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CITY OF WATERLOO
TAX INCREMENTAL DISTRICT NO. 4

COMPILED
BALANCE SHEET

As of December 31, 2016

Capital
Projects

Fund

ASSETS 

 Taxes Receivable 15,917$       

LIABILITIES, DEFERRED INFLOWS OF RESOURCES AND FUND BALANCE
    Liabilities

  Due to other funds 16,800$       

 Deferred Inflows of Resources
  Unearned revenue 15,917         

     Fund Balance
  Unassigned (deficit) (16,800)        

                    TOTAL LIABILITIES AND FUND BALANCE 15,917$       

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF WATERLOO
TAX INCREMENTAL DISTRICT NO. 4

COMPILED
HISTORICAL SUMMARY OF PROJECT COSTS, PROJECT REVENUES
AND NET COST TO BE RECOVERED THROUGH TAX INCREMENTS

For the Year Ended December 31, 2016 and
From the Date of Creation Through December 31, 2016

Year From Date
Ended of Creation

PROJECT COSTS
    Capital expenditures -$                   225$              
    Professional services 650                16,575           

        Total Project Costs 650                16,800           

PROJECT REVENUES -                     -                     

            NET COSTS RECOVERABLE THROUGH
              TAX INCREMENTS – DECEMBER 31, 2016 650$              16,800$         

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF WATERLOO
TAX INCREMENTAL DISTRICT NO. 4

COMPILED
HISTORICAL SUMMARY OF SOURCES, USES, AND STATUS OF FUNDS

For the Year Ended December 31, 2016 and
From the Date of Creation Through December 31, 2016

Year From Date
Ended of Creation

SOURCES OF FUNDS -$                 -$                   

USES OF FUNDS
    Capital expenditures -                   225                
    Professional services 650              16,575           

        Total Uses of Funds 650              16,800           

            Excess (deficiency) of sources of funds over uses of funds (650)             (16,800)          

    BEGINNING FUND BALANCE (DEFICIT) (16,150)        -                     

            ENDING FUND BALANCE (DEFICIT) (16,800)$      (16,800)$        

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF WATERLOO 
 TAX INCREMENTAL DISTRICT NO. 4 

 
COMPILED 

NOTES TO FINANCIAL STATEMENTS 
As of and for the Year Ended December 31, 2016 and 

From the Date of Creation Through December 31, 2016 

  Page 5 

 
 
NOTE 1 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES 
 
The accounting policies of the City of Waterloo's Tax Incremental District No. 4 (the "district") conform to 
accounting principles as applicable to governmental units and as defined by Wisconsin Statutes Section 
66.1105. 
 
The City of Waterloo has implemented accounting principles generally accepted in the United States of 
America to the extent they apply in determining the scope of the activity of Tax Incremental District No. 4. 
The accompanying financial statements reflect all the significant operations of the City of Waterloo's Tax 
Incremental District No. 4. The accompanying financial statements do not include the full presentation of 
the City of Waterloo. 
 
 A.  DESCRIPTION OF FUND STRUCTURE AND LONG-TERM DEBT 
 
This report contains the financial information of the City of Waterloo's Tax Incremental District No. 4. The 
summary statements were prepared from data recorded in the following fund and the city’s long-term 
debt: 
 
    Capital Projects Fund 
 
Detailed descriptions of the purpose of this fund and long-term debt can be found in the City of Waterloo’s 
basic financial statements. 
 
The data was consolidated for purposes of this report. Therefore, the amounts shown in the 
accompanying statements will not directly correlate with amounts shown in the basic financial statements. 
 
The district was created under the provisions of Wisconsin Statute Section 66.1105. The purpose of that 
section is to allow a municipality to recover development and improvement costs in a designated area 
from the property taxes generated on the increased value of the property after the creation date of the 
district. The tax on the increased value is called a tax increment. 
 
