total equalized value of
taxable property within the City.

9. The City estimates that approximately 50% of the territory within the District will be devoted
to retail business at the end of the District's maximum expenditure period, pursuant to
Sections 66.1 105(5Xb) and 66.1 105(6xam)1 of the Wisconsin Statutes.

10. The Project Plan for the District in the City is feasible, and is in conformity with the master
plan of the City.

EHLERS
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TYPE & GENERAL DESCRIPTION OF DISTRICT

Tax lncremental District No. 2 (the "District") is being created by the City of Waterloo under the
authority provided by Wisconsin Statute Section 66.1105. The District is created as a
"Rehabilitation or Conservation District" based upon a finding that at least 50%, by area, of the
real property within the District is in need of rehabilitation or conservation work. ln Section 5 of
this Plan, the City has identified those properties within the District that meet the criteria of
"rehabilitation or conservation areas" as defined in State Statutes Section 66.1337(2m)(a) and
relies on these characterizations as the basis for making the above finding.

Property standing vacant for seven years immediately preceding adoption of the Creation
Resolution for this District will not comprise more than 25% of the area in the District in
compliance with Section 66.1105(4Xgm)1. of the Wisconsin State Statutes. A calculation
demonstrating compliance with this test is found as part of the Preliminary Parcel List in Section
5 of this plan.

A map depicting the boundaries of the District isfound in Section 3 of this Plan. A map depicting
the proposed uses of the District isfound in Section I of this plan. The City of Waterloo intends
that tax increment financing (TlF) will be used to assure that private development occurs within
the District consistent with the City's development and redevelopment objectives. This will be
accomplished by installing public improvements, and making necessary related expenditures, to
promote development and redevelopment within the District. The goal is to increase the tax
base and to provide for and preserve employment opportunities within the City. The project
costs included in this Plan relate directly to the rehabilitation or conservation of areas in the
District consistent with the purpose for which the District is created.

Based upon the findings, as stated within this Plan the District is declared to be a rehabilitation
district based on the identification and classification of the property included within the district.
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MAP OF PROPOSED DISTRICT BOUNDARY

City of Waterloo TIF #2 Boundary
Waterloo, Wisconsin
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MAP SHOWING EXISTING USES AND CONDITIONS

City of Waterloo TIF #2 Zoning
Waterloo, Wisconsin
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EQUALIZED VALUE TEST

The following calculations demonstrate that the City is in compliance with s.66.1105(4xgm)4.c.
Ws. Stats., which requires that the equalized value of the taxable property in the proposed
District, plus the value increment of all existing Tax lncremental Districts, does not exceed 12%
of the total equalized value of taxable property within the City.

The equalized value of the increment of existing Tax lncremental Districts within the City, plus

the base value of the proposed District, totals $18,066,195. This value is less than the
maximum of $25,465,558 in equalized value that is permitted for the City of Waterloo. The City
is therefore in compliance with the statutory equalized valuation test and may proceed with
creation of this District.
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STATEMENT OF KIND, NUMBER AND LOCATION OF
PROPOSED PUBLIC WORKS AND OTHER PROJECTS

The following is a list of public works and other projects that the City expects to implement in

conjunction with this District. Any costs necessary or convenient to the creation of the district or
directly or indirectly related to the public works and other projects are considered "project costs"
and eligible to be paid with tax increment revenues of the District.

PROPERTY. RIGHT.OF.WAY AN D EASEM E NT ACQUISITION

PROPERTY ACQUISITION FOR REDEVELOPMENT. ln order to promote and facilitate
redevelopment the City may acquire property within the District. The cost of property
acquired, and any costs associated with the transaction, are eligible Project Costs.
Following acquisition, other Project Costs within the categories detailed in this Section may
be incurred in order to make the property suitable for redevelopment or to benefit adjacent
properties. Any revenue received by the City from the sale of property acquired pursuant to
the execution of this Plan will be used to reduce the total project costs of the District. lf total
Project Costs incurred by the City to acquire property and make it suitable for
redevelopment exceed the revenues or other consideration received from the sale or lease
of that property, the net amount shall be considered "real property assembly costs" as
defined in State Statutes Section 66.1105(2Xf)1.c., and subject to recovery as an eligible
Project Cost.

RELOCATION COSTS. lf relocation expenses are incurred in conjunction with the
acquisition of property, those expenses are eligible Project Costs. These costs may include,
but are not limited to: preparation of a relocation plan; allocations of staff time; legal fees;
publication of notices; obtaining appraisals; and payment of relocation benefits as required
by Wisconsin Statutes Sections 32.19 and 32.195.

SITE PREPARATION ACTIVITIES

ENVIRONMENTAL AUDITS AND REMEDIATION. lf it becomes necessary to evaluate any
land or improvement within the District, any cost incurred by the City related to
environmental audits, testing, and remediation are eligible Project Costs.

