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EXECUTIVE SUMMARY

DESCR'PTION OF ORIGINAL DISTRICT AND PROPOSED AMENDMENT

o Oriqinal District Purpose.

o Tax lncremental District ("TlD") No. 1 ("The Donor District") is an existing industrial
district, created by a resolution of the Common Council adopted on September 15,
2005.

o Oriqinal District Puroose.

o Tax lncremental District ("TlD') No. 2 ("The Recipient District") is proposed to be
created, at the time of this amendment, as a rehabilitation district.

o AdditionalAmendments.

o The Donor District was previously amended on September 20,2007 a resolution was
adopted to add additional territory to the District, and to amend the list of projects to
be undertaken. This amendment was the first of four territory amendments permitted
for this District.

r The Purpose of This Amendment.

o 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.

o Allow for the Donor District to incur project costs outside of, but within /" mile of, the
boundaries of the District as allowed under Wisconsin Statutes s.66.1 105(2)(f)1.n.

o Allow for the Donor District to share surplus increments with the Recipient District
under the provisions of Wisconsin Statues s.66.1 105(6Xf)

o Estimated Total Proiect Expenditures.

o The current Project Plan provides for estimated total project cost expenditures of
$1,871,000. This proposed amendment would provide for additional estimated
expenditures of $1 ,342,500, for a revised total of $3,213,500.
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Specific details as to the types, locations and cost estimates are found in Sections 7,
I and 9 of this plan. lt is anticipated that the remaining and additional projects and
costs will be undertaken throughout the remaining life of the district. The projects are
expected to be financed from the existing and future increment revenue of the
district. 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. The Expenditure Period of
this Existing District terminates on September 15, 202Q.

The additional project costs include costs to provide curb, gutter, storm water
infrastructure and asphalt surfacing of a parking lot adjacent to the McKay way
public improvements completed in
project areas are located outside

earlier phase of the Project Plan. These
but within lz mile of the Donor District's

an
of,

boundaries.

o The additional project costs to be incurred under this amendment also include the
sharing of surplus increment with the Recipient District. lt is expected that the Donor
District will generate approximately $1,500,000 in increment that can be shared with
Recipient District during the eligible sharing period.

Economic Development.

o The City projects that additional land and improvements value will be created as a
result of new development, redevelopment, and appreciation in the value of existing
properties, however, the existing development provides sufficient increment revenue
to cover the additional costs identified in this pro.¡ect plan.

o ln addition, Authorizing the Donor District to share increments with the Recipient
District will provide additional resources needed to assist the Recipient District in
accomplishing the economic development goals set forth in its Project Plan. Without
this assistance, it is unlikely this will happen, or will happen within the timeframe, or
at the levels originally projected. The application of the Donor District's surplus
increment, as permitted by Wisconsin Statutes, promotes the overall economic
development of the City to the benefit of all overlapping taxing jurisdictions.

o Exoected Termin3tion of District.

o The Donor District has a maximum statutory life of 20 years, and must close not later
than September 15, 2025, resulting in a final collection of increment in budget year
2026. Cash flow projections indicate that the entire available life of the District will be
required to retire current and projected District liabílities. Based on the Economic
Feasibility Study located in Section 10 of this Plan, amendment of the District
projected closure year will be 2025.

EH LERS Page 5
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SUMMARY OF F'ND'IVGS

As required bys.66,1105Wis. Stats., and as documented in this Project Plan Amendmentand
the exhibits contained and referenced herein, the following findings are made:

1. That "but for" amendment of the Donor District's Project Plan, the remaining
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:

¡ The additional expenditures contemplated by the plan amendment are necessary to fully
achieve the original goals of the District Project Plan, including creation of new tax base
and other economic benefits. The City expects that without the amendment, the full
development as projected will be less likely to occur.

¡ These additional expenditures are associated with projects that were unanticipated at
the time of District creation, but have now been determined necessary to enable the
District to fully implement its Project Plan.