The statutes allow the district to collect tax increments until the net project cost has been fully recovered, 
or until 20 years after the creation date, whichever occurs first. Project costs uncollected at the dissolution 
date are absorbed by the City of Waterloo. Project costs may be incurred up to five years before the 
unextended termination date of the district. 
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NOTE 1 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (cont.) 
 
 A.  DESCRIPTION OF FUND STRUCTURE AND LONG-TERM DEBT (cont.) 
 
 Original Project Plan 

 Creation  Last Date to Incur  Last Year to 
 Date  Project Costs   Collect Increment 
      
TID No. 4 January 1, 2014  December 5, 2028  2034 

 
 B.  BASIS OF ACCOUNTING  
 
The modified accrual basis of accounting was followed in the preparation of these statements. Under the 
modified accrual basis of accounting, revenues are recorded when susceptible to accrual, i.e., both 
measurable and available. Available means collectible within the current period or soon enough thereafter 
to be used to pay liabilities of the current period. Project costs, other than interest on long-term debt, are 
recorded when the related fund liability is incurred. 
 
District increments are recorded as revenues in the year due. Intergovernmental aids and grants are 
recognized as revenues in the period the related expenditures are incurred, if applicable, or when the 
district is entitled to the aids.  
 
Other general revenues are recognized when received in cash or when measurable and available under 
the criteria described above.  
 
 C.  USE OF ESTIMATES 
 
The preparation of financial statements in conformity with generally accepted accounting principles 
requires management to make estimates and assumptions that affect the reported amounts of assets and 
liabilities and disclosure of contingent assets and liabilities at the date of the financial statements and the 
reported amounts of revenues and expenses during the reporting period. Actual results could differ from 
those estimates. 
 
 D.  MEASUREMENT FOCUS 
 
The measurement focus of all governmental funds is the funds flow concept. Under the funds flow 
concept, sources and uses of financial resources, including capital outlays, debt proceeds and debt 
retirements are reflected in operations. Resources not available to finance expenditures and 
commitments of the current period are recognized as unavailable or unearned revenue or as 
nonspendable fund equity. Liabilities for claims, judgments, compensated absences and pension 
contributions which will not be currently liquidated using expendable available financial resources are 
shown in the long-term debt footnote disclosure. The related expenditures are recognized when the 
liabilities are liquidated. 
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NOTE 1 – SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (cont.) 

 
 E.  PROJECT PLAN BUDGET 
 
The estimated revenues and expenditures of the district are adopted in the project plan. Those estimates 
are for the entire life of the district, and may not be comparable to interim results presented in this report.  
 
 F.  LONG-TERM DEBT 
 
Short-term liabilities are recorded as fund liabilities. All other long-term liabilities are shown in the long-
term debt footnote disclosure.  
 
Proceeds of long-term debt issues not recorded as fund liabilities are reflected as "Sources of Funds" in 
the operating statement of the recipient fund. Retirement of these issues is reported as an expenditure in 
the year in which the debt matures or is repaid, whichever is earlier. 
 
 G. CLAIMS AND JUDGMENTS 
 
Claims and judgments are recorded as liabilities if all the conditions of Governmental Accounting 
Standards Board pronouncements are met. The liability and expenditure for claims and judgments is only 
reported in governmental funds if it has matured. Claims and judgments are disclosed in the long-term 
debt footnote when the related liabilities are incurred.  
 
 
NOTE 2 – CASH AND TEMPORARY INVESTMENTS 
 
The district invests its funds in accordance with the provisions of the Wisconsin Statutes 66.0603(1m) and 
67.11(2). 
 
Investments are stated at fair value, which is the amount at which an investment could be exchanged in a 
current transaction between willing parties. Fair values are based on quoted market prices. No 
investments are reported at amortized cost. Adjustments necessary to record investments at fair value 
are recorded in the operating statement as increases or decreases in investment income. 
 
The district, as a fund of the city, maintains separate and common cash and investment accounts at the 
same financial institutions utilized by the city. Federal depository insurance and the State of Wisconsin 
Guarantee fund insurance apply to the City of Waterloo as an individual municipality, and, accordingly, 
the amount of insured funds is not determinable for the district. 
 
