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SECTION 1:
~Executive Summary

Description of District

Type of District, Size and Location
Tax Incremental District (“TID”) No. 2 (the “TID” or “District”) is an existing rehabilitation -

conservation district, which was created by a resolution of the City of Waterloo (“City”) Common
Council adopted on July 21, 2011 (the “Creation Resolution”).

Amendments
The District has not been previously amended.

Purposes of this Amendment

To further facilitate development and/or redevelopment within areas adjacent to the District, the City
desires to amend its boundaries to add territory. A map, located in Section 3 of this plan, identifies the
Territory to be added and its geographic relationship to the existing District’s boundaries.

This amendment will cause territory to be added to the District, providing incentive and opportunities for
additional private development and redevelopment.

This amendment will modify the categories, locations or costs of the Projects to be undertaken, providing
incentive and opportunities for additional private development and redevelopment.

This amendment will allow for the District to incur project costs outside of, but within ¥ mile of, the
boundaries of the District as permitted under Wisconsin Statutes Section 66.1105(2)(f)1.n.

Estimated Total Project Expenditures

The City anticipates making project expenditures of approximately $3,860,000 to undertake projects in
the amendment areas as listed in this Project Plan. The City does not intend to make additional project
expenditures within the original District area at this time. It is anticipated that the remaining and
additional projects will be completed in several phases. The Expenditure Period of this District
terminates on July 21, 2033. The remaining and additional projects to be undertaken pursuant to this
Project Plan are expected to be financed with General Obligation debt issued, 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.

The additional project costs include costs for sewer & water improvements, road construction,
establishment of a revolving loan fund. These project areas, are located both in the current boundary &
outside of, but within %2 mile of the current boundary of the District and within the City.

Economic Development

As a result of the amendment of this District, the City projects that additional land and improvements
value of approximately $8,635,000 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 amended area. 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
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addition, the amendment of the District is expected to result in further economic benefits as detailed in the
Summary of Findings hereafter.

Expected Termination of District

TID No. 2 has a maximum statutory life of 27 years, and must close not later than July 21, 2038, resulting
in a final collection of increment in budget year 2039. Based on the Economic Feasibility Study located
in Section 10 of this Plan, amendment of the District would shift the projected closure year from the

original plan projections of 2027 to 2034. The original plan had not anticipated the decline in property
values in 2012.

Summary of Findings

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

1. That “but for” amendment of this District, the additional development projected to occur
within the amendment areas 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. In making
this determination, the City has considered the following information:

s  Some sites proposed for redevelopment have remained vacant for 9 years due to lack of adequate
infrastructure, environmental contamination, obsolete platting and ownership by multiple parties.
Given that the sites have not redeveloped as would have been expected under normal market
conditions, it is the judgment of the City that the use of tax incremental financing (“TIE”) will be
required to provide the necessary infrastructure inducements to encourage development on the
sites consistent with that desired by the City.

e In order to make the amendment areas suitable for development and/or 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; installation of utilities; installation of streets and related
streetscape items; development incentive payments; facade 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 amendment 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 amendment area is unlikely to occur.

¢ Due to its geographic location and market conditions, the City has seen little growth or new
mvestment in the community. Net new construction within the City for the period of 2008 to
2013 has averaged only .42%, while Jefferson County has average .81%. 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 (TTF), this trend is likely to continue. 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 in the amended area.

2. The economic benefits of amending 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:
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e As demonstrated in the Economic Feasibility Section of this Project Plan, the total tax increments
projected to be collected are more than sufficient to pay for the actual and proposed Project Costs
within the original District and the amended areas. On this basis alone, the finding is supported.

e The Lang development expected to occur in the amendment area is likely to generate at least
three full time positions at the facility.

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

e If approved, the boundary amendment 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 amendment area due to new construction, renovation or appreciation of property values
occurring after January 1, 2014 would be collected by the TID and used to repay the costs of TIF-
eligible projects undertaken within the District.

e Given that additional development is not likely to occur or in the same manner without the use of
tax incremental financing (see finding # 1), and since the District will 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. 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
amended. As required by Section 66.1105(4)(i)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 the Project Plan.

4. Not less than 50% by area of the real property within the District, as amended, in need of
rehabilitation - conservation work within the meaning of Wisconsin Statutes Section 66.1337(2m)(b).
Furthermore, at the time of adoption of the Creation Resolution for this District, and any subsequent
resolutions amending its boundaries, any property standing vacant for seven years immediately
preceding adoption of the resolution(s) did not comprise more than 25% of the total area in the
District as required by Wisconsin Statutes Section 66.1105(4)(gm)1.

5. Based upon the findings, as stated above, and the original findings as stated in the Creation
Resolution, the District remains declared a rehabilitation - conservation 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 rehabilitation of the area consistent with
the purpose for which the District was created.

7. The improvements to be made within the territory incorporated by this Amendment are likely to
enhance significantly the value of substantially all of the other real property in the District.

8. The equalized value of the taxable property within the territory to be added to the District by this
amendment, plus the value increment of all other existing tax incremental districts within the City,
does not exceed 12% of the total equalized value of taxable property within the City.
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9. The City estimates that less than 35% of the territory within the District, as amended, will be devoted

to retail business at the end of the District’s maximum expenditure period, pursuant to Wisconsin
Statutes Sections 66.1105(5)(b) and 66.1105(6)(am)1.

10. 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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SECTION 2:
Type and General Description of District

The District was created under the authority provided by Wisconsin Statutes Section 66.1105 July 21,
2011by resolution of the Common Council. The District’s valuation date, for purposes of establishing
base value, was January 1, 2011.