. Current and projected tax increment collections for the Recipient District will be
insufficient to pay for project costs that need to be completed in that District to achieve
the objectives of its Project Plan.

o ln order to cover the expenses, in the Recipient District, and to meet its goals, it is
likely that revenue sharing from the Donor District will be necessary. Therefore, the City
expects that'but for" this revenue sharing, the planned development in the Recipient
District will not be fully realized.

o That "but for" amendment of the Donor District's Project Plan, the economic
development objectives of the Recipient District's Project Plan will not be
achieved. ln evaluating the appropriateness of the proposed amendment, the Joint
Review Board must consider "whether the development expected in the tax incremental
district would occur without the use of tax incremental financing" customarily referred to
as the "but for" test. The Joint Review Board has previously concluded, in the case of
both the Donor District and the Recipient District, that the 'but for" test was met. As
demonstrated in the Economic Feasibility section of this Project Plan Amendment, the
Recipient District will not recover its Project Costs without the receipt of shared
increment from the Donor District. This would create a significant financial burden for
City taxpayers, and since all taxing jurisdictions will ultimately share in the benefit of the
redevelopment projects and increased tax base, it is appropriate for all taxing
jurisdictions to continue to share in the costs to implement them. Accordingly, the City
finds that it is reasonable to conclude the "but for" test continues to be satisfied. Finding
Required by Wisconsrn Sfafufes 66.1 I 05(4m)(c)1.a.

2. The economic benefits of amending the Donor 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:

EH LERS Page 6
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As demonstrated in the Economic Feasibility Section of this Project Plan amendment,
the tax increments projected to be collected are more than sufficient to pay for the
remaining proposed project costs. On this basis alone, the finding is supported.

The additional project costs will allow for the creation of an Economic Development
position within the City during the life of the District, with an average wage of between
$70,000 and $80,000.

Approval of the ability to share increment with the Recipient District is necessary to
enable that District to fully realize the economic benefits projected in its Project Plan.
Since the Donor District is generating sufficient increment to pay for its project costs, and
has surplus increment available to pay for some of the project costs of the Recipient
District, the economic benefits that have already been generated are more than
sufficient to compensate for the cost of improvements in the Donor and Recipient
Districts.

¡ The economic benefits of amending the Donor District, as measured by increased
employment, business and personal income, and property value, are sufficient to
compensate for the cost of the improvements. Tax increment collections in the
Donor District are already sufficient to pay for the cost of all improvements made in the
District, thus allowing for this District to become a donor. Finding Required by Wisconsin
Sfafufes 66. 1 I 05(4m) (c) 1 .b.

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

. Given that it is not likely that the District will achieve all of the objectives of its Project
Plan without the continued use of tax incremental financing (see finding # 1), and since
the District is expected to generate additional economic benefits that are more than
sufficient to compensate for the additional cost of the improvements (see Finding #2),
the City reasonably concludes that the overall additional benefits of the District outweigh
the anticipated tax increments to be paid by the owners of property in the overlying
taxing jurisdictions. lt is 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 Project Plan is
not amended.

Given that it is likely that the Tax lncrement District #2 will not achieve all of the
objectives of its Project Plan without the ability to share in the surplus increments of the
Donor District (see finding # 1), and since the District is expected to generate additional
economic benefits that are more than sufficient to compensate for the additional cost of
the improvements (see Finding #2), the City reasonably concludes that the overall
additional benefits of the District outweigh the anticipated tax increments to be paid by
the owners of property in the overlying taxing jurisdictions. lt is further concluded that
since the 'but fof test is satisfied, there would, in fact, be no foregone tax increments
to be paid in the event the Project Plan is not amended. Finding Required by Wisconsin
Sfafufes 66. 1 1 05(4m) (c) 1 .c.