DEMOLITION. ln order to make sites suitable for redevelopment, the City may incur costs
related to demolition and removal of structures or other land improvements, to include
abandonment of wells or other existing utility services.

Project Costs.

EHLERS
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UTILIT¡ES

SANITARY SEWER, WATER SYSTEM AND STORMWATER MANAGEMENT SYSTEM
IMPROVEMENTS. To allow redevelopment to occur, the City may need to construct, alter,
rebuild or expand infrastructure relating to sanitary sewer, water system and the stormwater
management system within the District. All costs related to, construction, alteration,
rebuilding or expansion of the infrastructure listed area eligible Project Costs.

ELECTRIC AND GAS SERVICE. ln order to create sites suitable for redevelopment, the
City may incur costs to provide, relocate or upgrade electric services, gas mains and gas
services. Costs incurred by the City to undertake this work are eligible Project Costs.

COMMUNICATIONS INFRASTRUCTURE. ln order to create sites suitable redevelopment,
the City may incur costs to provide, relocate or upgrade infrastructure required for voice and
data communications, including, but not limited to: telephone lines, cable lines and fiber
optic cable. Costs incurred by the City to undertake this work are eligible Project Costs.

STREETS AND STREETSCAPE

STREET IMPROVEMENTS. There are inadequate street improvements serving the District.
To allow redevelopment to occur, the City may need to construct or reconstruct streets,
highways, alleys, access drives and parking areas. Eligible Project Costs include, but are
not limited io: excavation; removal or placement of fill; construction of road base; asphalt or
concrete paving or repaving; installation of curb and gutter; installation of sidewalks and
bicycle lanes; installation of culverts, box culverts and bridges; utility relocation, to include
burying overhead utility lines; street lighting; installation of retaining walls; an'd installation of
fences, berms, and landscaping.

STREETSCAPING AND LANDSCAPING. ln order to attract redevelopment consistent with
the objectives of this Plan, the City may install amenities to enhance development sites,
rights-of-way and other public spaces. These amenities include, but are not limited to:
landscaping; lighting of streets, sidewalks, parking areas and public areas; installation of
planters, benches, clocks, tree rings, trash receptacles, signage and similar items. These
and any other similar amenities are eligible Project Costs.

PROGRAM ACTIVITIES

with the objectives of this Plan, the City will provide loans and/or matching grants for use on
properties in the District. Loan and/or matching grant recipients will be required to sign an
agreement specifying the nature of the property improvements to be made. Eligible
improvements will be those that are likely to improve the value of the property, attract
desired tenants, enhance the visual appearance of the property and surrounding area or
correct safety deficiencies. Any funds provided for purposes of implementing this program
are considered eligible Project Costs.

EHLERS
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SUBSIDIZING PRIVATE INVESTMENT AS PART OF A COUNTY, STATE OR FEDERAL
PROGRAM AWARD. To encourage private redevelopment consistent with the objectives of
this Plan, the City may enter into agreements with property owners, lessees, or developers
of land or property located within the District for the purposes of providing a cash grant
incentive for a property owner, lessees or developer successfully being awarded a grant or
loan for redevelopment consistent with the Plan. Any payments to subsidize private

investment as part of a County, State or Federal Program award are eligible Project Costs.

CASH GRANTS (DEVELOPMENT INCENTIVES). The City may enter into agreements
with property owners, lessees, or developers of land located within the District for the
purpose of sharing costs to encourage the desired kind of improvements and assure tax
base is generated sufficient to recover project costs. No cash grants will be provided until
the City executes a developer agreement with the recipient of the cash grant. Any
payments of cash grants made by the City are eligible Project Costs.

MISCELLANEOUS

Section 66.1105(2Xf)1.n, the City may undertake projects within territory located within one-
half mile of the boundary of the District provided that: 1) the project area is located within the
City's corporate boundaries and 2) the projects are approved by the Joint Review Board.
The cost of projects completed outside the District pursuant to this section are eligible
project costs, and may include any project cost that would otherwise be eligible if
undertaken within the District. These costs may include parking, riverfront redevelopment,
pedestrian trails and signage.

services rendered, and other costs incurred, in relation to the creation, administration and
termination of the District, and the undertaking of the projects contained within this Plan, are
eligible Project Costs. Professional services include, but are not limited to: architectural;
environmental; planning; engineering; FEMA Letter of Map Amendment Process; legal,
audit; financial; and the costs of informing the public with respect to the creation of the
District and the implementation of the Plan.

reasonable allocations of administrative costs, including, but not limited to, employee
salaries. Costs allocated will bear a direct connection to the time spent by City employees in

connection with the implementation of the Plan.

and any other fees and costs incurred in conjunction with obtaining financing for projects

undertaken under this Plan are eligible Project Costs.