 
NOTE 3 – DEVELOPER PAYMENTS 
 
None. 
 
 



Project
Plan

2013 2014 2015 2016 Totals Estimate

SOURCES OF FUNDS
    Tax increments -$                 -$                 -$                 -$                 -$                 631,728$       
    Investment income -                   -                   -                   -                   -                   1,705             
    Long-term debt issued -                   -                   -                   -                   -                   430,000         

        Total Sources of Funds -                   -                   -                   -                   -                   1,063,433      

USES OF FUNDS
    Capital expenditures -                   225              -                   -                   225              388,000         
    Professional services 12,500         2,775           650              650              16,575         25,000           
    Interest and fiscal charges -                   -                   -                   -                   -                   188,850         
    Principal on long-term debt -                   -                   -                   -                   -                   430,000         

        Total Uses of Funds 12,500         3,000           650              650              16,800         1,031,850      

            FUND BALANCE (DEFICIT)  – DECEMBER 31, 2016 (16,800)$      

From the Date of Creation Through December 31, 2016

CITY OF WATERLOO
TAX INCREMENTAL DISTRICT NO. 4

COMPILED
DETAILED SCHEDULE OF SOURCES, USES, AND STATUS OF FUNDS

See accountants' compilation report.
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CITY OF WATERLOO
TAX INCREMENTAL DISTRICT NO. 4

COMPILED
DETAILED SCHEDULE OF CAPITAL EXPENDITURES
From the Date of Creation Through December 31, 2016

Project
Plan

Actual Estimate

Original Project Plan
  Development incentives -$                 5,000$         
  Revolving loan -                   290,000       
  Buy Local campaign -                   12,000         
  Signage and wayfindings -                   1,000           
  Professional services 225             15,000        
  Utility improvements -                  65,000        

TOTAL CAPITAL EXPENDITURES 225$            388,000$    

See accountants' compilation report.
Page 9
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SECTION 1:

Executive Summary

Description of District

Type of District, Size and Location
Tax Incremental District ("TD") No. 4 (the 'rTfll" or "District") is proposed to be created by the City of
Waterloo ("City") as a mixed-use district. A map of the proposed District boundaries is located in
Section 3 of this plan.

Estimated Total Project Expenditures.
The City anticipates making total project expenditures of approximately $325,000 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 15 years from the date of adoption of the authorizing Resolution of
the Common Council (the "Creation Resolution"). The projects to be undertaken pursuant to this Project
Plan are expected to be financed with 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 total project
financing, is located in Section 10 of this plan.

Economic Development
As a result of the creation of this District, the City projects that additional land and improvements value
of approximately $1,150,000 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. In 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 2034, requiring the
maximum life of this District.

Summary of Findings

As required by Wisconsin Statutes Section 66.1105, and as documented in this Project Plan and the
exhibits contained and referenced herein, the following findings are made:

L That "but fot'' the creation of this District, the development projected to occur as detailed in
this Project PIan: 1) would not occur; or 2) would not occur in the manner, at the values, or
within the timeframe desired by the City. In making this determination, the City has considered
the following inlormation:

. Some of the sites proposed for development and/or redevelopment have remained vacant for
several years due to lack of adequate infrastructure. Given that the sites have not developed as

Proiect PIan TID No, 4 Creation
Submitted by Ehlers

City of Waterloo, Wl
January 27,2015Page 4



2.

would have been expected under normal market conditions, it is the judgment of the City that the
use of Tax Incremental Financing ("TIF") will be required to provide the necessary infrastructure
and inducements to encourage development on the sites consistent with that desired by the City.

o In order to make the areas included within the District suitable for development and/or
redevelopment, the City will need to make a substantial investment to pay for the costs of:
development incentive payments, façade, grants and loans, and other associated costs. Due to
the extensive initial investment in public infrastructure and/or rehabilitation that is required in
order to allow development and/or redevelopment to occur, the City has determined that
development and/or redevelopment of the area will not occur solely as a result of private
investment. Accordingly, the City finds that absent the use of TIF, development and/or
redevelopment of the area is unlikely to occur.