4. The boundaries of the District are not being amended. At the time of creation, and any
subsequent additions of territory, not less than 50%, by area, of the real property within the
District is suitable for industrial sites and zoned for industrial use within the meaning of
Section 66.1 101 of the Wisconsin Statutes. Any real property within the District that is found
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suitable for industrial sites and is zoned for industrial use at the time of the creation of the
District, or at the time its boundaries were amended, will remain zoned for industrial use for
the life of the District.

5. Based upon the findings as stated above, and the original findings as stated in the Creation
Resolution and in any subsequent resolutions amending the boundaries of the District, the
District remains declared an industrial district based on the identification and classification of
the property included within the district.

6. The Project Costs of the District relate directly to promoting industrial development in the
District consistent with the purpose for which the District was created.

7. There are no additional improvements identified as a result of this amendment.

8. The City estimates that none of the territory within the District will be devoted to retail
business at the end of the District's maximum expenditure period, pursuant to Section
66.1 105(5)(b) of the Wisconsin Statutes.

9. The Project Plan for the District, as amended, is feasible, and is in conformity with the Master
Plan of the City.
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TYPE & GENERAL DESCRIPTION OF DISTRICT

Tax lncremental District ('TlD") No. 1 (The "Donor District") was created under the authority
provided by Wisconsin Statutes Section 66.1105 on September 15, 2005 by resolution of the
Common Council. The District's valuation date, for purposes of establishing base value, was
January 1,2005.

The District is an "lndustrial District," created on a finding that at least 50%, by area, of the real
property within the District was zoned and suitable for industrial sites within the meaning of
Wisconsin Statutes Section 66.1101. Since this amendment does not add any territory to the
District, the District remains in compliance with this provision. Any real property within the
District that was found suitable for industrial sites and was zoned for industrial use at the time of
the creation of the District, or at the time its boundaries were amended, will remain zoned for
industrial use for the life of the District.

Wisconsin Statutes Section 66.1105(4Xh)2. provides authority for a City to amend the
boundaries of an existing Tax lncrement District for purposes of adding and/or subtracting
territory up to a total of four times during the life of the District. The boundaries of the Donor
District have been amended once prior to this Amendment. Since this amendment does not
involve the addition or subtraction of territory from the District, it is not counted against the
number of available amendments.

This Project Plan Amendment supplements, and does not supersede or replace any component
of the original Project Plan, or any component of previously adopted Project Plan Amendments,
unless specifically stated. All components of the original Project Plan, and its previously
adopted Project Plan Amendments, remain in effect.

A map depicting the current boundaries of the District is found in Section 3 of this Plan. Based
upon the findings stated above, the original findings stated in the Creaiion Resolution, and the
findings contained in any subsequent resolution adding territory to the District, the District
remains an industrial district based on the identification and classification of the property
included within the district.
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MAPS OF GURRENT D|STR|CT BOUNDARTE$ IFOR DONOR AND
REGIPIENT DISTRrcn

SEE FOLLOWING 2 PAGES
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Legend
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MAP SHOWING EXISTING USES & CONDITIONS

A copy of the Existing Uses and Conditions Map can be found in the [original and/or amended]
Project Plan document(s).

EQUALIZED VALUE TEST

No additional territory will be added to the District. Demonstration of compliance with the
equalized value test is not required for this Amendment.

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

This amendment prov¡des the authoriiy for the Donor District to allocate surplus increments with
the Recipient District. This project plan amendment is not intended to eliminate, reduce or
change the scope of any of the project costs identified in the original or amended project plans.

ln addition to the projects previously identified in the original and amended project plans, the
City proposes the following as a summary list of public works and other projects that the City
expects to implement, some of which are within Yz mile of the boundaries of the District as
allowed under Wisconsin Statutes s.66.1105(2)(f)1.n. Any costs directly or indirectly related to
the public works and other projects are considered "Project Costs" and are eligible to be paid
with tax increment revenues of the District.