Wth all projects the costs of engineering, design, survey, inspection, materials, construction,
restoring property to its original condition, apparatus necessary for the public works, legal and

other consultant fees, testing, environmental studies, permits, updating City ordinances and
plans, judgments or claims for damages and other expenses are included as project costs.

ln the event any of the public works project expenditures are not reimbursable out of the special
TIF fund under Wisconsin Statute Section 66.1105, in the written opinion of nationally
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recogn¡zed bond counsel retained by the City for such purpose or a court of record so rules in a
flnal order, then such project or projects shall be deleted herefrom and the rema¡nder of the
projects hereunder shall be deemed the entirety of the projects for purposes of this Project Plan
(the "Plan").

The Gity reserves the right to implement only those projects that remain viable as the
Plan period proceeds.

Project costs are any expenditures made, estimated to be made, or monetary obligations
incurred or estimated to be incurred, by the City and as outlined in this Plan. Project costs will
be diminished by any income, special assessments or other revenues, including user fees or
charges. To the extent the costs benefit the municipality outside the District, a proportionate
share of the cost is not a project cost. Costs identified in this Plan are preliminary estimates
made prior to design considerations and are subject to change after planning is completed.
Proration of costs in the Plan are also estimates and subject to change based upon
implementation, future assessment policies and user fee adjustments.
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MAP SHOWING PROPOSED IMPROVEMENTS AND USES
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DETAILED LIST OF PROJECT COSTS

All costs are based on 2011 prices and are prelim¡nary estimates. The City reserves the right to
increase these costs to reflect inflationary increases and other uncontrollable circumstances
between 2011 and the time of construction. The City also reserves the right to increase certain
project costs to the extent others are reduced or not implemented, without amending the Plan.
The tax increment allocation is preliminary and is subject to adjustment based upon the
implementation of the Plan.

This Plan is not meant to be a budget nor an appropriation of funds for specific projects,
but a framework within which to manage projects. All costs included in the Plan are
estimates based on best information available. The Gity retains the right to delete
projects or change the scope and/or timing of projects implemented as they are
individually authorized by the Common Council, without amending the Plan.
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PROPOSED TIF PROJECT COST ESTIMATES

ffit**,-,,,.ffi;*' Tax lncrement District No. 2

Project List

Jl rtuns
tF rimrrrrrErucËffi!

Ph*e I Phãse ll Phsse lll tuture Phases Total

1,120,000

80,000

1s,000

x30,0ü0

0

50.000

a

100.000

25,000

2012 .

130,000

80,o00

15,000

130,000

50.000

100,û00

2s,000

2013 ?014 VaÍ¡ous

Prûjeçts

Devel opment I ncentives (Ca sh G¡anu )

Downtown Property I mprovements

Signageãñd Way finding

Riveif¡onVPa rki óg I mprovemênt5

(parkìngj oVwalkr,vãy including acquiFition & demoliü on

PrÕfess¡onal Services

Utility lmprsvements

(coqld iriclude:streets, Wãter, Sewer, Storñwater, Gas& Elec & communicâtíon)

TID Creâtioñ añd Admlnistration

Subtotal Needed for Projects

200,000 130,000 660,000

530,000 200¡000 130,000 660,000 1,520,000

#} qïLFçS
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ECONOMIC FEASIB¡LITY STUDY & A DESCRIPTION OF THE
METHODS OF FINANCING AND THE TIME WHEN SUCH
COSTS OR MONETARY OBLIGATIONS RELATED THERETO
ARE TO BE INCURRED

The information and exhibits contained within this Section demonstrate that the proposed
District is economically feasible insofar as:

. The City has available to it the means to secure the necessary financing required to
accomplish the projects contained within this Plan. A listing of "Available Financing
Methods" follows.

¡ The City expects to complete the projects in one or more phases, and can adjust the
timing of implementation as needed to coincide with the pace of private development. A
discussion of the phasing and projected timeline for project completion is discussed
under "Plan lmplementation" within this Section. A table identifying the financing method
for each phase and the time at which that financing is expected to incur is included.

. The development anticipated to occur as a result of the implementation of this Plan will
generate sufficient tax increments to pay for the cost of the projects. \Mthin this Section
are tables identifoing: 1) the development expected to occur, 2) a projection of tax
increments to be collected resulting from that development and other economic growth
within the District, and 3) a cash flow model demonstrating that the projected tax
increment collections and all other revenues available to the District will be sufficient to
pay all Project Costs.

AVAILABLE FINANCING METHODS

lmplementation of this Plan will require that the City issue obligations to provide direct or
indirect financing for the Projects to be undertaken. The following is a list of the types of
obligations the City may choose to utilize.