I 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 2008 to
2013 has averaged only .42Vo, while Jefferson County has average .8l%o. The City of Waterloo
has had lower than the County's average net new construction 7 out of the last 8 years. Absent
the use of Tax Increment Financing (TIF), this trend is likely to continue. Use of TIF will
provide the City with the means to stimulate new development.

The economic benefïts of the Tax Incremental District, as measured by increased employment,
business and personal income, and property value, are sufficient to compensate for the cost of
the improvements. In 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 grocery store expansion as expected to occur is likely to generate a minimum of three jobs.

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

. If approved, the District's creation would become effective for valuation purposes as of January
1,2014. 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 l, 2014 would be collected by the TID and used to repay the costs of TlF-eligible
projects undertaken within the District.

¡ Since the development expected to occur is unlikely to take place or in the same manner 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. It 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 District is not created. As required by Section
66.1 105(4Xi)4., a calculation of the share of projected tax increments estimated to be paid by the
owners of property in the overlying taxing jurisdictions has been made and can be found in
Appendix A of this plan.

J.

Pro.ject Plan TID No. 4 Creation
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4. Not less than 507o by area of the real property within the District is suitable for a combination of
commercial and residential uses, defined as "mixed-use development" within the meaning of
Wisconsin Statutes Section 66.1105(2xcm). There is no lands proposed for newly platted residential
development at this time, if a development opportunity for residential development should present
itself, in no event will exceed 357o by area of the real property within the District. Any project costs
related to newly platted residential development are eligible expenditures based on the finding that
the development has a residential housing density of at least 3 units per acre as defined in Wisconsin
Statutes Section 66. 1 105(2)(f)3.a.

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

6. The project costs relate directly to promoting mixed-use development in the District consistent with
the purpose for which the District is created.

'l. The improvement of such area is likely to enhance significantly the value of substantially all of the
other real property in the District.

8. 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 l27o of the total equalized value of taxable
property within the City.

9. The City estimates that approximately 33 Vo of the territory within the District will be devoted to
retail business at the end of the District's maximum expenditure period, pursuant to Wisconsin
Statutes Sections 66.1 105(5Xb) and 66.1 105(6)(am)1.

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

Projec't Plan TID No. 4 Crealion
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SECTION 2:

Type and General Description of District

The District is being created by the City under the authority provided by V/isconsin Statutes Section
66.1105. The District is created as a "Mixed Use District" based upon a finding that at leastS}To,by
area, of the real property within the District is suitable for a combination of industrial, commercial and
residential uses as defined within the meaning of Wisconsin Statutes Section 66.1105(2)(cm) (See Section
5 of this plan for a breakdown of District parcels by class and calculation of compliance with the 507o
test). Lands proposed for newly platted residential development comprise \Vo of the area of the District
To the extent that project costs will be incurred by the City for newly platted residential development, the
residential development will have a density of at least 3 units per acre as defined in Wisconsin Statutes
Section 66. 1 105(2XÐ3.a.

A map depicting the boundaries of the District is found in Section 3 of this Plan. A map depicting the
proposed uses of the District is found in Section 8 of this plan. The City intends that TIF will be used to
assure that a combination of private industrial, commercial and residential development occurs within the
District consistent with the City's development objectives. This will be accomplished by insralling public
improvements and making necessary related expenditures to induce and promote development 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 the Plan relate directly to promoting mixed-use
development 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 mixed-use District
based on the identification and classification of the property included within the district.