PARKING FACILITES

intends to allocated $25,000 in revenue from TID #1 to provide for curb, gutter, storm water
infrastructure and asphalt surfacing of a parking lot adjacent to the McKay Way public
improvements completed in a earlier phase of the Project Plan. Expenses incurred by the
City for improvements to this parking area are eligible Project Costs.

MISCELLANEOUS

PROJECTS OUTSIDE THE TAX INCREMENT DISTRICT. Pursuant to Wisconsin Statutes
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 othenvise be eligible if
undertaken within the District.

ECONOMIC DEVELOPMENT STAFFING AND SERVICES. To further the City's
redevelopment efforts and to promote redevelopment within the City. The City intends to
allocate to the District the cost for funding the salary and benefits for a municipal Economic
Development position and outside economic development consulting services to assist in
the implementation of the Plan.

ADMINISTRATIVE COSTS. The City may charge to the District as eligible Project Costs
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.

FINANC¡NG COSTS. lnterest expense, debt issuance expenses, redemption premiums,
and any other fees and costs incurred in conjunction with obtaining financing for projects
undertaken under this Plan are eligible Project Costs.
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With all projects the costs of engineering, design, survey, inspection, materials, construction,
restoring property to its original condition, site preparation, Iegal and other consultant fees,
testing, environmental studies, permits, updating City of Waterloo 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
tax increment finance fund under Wisconsin Statute Section 66.1105, in the written opinion of
nationally recognized bond counsel retained by the City of Waterloo for such purpose or a court
of record so rules in a final order, then such project or projects shall be deleted herefrom and
the remainder of the projects hereunder shall be deemed the entirety of the projects for
purposes of this Project Plan Amendment (this 'Plan").

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

Project Costs or any expenditures made, estimated to be made, or monetary obligations
incurred or estimated to be incurred, by the City and listed in this Plan or the original Project
Plan. Ïo the extent the costs benefit the City of Waterloo 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. Project Costs will be
diminished by any income, special assessments or other revenues, including user fees or
charges, other than tax increments, received or reasonably expected to be received by the City
in connection with the implementation of this Plan.
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MAP SHOWING PROPOSED IMPROVEMENTS AND USES
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DETAILED LIST OF ADDITIONAL PROJECT COSTS

This Section contains information relat¡ve to the specif¡c additional projects and expenditures
that the City anticipates it will undertake within the District during the remainder of the
expenditure period. The listing does not include nor change the scope of those projects
identified in the original and amended Project Plans.

All costs are based on 2011 prices and are preliminary 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 City retains the right to delete
projects or change the scope and/or timing of projects implemented as they are
individually authorized by the Common Council, without further amending this Plan.
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PROPOSED TIF PROJECT COSr ESTIMATES
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ECONOMIC FEASIBILITY STUDY & A DESCRIPTION OF THE METHODS
OF FINANCING AND THE TIME WHEN SUGH COSTS OR MONETARY
OBLIGATIONS RELATED THERETO ARE TO BE INCURRED

This Project Plan Amendment allows the Donor District to allocate positive tax increments to the
Recipient District. The authority for this Amendment is Wisconsin Statutes 66.1105(6)(f) which
provides for the allocation of increments providing that the following are true:

o The Donor District, the positive tax increments of which are to be allocated, and the
Recipient District have the same overlying taxing jurisdictions.

o The allocation of tax increments is approved by the Joint Review Board.

o The Donor District is able to demonstrate, based on the positive tax increments that are
currently generated, that it has sufficient revenues to pay for all project costs that have
been incurred under the Project Plan for that District and sufficient surplus revenues to
pay for some of the eligible costs of the Recipient District.

o The Recipient District was created upon a finding that not less than 50 percent, by area,
of the real property within the District is blighted or in need of rehabilitation, or the project
costs in the District are used to create, provide, or rehabilitate low-cost housing or to
remediate environmental contamination.