General Obliqation (G.O.) Bonds or Notes

The City may issue G.O. Bonds or Notes to finance the cost of Projects included within this
Plan. Wisconsin Statutes limit the principal amount of G.O. debt that a community may have
outstanding at any point in time to an amount not greater than five-percent of its total equalized
value (including increment values). The tables on page 22 provide a calculation of the City's
current and projected G.O. debt capacity. Tables 1 and 2 project, respectively, the City's
equalized value, and the full faith and credit borrowing capacity of the City. Equalized valuation
projections were made using two methods. The fìrst projects future valuation of the City using
the average annual percentage of valuation growth experienced between 2006 and 2010. This
method is identified as the percentage method. The second method projects the future
valuation based upon the average annual increment between 2006 and 2010. This method is
identified as the straight-line method. Table 2 projects the G.O. borrowing capacity of the City
utilizing the straight-line valuation projection and considering the existing debt of the City,

EHLERS
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demonstrating that the City will have suffic¡ent G.O. debt capac¡ty during the implementation
period of the District to finance projects using this method if it chooses.

Bonds lssued to Developers ("Pay as You Go" Financing)

The City may issue a bond or other obligation to one or more developers who provide financing
for projects included in this Plan. Repayment of the amounts due to the developer under the
bonds or other obligations are limited to an agreed percentage of the available annual tax
increments collected that result from the improvements made by the developer. To the extent
the tax increments collected are insufficient to make annual payments, or to repay the entire
obligation over the life of the District, the City's obligation is limited to not more than the agreed
percentage of the actual increments collected. Bonds or other obligations issued to developers
in this fashion are not general obligations of the City and therefore do not count against the
City's borrowing capacity.

Tax lncrement Revenue Bonds

The City has the authority to issue revenue bonds secured by the tax increments to be

collected. These bonds may be issued directly by the City, or as a Lease Revenue Bond by a
Community Development Authority (CDA). Tax lncrement Revenue Bonds and Lease Revenue
Bonds are not general obligations of the City and therefore do not count against the City's
borrowing capacity. To the extent tax increments collected are insufficient to meet the annual
debt service requirements of the revenue bonds, the City may be subject to either a permissive
or mandatory requirement to appropriate on an annual basis a sum equal to the actual or
projected shortfall.

Utilitv Revenue Bonds

The City can issue revenue bonds to be repaid from revenues of the sewer and/or water
systems, including revenues paid by the City that represent service of the system to the City.
There is neither a statutory nor constitutional limitation on the amount of revenue bonds that can
be issued, however, water rates are controlled by the Wisconsin Public Service Commission
and the City must demonstrate to bond underwriters its ability to repay revenue debt with the
assigned rates. To the extent the City utilizes utility revenues other than tax increments to
repay a portion of the bonds, the City must reduce the total eligible Project Costs in an equal
amount.

Soecial Assessment "8" Bonds

The City has the ability to levy special assessments against benefited properties to pay part of
the costs for street, curb, gutter, sewer, water, storm sewers and other infrastructure. ln the
event the City determines that special assessments are appropriate, the City can issue special
assessment B bonds pledging revenues from special assessment installments to the extent
assessment payments are outstanding. These bonds are not counted against the City's G.O.
debt limit. lf special assessments are levied, the City must reduce the total eligible Project
Costs under this Plan in an amount equal to the total collected.

EHLERS
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EQU ALIZED VALU ATI O N P RO J ECTI O N

ity of úVuh'rlæ, l&Tsrrutirr

Projection of General Obligation Debt Borrowing C¿pacity

Table 1 - Projection of Growth in Equalized Value (TlD lN)

l ----PERCENTAG E M Ff HOD---- |

HISTORICAT DATA

l--srRArGHT UNE METHOD- |

2006
2007
2008
2009
20to

204,796,300
202,696,800
203,681,200
203,494,800
202,to7,600 0.t6%

2006
2007
2008
2009
2010

200,796,300
202,696,800
203,68L,200
203,494,800
202,ro7,600 327,825

PROJECTED VATUATIONS

2077
2072
20t3
20r4
2015
2076
20]-7
2018
20t9

202,437,566
202,768,O70
203,099,115
203,430,699
203,762,825
204,095,493
204,428,705
204,762,460
205,A96,760

0.16%
o.t6%
o.16%
o.t6%
o.16%
o.76%
0.L6%
o.t6%
o.16%

207t
20t2
20t3
20t4
20t5
2016
2017
2078
2019

202,435,425
202,763,250
203,O9r,O7s
203,418,900
203,746,725
204,O74,550
204,402,375
204,730,200
20s,058,02s

0.t6%
o.t6%
o.L6%
O.160/o

o.16%
O.!6Yo

o.16%
0.16%
0.L6%

Table 2 - Projection of G.O. Debt Capacity (Based on Straight line Method)