Project Plan TID No. 4 Creation
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SECTION 3:

Map of Proposed District Boundary
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SECTION 4:

Map Showing Existing Uses and Conditions
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SECTION 5:

Preliminary Parcel List and Analysis
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SECTION 7:

Statement of Kind, Number and Location of Proposed
Public Works and Other Projects

The following is a list of public works and other TlF-eligible 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 and Easement Acquisition

Property Acquisition for Development and/or Redevelopment
In order to promote and facilitate development and/or 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 development and/or redevelopment.
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. If total Project Costs incurred by the City to
acquire property and make it suitable for development and/or 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 Wisconsin Statutes Section 66.1105(2xf1.c., and subject to
recovery as an eligible Project Cost.

Acquisition of Rights-of-Way
The City may need to acquire property to allow for installation of streets, driveways, sidewalks, utilities,
stormwater management practices and other public infrastructure. Costs incurred by the City to identify,
negotiate and acquire rights-of-way are eligible Project Costs.

Acquisition of Easements
The City may need to acquire temporary or permanent easements to allow for installation and
maintenance of streets, driveways, sidewalks, utilities, stormwater management practices and other public
infrastructure. Costs incurred by the City to identify, negotiate and acquire easement rights are eligible
Project Costs.

Relocation Costs
If 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 and3Z.I95.

Site Preparation Activities

Environmental Audits and Remediation
There have been no known environmental studies performed within the proposed District. If, however, it
becomes necessary to evaluate any land or improvement within the District, any cost incurred by the City
related to environmental audits, testing, and remediations are eligible Project Costs.
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Demolition
In order to make sites suitable for development and/or 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.

Site Grading
Land within the District may require grading to make it suitable for development and/or redevelopment,
to provide access, and to control stormwater runoff. The City may need to remove and dispose of excess
material, or bring in fill material to provide for proper site elevations. Expenses incurred by the City for
site grading are eligible Project Costs.

Utilities

Sanitary Sewer System lmprovements
There may be inadequate sanitary sewer facilities serving areas of the District. To allow development
and/or redevelopment to occur, the City may need to construct, alter, rebuild or expand sanitary sewer
infrastructure within the District. Eligible Project Costs include, but are not limited to, construction,
alteration, rebuilding or expansion of: collection mains; manholes and cleanouts; service laterals; force
mains; interceptor sewers; and all related appurtenances. To the extent sanitary sewer projects undertaken
within the District provide direct benefit to land outside of the District, the City will make an allocation of
costs based on such benefit. Those costs corresponding to the benefit allocated to land within the District,
and necessitated by the implementation of the Project Plan, are eligible Project Costs. Implementation of
the Project Plan may also require that the City construct, alter, rebuild or expand sanitary sewer
infrastructure located outside of the District. That portion of the costs of sanitary sewer system projects
undertaken outside the District which are necessitated by the implementation of the Project Plan are
eligible Project Costs.

Water System lmprovements
There may be inadequate water distribution facilities serving areas of the District. To allow development
and/or redevelopment to occur, the City may need to construct, alter, rebuild or expand water system
infrastructure within the District. Eligible Project Costs include, but are not limited to, construction,
alteration, rebuilding or expansion of: distribution mains; manholes and valves; hydrants; service laterals;
pumping stations; wells; water treatment facilities; storage tanks and reservoirs; and all related
appurtenances. To the extent water system projects undertaken within the District provide direct benefit to
land outside of the District, the City will make an allocation of costs based on such benefit. Those costs
corresponding to the benefit allocated to land within the District, and necessitated by the implementation
of the Project Plan, are eligible Project Costs. Implementation of the Project Plan may also require that
the City construct, alter, rebuild or expand water system infrastructure located outside of the District.
That portion of the costs of water system projects undertaken outside the District which are necessitated
by the implementation of the Project Plan are eligible Project Costs.