The Donor District and Recipient District have the same overlapping tax jurisdictions, and the
Recipient District was created on a finding that not less than 50 percent, by area, of the real
property within the District was in need or rehabilitation.

The Exhibits following this section demonstrate that the Donor District is generating sufficient
tax increments to pay for its project costs, and that surplus increments remain that can be
allocated to pay some of the project costs of the Recipient District. Accordingly, the statutory
criteria under which this amendment can be approved are met.

ln addition to providing for the allocation of positive tax increments, this amendment also
modifies the specific projects and expenditures that the City anticipates it will undertake within
the District during the remainder of the expenditure period.

The information and exhibits contained within this Section demonstrate that the District, as
proposed to be amended, will remain economically feasible insofar as:

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

r The City expects to complete the remaining 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.
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. Ïhe development anticipated to occur as a result of the continued implementation of this
Plan will generate sufficient tax increments to pay for the cost of the projects. Within this
Section are tables identifying: 1) the development expected to occur, 2) an updated
projection of tax increments to be collected resulting from that development and other
economic growth within the District, and 3) an updated 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.

AVAI LABLE FI NANCI NG 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 21 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 first 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 between2006 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,
demonstrating that the City will have sufficient G.O. debt capacity 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 its
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
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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.

Special Assessment .B' 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.
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200,796,300
202,696,800
203,681,200
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202,107,600 0.L6%

l-STRATGHT UNE METHOO-l

2006
2007
2008
2009
2010

2006
2007
2008
2009
2010

200,796,300
202,696,800
203,681,200
203,494,800
202,LO7,600 327,825

PROJECIED VATUAT¡ONS

2011
2012
201,3
2014
201S
2016
2017
2018
2019

202,437,566
202,768,070
203,099,115
203,430,699
203,762,825
204,095,493
204,428,705
204,762,460
205,096,750

o.16%
o.76%
0.16%
o.t6%
0.16%
0.16%
0.16%
o.!6%
0.16%

201 I
20L2
2013
2014
2015
2076

202,435,425
202,763,250
203,09t,o75
203,418,900
203,746,725
204,074,550
204,402,375
204,730,200
205,058,025

o.L6%
0.16%
o.16%
0.16%
0.16%
0.1.6%
0.16%
0.15%
0.t6%

2017
2018
2019

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

BUDGET
YEAR

2011
2012
2013
20t4
2015
2016
2017
2018
2019
2020
2021,
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032

EqUAtIZED
VALUE

202,107,600
202,435,425
202,763,250
203,091,075
203,418,900
243,746,725
204,074,550
204,402,375
204,730,200
205,058,025
205.385,850
20s,7L3,675
206,041,500
206,369,325
206,697,1.s0
207,024,975
207,352,800
207,680,625
208,008,4s0
208,336,275
208,664,100
208,991,925

GROSS DEBT

IIMIT

10,105,380
to,12L,77L
10,138,163
10,154,554
10,1.70,945
10,187,336
LO,203,728
LO,220,ttg
10,236,510
IO,252,90t
10,269,293
10,285,684
10,302,075
10,318,466
10,334,858
1.0,351,249
to,367,640
10,384,03 1

1o,400,423
10,415,81.4
10,433,205
10,449,596

D EBT

BALANCE

5,450,386
4,982,993
4,43 5,854
3,957,775
3,523,633
3,07 3,L5t
2,671.,L21
2,1.22,082
1,626,5t0
7,127,L03

77 5,000
3 90,000
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Project Plan
TID No. 1 Amendment

PLAN IMPLEMENTATION

Projects identified will provide the necessary anticipated governmental services and/or
development incentives to the district. lt is anticipated these expenditures will be made during
2011. However, public debt and expenditures should be made at the pace private development
occurs to assure increment is sufficient to cover expenses. The order in which expenditures 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 accompíish
this objective. ln any event, all additional Project Costs are to be incurred within the period
specified in Section 66.1 105(6Xam) of the Wisconsin Statutes.