BUDGET EQUATIZED

YEAR VATUE

2017 202,707,600
2012 202,435,425
20t3 202,763,250
2014 203,091,075
2075 203,4L8,900
2016 203,746,725
20t7 204,074,550
2018 204,402,375
2079 204,730,200
2020 20s,0s8,02s
2021 205,385,850
2022 205,713,675
2023 206,04r,500
2024 206,369,325
2025 206,697,150
2026 207,024,975
2027 207,352,800
2028 207,680,625
2029 208,008,4s0
2030 208,336,275
203t 208,664,100
2032 208,997,925

GROSS DEBT

LIMIT

10,105,380
L0,72I,771
10,138,163
10,154,554
70,L70,945
ro,t87,336
to,203,728
to,220,Lrg
10,236,510
70,252,907
70,269,293
L0,285,684
10,302,07s
70,3L8,466
10,334,858
r0,35r,249
to,367,640
10,384,031
ro,400,423
70,416,814
70,433,205
10,449,596

DEBT

BAI-ANCE

5,450,386
4,982,993
4,435,854
3,957,775
3,523,633
3,073,15 1

2,6tr,t27
2,r22,O82
r,626,510
t,I2T,LO3

775,O00
390,000
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PLAN IMPLEMENTATION

Projects identified will provide the necessary anticipated governmental services to the area. A
reasonable and orderly sequence is outlined on the following page. However, public debt and
expenditures should be made at the pace private development occurs to assure increment is

sufficient to cover expenses.

It is anticipated developer agreements between the City and property owners will be in place
prior to major public expenditures. These agreements can provide for development guarantees
or a payment in lieu of development. To further assure contract enforcement, these agreements
might include levying of special assessments against benefited properties.

The order in which public improvements are made should be adjusted in accordance with
development and execution of developer agreements. The City reserves the right to alter the
implementation of this Plan to accomplish this objective.

lnterest rates projected are based on current market conditions. Municipal interest rates are
subject to constantly changing market conditions. ln addition, other factors such as the loss of
tax-exempt status of municipal bonds or broadening the purpose of future tax-exempt bonds
would affect market conditions. Actual interest expense will be determined once the methods of
financing have been approved and securities issued.

lf financing as outlined in this Plan proves unworkable, the City reserves the right to use
alternate financing solutions for the projects as they are implemented.
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IMPLEMENTATION & FINANCING TIMELI NE

ffiIR,,, tt tlulr rtr,,,il;;
Citl of 'l,løterfoo, 'lAI

Tax lncrement Distr¡ct No. 2

Estimated Project Costs & Financing Plan

Cash Financed

2012lPhase I

Cash Financed cash Financed cash Financed
Total Project

Costs

All Phases

1,120,000

80,000

15,000

130,000

0

50,000

0

100,000

25,000

Projects

Development lncentives (Cash Grants)

Downtown Property I mprovements

Signage a nd Way finding
Riverfront/Pa rki ng I mprovements

(parki ngl ot/wa I kway ¡ ncl udi ng acqui sit¡ on & demol iti on

Professional Services

Util¡ty lmprovements

(could i ncl ude: Streets, Water, Sewer, Stormwâter, Gas& Elec & Co

TID Creation and Admin¡stration

130,000

80,000

15,000

130,000

0

50,000

0

100,000

25,000

2013/Phase ll

200,000

0

0

0

0

0

0

0

0

2014/Phase lll

130,000

0

0

0

0

0

0

0

0

Various Phases

660,000

0

0

0

0

0

0

0

0

Subtotal Needed for Projects

Total F¡nancing Requi red

530,000

__Ë!pqg_

200,000

200,000

130,000 660,000 1,520,000

_______t¡9,099_ ________É!9,099_
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D EVE LA P M E N T AS.S U M PT'OA'S

)

nott'*'o''ti*f7 
ry of 'íWeterto o, 1'l) I

Tax lnerement Distr¡ct No.2
DevelopmerA Assumptions I nu+ers

Construction

Yeâf

Dorrriito$tn
Rêdevelopmênt

Annual

TôtãI

zAiX!

20]-2

2013

2tr4
2015

2016

20L7

2018,

2019

2A2A

2Q2t

2A22

2423

2024

2A25

7!a26

2427

2028

2479

2030

2a3t
2o3Z

2033

2034

2035

2035

2037

TOTALS

NOTEST

39o,0oo

60Q,000

390,000

1s0,000

0

0

300,000

0

0

300,000

0

450 000

0

4s0,000

0

330,000

o

0

0

390,ûoo

600,000

390,000

150,0!0

0

0

300,000

0

0

300,000

0

450,000

0

450,000

0

330,0CI0

0

0

0

0

0

0

0

0

0

3,360,CIo03,360,000
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INCREMENT REVEN UE PROJECTION S

Citl of l,laterfoo, 1,1)I

Tvpe of D¡strid
Anticipated Crett¡on Datû

Valuation Dâte

Maximum Life (ln Years)

Expend¡ture Period (ln Years)