Stormwater Management System lmprovements
Development and/or redevelopment within the District will cause stormwater runoff and pollution. To
manage this stormwater runoff, the City may need to construct, alter, rebuild or expand stormwater
management infrastructure within the District. Eligible Project Costs include, but are not limited to,
construction, alteration, rebuilding or expansion of: stormwater collection mains; inlets, manholes and
valves; service laterals; ditches; culvert pipes; box culverts; and infiltration, filtration and detention Best
Management Practices (BMP's). To the extent stormwater management system projects undertaken
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within the District provide direct benefit to land outside of the District, the City will make an allocation of
costs based on such benefit. Those costs conesponding to the benefit allocated to land within the District,
and necessitated by the implementation of the Project Plan, are eligible Project Costs. Implementation of
the Project Plan may also require that the City construct, alter, rebuild or expand stormwater management
infrastructure located outside of the District. That portion of the costs of stormwater management system
projects undertaken outside the District which are necessitated by the implementation of the Project Plan
are eligible Project Costs.

Electric Service
In order to create sites suitable for development and/or redevelopment, the City may incur costs to
provide, relocate or upgrade electric services. Relocation may require abandonment and removal of
existing poles or towers, installation of new poles or towers, or burying of overhead electric lines. Costs
incurred by the City to undertake this work are eligible Project Costs.

Gas Service
In order to create sites suitable for development and/or redevelopment, the City may incur costs to
provide, relocate or upgrade gas mains and services. Costs incurred by the City to undertake this work
are eligible Project Costs.

Commun ications I nf rastructu re
In order to create sites suitable for development and/or 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 lmprovements
There may be inadequate street improvements serving areas of the District. To allow development and/or
redevelopment to occur, the City may need to construct and/or reconstruct streets, alleys, access drives
and parking areas. Eligible Project Costs include, but are not limited to: 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 culvefts, box culverts and signals;
utility relocation, to include burying overhead utility lines; street lighting; installation of traffic control
signage and traffic signals; pavement marking; right-of-way restoration; installation of retaining walls;
and installation of fences, berms, and landscaping.

Streetscaping and Landscaping
In order to attract development and/or 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 and similar items; and
installation of brick or other decorative walks, terraces and street crossings. These and any other similar
amenities installed by the City are eligible Project Costs.

CDA Type Activities

Contribution to Community Development
As provided for in Wisconsin Statues Sections 66.1105(2XÐ1.h and 66.1333(13). the City may provide
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funds to its CDA to be used for administration, planning operations, and capital costs, including but not
limited to real property acquisition, related to the purposes for which it was established in furtherance of
any redevelopment or urban renewal project. Funds provided to the CDA for this purpose are eligible
Project Costs.

Revolving Loan/Grant Program
To encourage private redevelopment consistent with the objectives of this Plan, the City, through its
CDA, may provide loans and/or matching grants to eligible property owners 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, enhance the visual appearance of the property and surrounding area, correct safety deficiencies,
or as otherwise specified by the CDA in the program manual. Any funds returned to the CDA from the
repayment of loans made are not considered revenues to the District, and will not be used to offset
District Project Costs. Instead, these funds may be placed into a revolving loan fund and will continue to
be used for the program purposes stated above. Any funds provided to the CDA for purposes of
implementing this program are considered eligible Project Costs.

Miscellaneous

Cash Grants (Development lncentives)
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 gant. Any payments of cash grants made
by the City are eligible Project Costs

Professional Service and Organizational Costs
The costs of professional 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; legal, audit; financial; and the costs of informing the public with
respect to the creation of the District and 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.

Financing Costs
Interest 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.

With all projects the costs of engineering, design, survey, inspection, materials, construction, restoring
property to its original condition, apparatus necessary for 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.
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In the event any of the public works project expenditures are not reimbursable out of the special TIF fund
under Wisconsin Statutes Section 66.1105, in the written opinion of counsel retained by the City 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.

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

Project Costs are any expenditure 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. Prorations 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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SECTION 8:

Map Showing Proposed lmprovements and Uses
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SECTION 9:

Detailed List of Project Costs

All costs are based on 2013 prices and are preliminary estimates. The City reserves the right to increase
these costs to reflect inflationary increases and other uncontrollable circumstances between 2013 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 specifTc projects, but a
framework within which to manage projects. AII costs included in the PIan 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 amending the Plan.
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LEADERS IN PUBLIC IINANCE
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Projects
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