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 expenditures 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 of Waterloo reserves the
right to use alternate financing solutions for the projects as they are implemented.

IMPLEMENTATION & FINANCING TIMELINE

The City plans to finance all the additional projects costs identified and included in this
project plan amendment with the tax increment cash flow from the existing development
within the District.

D EVE LO P M E NT AS SU M PTIO N S

The additional project costs and sharing of revenue to Tax lncrement District No. 2 are
anticipated to be covered with the tax increment revenues of the existing development within the
District, and for purposes of this Project Plan amendment, no additional development is being
assumed.
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I NCREMENT REVENUE P ROJ ECTIONS
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CASH FLOW

* Computer Payment to D¡m¡n¡sh al2jo/o Per Year- Fu nds would need to be depos¡ted into an
escrow account to f¡nance th¡s expend¡lure

r#* Etlft,HR*

Gity of Waterloo
)roposed TID No.'t Cash flow - (Original TID Area & Amended Area)

2007 G.O. Bonds

Prin 9/1 Rates

Tota¡

Debt

Pavments

Park

De\elopment

Admin Costs Re\€nue Shâring

ED D¡rector With ïD #2

Prolæted TlD Computer

No. 1 Reu Payment'

20'l

201

201

201

201,

20'l

201(

201

201Í.

20't(

202(

202

2022

2024

202a

202(

TOTAL

(35,000)
(40,000)
(45,000)
(45,000)
(50,000)
(55,000)
(55,000)
(60,000)
(60,000)
(60,000)
(65,000)
(6s,000)
(65,000)

3.75% (28,243
3.75% (26,930
3.so% (25,430
3.so% (23,675
3.eo% (21,920
4 ooYo (1 9,970
4.oo% (17,770
4.10% (15,570
4j0% (13,1 10
4.1oo/o (10,650
4.20o/o (8,190
420% (5,460
4.20% (2,730,

(63,243"
(66,e301
(70,430"
(68,6751
(71,920)
(74,s70)
(72,770)
(75,570)
(73,110)
(70,6s0)
(73,190)
(70,460)
(67,730)

(25,000 (68,000)
(69,3601
(70,747"
(72,162"
(73,605)
(75,077)
(76,579)
(78,111)
(79,673)
(81,266)
(82,892)
(84,549)
(86,240)
(87,965)
(89,725)
(91,5r 9)

(790,000
(70,000
(55,000
(42,OOO

(38,000
(28,000
(28,000
(27,OOO

(22,00o
(23,000,
(25,000,
(93,000,
(93,0001
(93,0001
(93,0001h

141,081
136,692
139,464
142,264
145,091
't47,947
150,832
153,746
156,688
159,660
162,662
165,694
168,756
171 ,848
174,972
178,127
181 ,313

130,000
104,000
83,200
66,560
53,248
42,598
34,079
27,263
21,810
17,448
13,959
11,',t67
8,934
7,147
5,717
4,574
3,659

0

6,540
207,838

87,302
(7O7,126

(59s
(743

(30
(937
859

(722.
(214"

164
509
410

(245"
(276"

(24"

653,985
7 41 ,287

34,161
33,562
32,819
32,794
31,853
32,713
31,990
31,776
31,940
32,449
32,859
32,613
32,338
32,314
32,767

201C

201 1

2012
2013
201 4

t^1 E

2Ue
2017
2018
a^14

202A
2021
2022
2023
2024
2025
2026

t700.000ì (219.644 ts19.648 t25.000 1 .267 .471 1.520.000 2.676 836 635 363 6.540 1413.380

+i3* Flll FPß
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ProJecl P/an
î/D tVo. / AmendmenÍ

ANNEXED PROPERW

No territory will be added or subtracted from the District as a result of this amendment.