Revenue Periods/Final Rd Yeâr

End of Expenditure Perrod

btestTerminâtìon Date

El rgrble for Extension/No. of Years

El i g¡ble Recip¡ent Districl

hnstrudion vdlue

Projeded Bôsê Value

Prc-Ame¡dment Ease Value iAduall
Propertv Appreciation Fador

current Tåi Rate lPer 51,o00 EVI

Tûx Rate Ád¡uÍment Factor (Nod 2 Ycãrs)

fax R¡le adjustment F¡dôr {Follow¡ng 2 Y€¡rsi

Tax Rale Adiustñent Fador (Thereâfteil

Oisount R¡te I for NPV Calcul¡tþn

Diseunt Rãte 2 for NPV Cãlculation

f-j-;--l
l-r-i--m* -

Tox

1

2

3

4

3,360,000 1,091,378

Futurevatueo¡ndeme", l-ñ¡-l

Rehab¡l¡tãt¡on

7 l7 12017

,àn.1, 2011

21

21 I 2039

7t7/2038
vcql3
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CASH FLOW

City of Waterfoo,
Tax Increment District No. 2

Cash Flow Pro Forma

l,!t EHI-FF-S
TruG ;IüIqC

!.,,1, rr.tø¡4tkrtlot¿'a"'sf'Ifttla

ty tf Wnterlur, Mscolsir¡

Revenues Expenditures Ba lances
Project Cost

Princ¡pal

Outsta nd¡ ng
Yeã r

Tax

I ncrements
lnvestment

Earn¡ ngs

Revenue

Sharing
Total

Revenues

Proj ect

Costs

Adm¡n

Êxpenses

Tota I

:xpend¡ture:
Annua I Cu mulat¡ve

¿01 1

zo'i,2

2013

zot4
2015

2016

20L7

¿018

¿019

2020
2027
zo22

¿o23
zo24
¿o25

¿o26

zo27
zo28
zo29

2030
2031

2032

2033

2034
2035

2036
2037

2038
2039

662
7328

t7,484
26,800

37,O84
41,581

42,451,

43,325
51,502
52,422
53,347
6L,574
62,544
74,466
75,500
a7,4a7

88,587

97,720
98,877

100,028

101,L90
102,358

103,532

to4,772
105,898

107,090
108,288

0

0

2,570
!,27L

5r.6

523
1,142
1,,770

1,447
2,720
2,756
2,449
3,248
3,203
4,734
4,796
6,474
6,r47
7,035
7,94!
8,947

9,973
11,018

12,085
L3,L72
1,4,279

15,408

16,559
L7,730

790,000

70,000
55,000

42,OOO

38,000

28,000

28,000
27,OOO

22,OOA

23,000
25,000

93,000
93,000
93,000

93,000
0
0

0

790,000
73,2t2
57,599

54,000

65,323
66,226

71,350
7Oß94
6744s
77,258
79gLt

149,595
L57,776
L60,ZAt
L72,262
81,974
93,634
95,622

1o5,662
r07,818
1¡0,000
ttz,2o8
Lt4A4t
L16,704
Lta,992
Lzt-,907
t23,649
t26,OtA

s30,000

200,000

130,000

50,000

L00,000

100,000

150,000

150,000

110,O00

3,000

3,090

3,183

3,278

3,474
3,582

3,690
3,800

3,974
4,O32
4,753
4,277
4,4O6

4,538
4,674
4,4L4
4,959
5,r07
5,267
5,478
5,581

5,744
5,92L
6,098

6,ZAL
6,470
6,664

0

533,000

203,090

133,183

sE,77A

3,377
3478

LO3,SA2

3,690

3,800
103,914

4,O32
154,153

4,277
154,4O6

4,538

1t4,674
4,4L4
4,959
s,to7
5,261,

s,4L8
5,581

5,744
5Þ21
6,098

6,2a1,
6,470
6,664

0

257,000
( 129,858)

(75,s83 )

722

6t,946
62,748

(32,232]

67,209
63,645

(26,6s 6)

75,880
(4,ss8)

L53,499
5,a76

767,724
(32,700)

88,820
90,663

100,554
LO2,557

LO4,582

106,628

108,695
710,7a3
1 12,893
1 L5,025

L17,179
Lrg,354

0

257,000

127,142
5 1,559

52,28L
7L4,227

776,975
744,743

2!L,952
275,597

248,940
324,820
320,262
473,761
479,637

0

0

0
U

0

0

0
0

0
o

0
0
0
0
0

2011

20L2

2013

20L4

2015

20M
2071

2018

20L9

202C

2021
2022

202!
2024
202!

674.667 0 202

794,145

894,699

997,256
1,101,838

1,208,466

1,,377,160

7,427,944
7,540,837

L,655,862
L,773,O41
1,892,396

0

0
0

0

0

0

0
0

0

0
0
0

a)24
2029

2030
2037
2032
2033

2034

2035

2036
2037
2038

2039

1-A41.a12 179.356 1-s20.o00 3.541,188 1 820 non r2a.7q? 1-644-793 1.892.396

{OTES:
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Project Plan
TID No.2 Creation

ANNEXED PROPERTY

There are no lands proposed for inclusion within the District that were annexed by the City on or
after January 1,2004.

ESTIMATE OF PROPERTY TO BE DEVOTED TO RETAIL
BUSINESS

Pursuant to Sections 66.f 105(5Xb) and 66.1f 05(6xam)1 of the Wisconsin State Statutes the
City estimates that 50% of the territory within the District will be devoted to retail business at the
end of the District's maximum expenditure period.

PROPOSED CHANGES IN ZONING ORDINANCES

The City of Waterloo anticipates that a portion of the District will be rezoned prior to
development.

PROPOSED CHANGES IN MASTER PLAN, MAP, BUILDING
CODES AND GITY OF WATERLOO ORDINANCES

It is expected that this Plan will be complementary to the City's Master Plan. There are no
proposed changes to the master plan, map, building codes or other City of Waterloo ordinances
for the implementation of this Plan.

.., EHLERS
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Project Plan
TID No.2 Creation

RELOCATION

It is not anticipated there will be a need to relocate any persons or businesses in conjunction
with this Plan.

ln the event relocation or the acquisition of property by eminent domain becomes necessary at
some time during the implementation period, the City will follow applicable state statues as
required in Wisconsin Statutes chapter 32.

ORDERLY DEVELOPMENT AND/OR REDEVELOPMENT OF
THE CITY OF WATERLOO

The District contributes to the orderly development and/or redevelopment of the City by
providing the opportunity for continued growth in tax base and job opportunities.

A LIST OF ESTIMATED NON.PROJECT COSTS

Non-Project costs are public works projects that only partly benefit the District or are not eligible
to be paid with tax increments, or costs not eligible to be paid with TIF funds. Examples would
include:

. A public improvement made within the District that also benefits property outside the
District. That portion of the total project costs allocable to properties outside of the
District would be a non-project cost.

r A public improvement made outside the District that only partially benefits property within
the District. That portion of the total project costs allocable to properties outside of the
District would be a non-project cost.

o Projects undertaken within the District as part of the implementation of this Project Plan,
the costs of which are paid fully or in part by impact fees, grants, special assessments,
or revenues other than tax increments.

The City does not expect to incur any non-project costs in the implementation of this Project
Plan.

EHLERS
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OPINION OF ATTORNEY FOR THE CITY OF WATERLOO
ADVISING WHETHER THE PLAN IS COMPLETE AND
COMPLIES WITH WISCONSIN STATUTES, SECTION 66.1105

July 5, 2011

SAMPLE

Mayor Robert Thompson
City of Waterloo
136 N. Monroe Street
Waterloo, Wsconsin 53594

RE: City of Waterloo, Wisconsin Tax lncremental District No. 2

Dear Mayor:

As City Attorney for the City of Waterloo, I have reviewed the Project Plan and, in my opinion,
have determined that it is complete and complies with Section 66.1105 of the Wisconsin
Statutes. This opinion is provided pursuant to Section 66.1105(4xfl, Wis. Stat.

Sincerely,

Attorney Timothy Fenner
City of Waterloo

l., EHLERS
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EXHIBIT A . CALCULATION OF THE SHARE OF PROJECTED TAX
INCREMENTS ESTIMATED TO THE PA¡D BY THE OWNERS OF PROPERTY
IN THE OVERLYING TAXING JURISDICTIONS

Estimated Share by Taxing Jurisdiction of Projected Tax lncrements to be paid by

Owners of Taxable Property in each of the Taxing Jurisdictions Overlying the Tax

lncrement District

Revenue

Yedr
C¡ty County School Distríct Tech College Total

37.50% 39.7A% 6.06%

._ .2-q-11

?9t4_
2015

4oL6-.

?o!7
201q

?01e-

. ?o_20

.?o2-r-

?.02?
2o2? 

.

.19?4-

. ?9?j ... _.

. ,?9?:9 -.
192J,

?o?9

. ..29?e

-.. ?_.0,3_q.

?031
2032

2013

?q34

103s
2036

19?7 .

- "-2-€9--.".. .. "

?9-?9-

.. .z4q
!,!!,7
q,,6_9q

1q¡0_q

?9þqç
z9 !778
31,99s

48J¡159

t?t9-3

-s3'?.9þ
. Þ3.2-80

,!?_?7
. !-a-,-8-!7 -

Þ-1,119

5s,86{
5ç.!3.9?

19,.9.1.?

. sz,r45s.