PROPOSED CHANGES IN ZONING ORDINANCES

The City of Waterloo does not anticipate the need to change any of its zoning ordinances in
conjunction with the implementation of this Project Plan amendment. And any real property
within the District that is found suitable for industrial sites and is zoned for industrial use will
remain zoned for industrial use for the life of the District.

PROPOSED GHANGES IN MASTER PLAN, MAP, BUILDING CODES
AND CITY 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.
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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 statuies as
required in Wisconsin Statutes chapter 32.

ORDERLY DEVELOPMENT AND/OR REDEVELOPMENT OF THE CITY
OF WATERLOO

This project plan amendment will have no impact on the viability of the original District Project
Plan as it relates to the orderly development and/or redevelopment of the City.

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.

o fi 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.
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OPINION OF ATTORNEY FOR THE CITY OF WATERLOO ADVISING
WHETHER THE PLAN IS COMPLETE AND COMPLIES WITH WISCONSIN
STATUTES, SECTION 66.1 105

@åxl".v
AXLEY BR'INELSON LLP

aaaaaa

Tinotby D. Fenner
fenner@axley.com

608.283.ó733
July 21, 201 I

Mayor Robert Thompson
Cityofrilaþdoo
135 NorthMonroe Street
Waterloo, SrI 53594-1 1 98

Re: IÀlaterloo Tax lnctrmental DistrictNo. l, Amendment
Our File: ll I 10.52281-l

Dear Mayor Thompson:

As City Attomey for the City of Waterloo, I have reviewed the Project Plan for the above
District and, in my opinion, have determined that it is compleæ and complies with Section
66.1105 of the Wisconsin Statutes. This opinion is provided pursuant to Section ó6.1105(4XÐ,
Wis. Stats.

Sincerely,

AXLEYBRYNELSON, LLP

City of ÌVaterloo
TDF/aw

cc: Ehlers & Asrociates, lnc.
Ann: Pbillip L. Cosson, V.P.

Mo Hansen, Clerk-Treasurer
CþofWaterloo

PO Bo¡ 1767. M¿diq Wl 51701,17ó7. 2 Es Miflitr Srd. Sùitc 200. M¿dion Wl53703. 60825'1.566I. 800.368.5661. F¿¡608257.5444. vvv.tilc,lrom

Aúomey Timothy D. Fenner
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EXHIBIT A - CALCULATION OF THE SHARE OF PROJECTED TAX
INCREMENTS ESTIMATED TO THE PAID 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

Year
City County ;:::,:,: rech cottese

37.50% 76.66% 39.78% 6.06%

2007 29,754 L3,223 31,565 4,8t0 79,352

32,L26 L4,277 34,081 5,794 85,578

28,470 L2.653 30.202 4.602 7S^927

2010 52,900 23,5L0 56.119 8.5s2 141.081
20LL 51,254 22,778 54,374 8,286 136,692
20t2 52,293 23,240 55,476 8,454 L39,464
2013 53,343 23,707 56,590 8,624 t42,264
20L4 54,403 24,t78 57,7t5 8.795 145.091

55,474 24,654 58,851 8.968 t47.947
56,556 25,L35 59.998 9.143 150.832

20t7 57,648 25,620 61.157 9.320 ts3-746
58.752 26,11L 62.328 9.498

2019 59,866 26,606 63,510 9,678 159.650
60,992 27,106 64,704 9,860 t62.662

202L 62,128 27,6Lt 65,910 10,044 165.694
2022 63,277 28,t22 67.128 10229 168.7s6
2023 64,436 28,637 68.358 70.477 171.848
2024 65,607 29,Ls7 69,601 10,606 t74.972
2025 66,790 29,683 70,856 t0,797 tt8.t27
2026 67,985 30,214 72,t23 10.991 181.313

1,094,056 496,223 t,L6O,647 176,969 2,9t1,793

NOTE: The projection shown above is provided to meet the requirements of
wisconsi n sratute 66.1105(4)(i
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