.s7 pet
_s8rq?9-

, 59,Q7-9

s9,611 _

6q¿1q0

q0r709

67267

çr.9.!9-.. _.

621?73..

. .11Q -. ..

\,9+?

?-,97s_

7 'I5?
9LO2r _

+3,22?
15,53,3

2t,395

??,t?g
?3,Q9?
23!89?. ..

?4!r22
?!,?.r3

.?!.,r9þ .

?1,818

?Þ,053
2s!?8q

.?t,Þ2! .
2:!763
26,O02

?6.!2_4 -2

?9,!84
26,727

26,97\
27,276

71,49?.. .

27,7t0

....... .25?, -
" !,?99.

58,707

r,252,805 ss6,570 1,329,059 202,531 3,340,966

NOTE: The project¡on shown above is provided to meet the requirements ofWisconsin Statute

66.110s(4)(i)4.
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RESOLUTION NO. 2011-B

RESOLUTION APPROVING A PROJECT PLAN AMENDMENT
FOR TAX INCREMENTAL DISTRICT NO. I

CITY OF WATERLOO, WISCONSIN

WHEREAS, the City of Waterloo has determined that use of Tax lncremental Financing
is required to promote development and redevelopment within the City; and

WHEREAS, Tax lncremental District No. 1 (the "District") was created by the City of
Waterloo (the "City") on September 15, 2005 as an industrial district; and

WHEREAS, the City now desires to amend the Project Plan of the District in accordance
with the provisions of Section 66.1 105 of the Wisconsin Statutes (the "Tax lncrement Law"); and

WHEREAS, the proposed additional and updated projects costs may also include, but
are not limited to: various public improvements including parking, cash grants to owners or
lessee or developers of land located within the district (development incentives), and
professional and organizational services, administrative costs, economic development staffing,
and finance costs; and

WHEREAS, such amendment will allow for the District to incur project costs outside of,

but within Tz mile of, the boundaries of the District as permitted under Wisconsin Statutes
s.66.1105(2XÐ1.n; and

WHEREAS, such amendment will allow for the District to share surplus increments with
Tax lncremental District No. 2 under the provisions of Section 66.1105(6)(Ð of the Wisconsin
Statues; and

WHEREAS, the Plan Commission has prepared an amended Project Plan for Tax
lncremental District No. I (the "Amendment") that includes:

a. A statement listing of the kind, number and location of all proposed public works
or improvements within the District, or to the extent provided in Sections
66.1105(2)(01 k. and 66.1105(2XÐ1.n. of the Wisconsin Statutes, outside of the
District;
An economic feasibility study;
A detailed list of estimated project costs;
A description of the methods of financing all estimated project costs and the time
when the related costs or monetary obligations are to be incurred;
A map showing existing uses and conditions of real property in the District;
A map showing proposed improvements and uses in the District;
Proposed changes of zoning ordinances, master plan, map, building codes and
City ordinances;

h. A list of estimated non-project costs;
i. A statement of the proposed plan for relocation of any persons to be displaced;
j. A statement indicating how the amendment of the district promotes the orderly

development of the City;

Page 1 of 4
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k. An opinion of the City Attorney or of an attorney retained by the City advising that
the plan is complete and complies with Section 66.1105(4)(0.of the Wisconsin
Statutes.

WHEREAS, prior to its publication, a copy of the notice of said hearing was sent to the
chief executive officer of Jefferson County, the Waterloo School District, and the Madison Area
Technical College District, and the other entities having the power to levy taxes on property
located within the proposed District, in accordance with the procedures specified in the Tax
lncrement Law; and

WHEREAS, in accordance with the procedures specified in the Tax lncrement Law, the
Plan Commission, on June 28,2011 held a public hearing concerning the proposed amendment
to the Project Plan providing interested parties a reasonable opportunity to express their views
thereon.

NOW, THEREFORE, BE lT RESOLVED by the Plan Commission of the City of Waterloo that:

1. The boundaries of Tax lncremental District No. 1 remain unchanged as specified in

Exhibit A of this Resolution

2. lt approves the amended Project Plan for the District, attached as Exhibit B, and
recommends its approval to the Common Council.

3. Amendment of the Project Plan of the District promotes orderly development in the City.

4. That the City Clerk is hereby directed to provide the Mayor and Common Council with
certified copies of this resolution, upon its adoption by the Plan Commission.

Adopted,n,.É"r", lJ\,2011

Plan Commission Chair /

1[þ þ<'
Secretary of the Plan Commission
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EXHIBIT A -

)

LEGAL BOUNDARY DESCRIFTION OR MAP OF
TAX INCREMENTAL DISTRICT NO. I

G¡TY OF WATERLOO

THIS CAN BE FOUND IN THE PROJECT PLAN

Page 3 0f4
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EXHIBIT B.

PROJECT PLAN

THIS WILL BE HANDED OUT SEPARATELY
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