The existing District is a “Rehabilitation - conservation District” created on a finding that at least 50%, by
area, of the real property within the District was is in need of rehabilitation - conservation work, as
defined in Section 66.1337(2m)(a). The District will remain in compliance with this finding after the
addition of the Territory identified in this Amendment. In addition, the District will remain in compliance
with the “vacant land test,” which requires that 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 Wisconsin Statutes Section 66.1105(4)(gm)1. The Preliminary
Parcel list found in Section 5 of this plan provides a calculation demonstrating continued compliance with
both the 50% test and the 25% test.

Wisconsin Statutes Section 66.1105(4)(h)2. provides authority for a City to amend the boundaries of an
existing Tax Increment 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 District have not previously been amended.
This Project Plan Amendment supplements, and does not supersede or replace any component of the
original Project Plan unless specifically stated. All components of the original Project Plan remain in
effect.

The purpose of the Amendment is to facilitate development within areas adjacent to the existing District.
The amendment to the District boundaries and the Project Plan will enable the City to install additional
public improvements, and to make additional necessary related expenditures that will create development
and/or redevelopment opportunities consistent with the original purposes for which the District was
created. The amendment is also to provide for the undertaking of additional expenditures.

A map depicting the boundaries of the District is found in Section 3 of this Plan. Based upon the findings
as stated above, and the original findings as stated in the Creation Resolution, the District remains a
rehabilitation - conservation District based on the identification and classification of the property included
within the District.
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SECTION 4

Map Showing Existing Uses and Conditions Within The

Territory To Be Added
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SECTION 5:
Preliminary Parcel List and Analysis Within The Territory To Be Added

City of Waterloo, WI

Tax Increment District No. 2
Preliminary Parcel List

TOTAL ASSESSED

ACRES DECLARED IN

ALUE - - 3
MAP  pARCEL NO. STREET ADDRESS OWNER ASSESSED VALUE - ASSESSED VALUE - ASSESSED VALUE- | ) \;c (1 AND & EQUALIZED VALUE PARCEL ACREAGE CURRENTZONING NEED OF REHAB OR ~CRES VACANT FOR
REF. # PERS PROP LAND M PRECEDING 7 YEARS
MP) CONSERVATION
29008130644065 |333 W MADISON ST CITY OF WATERLOO 0 0 0 0 12.400 M1 12.400
29008130643049 |565, 575, 625, 629 W MADISON ST  [CITY OF WATERLOO 0 0 0 0 3.311 c1 3311
29008130644064 |467 W MADISON ST HAWTHORN & STONE DEV, INC 30,400 89,100 119,500 119,500 0.613 M1
29008130644055 327 W MADISON ST MICHAEL NEITZEL 33,300 187,100 220,400 223,400 0379 €1
29008130644056 |327 W MADISON ST MICHAEL NEITZEL 38,300 5,000 43,300 43,900 0.463 a
29008130644057 |327 W MADISON ST MICHAEL NEITZEL 20,500 2,200 22,700 23,000 0.210 a
o
SUBTOTAL PERSONAL PROPERTY > 52,475 52,475 NA NA NA NA
462,275 17.376 ‘15711 | 0.000
TOTAL
ESTIMATED BASE  TOTAL DISTRICT consrenns.  TOTALVACANT FOR
E H L E R S VALUE ACREAGE ok PRECEDING 7 YEARS
90.418% 0.000%

LEADERS IN PUBLIC FINANGE
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SECTION 6:
Equalized Value Test

The following calculations demonstrate that the City is in compliance with Wisconsin Statutes Section
06.1105(4)(gm)4.c., which requires that the equalized value of the Territory to be added to the District,
plus the value increment of the District being amended, plus the value increment of all other existing tax
incremental districts, does not exceed 12% of the total equalized value of taxable property within the City.

The equalized value of the Territory to be incorporated by this Amendment, plus the increment value of
TID No. 2, plus the value increment of all other existing tax incremental districts within the City, totals an
estimated $7,239,958. This value is less than the estimated maximum of $22,317,792 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 amendment of this District.

City of Waterloo, WI

Tax Increment District No. 2
Valuation Test Compliance Calcuation

Valuation Data

Anticipated Creation/Amendment 1/1/2014 Establishing 12% Limit Estimated Valuation
Valuation Data Based on Anticipated Data Establishing Base
Property Appreciation Factor: 1.00% Currently Available Creation Date Value
ACTUAL ESTIMATED ESTIMATED
As of January 1, [ 2013 | 2014 ' . l 2015
L4
Total Equalized Value (TID IN) 184,140,200 185,981,602
Limit for 12% Test I 22,096,824 ] [ 22,317,792 I
Increment Value of Existing TID's
TID No. 1 Increment 6,511,700 6,576,817
TID No. 2 Increment 9 g Percentage Increase in
TID No. 3 Increment 194,300 196,243 Base Value at Which
EV Test will Fail
3229.37%
Total Existing Increment 6,706,000 6,773,060
Projected Base Value of New District 462,275 466,898 471,567

Existing TID New Construction Factor

TOTAI VALUE SUBJECT TO TEST/LIMIT I 7,168,275 j [ 7,239,958 j I 7,244,627 ‘
COMPLIANCE PASS PASS PASS

Prescrsing the past for 3 susessful furure

Afty of Waterloo, Wiscensin
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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 TIF-eligible projects that the City expects to implement,
within Territory to be incorporated by this Amendment. Any costs 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. This amendment is not intended to change the scope of projects identified in the
original project plan.

Property, Right-of-Way and Easement Acquisition

Property Acquisition for Development 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(2)(f)1.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 and 32.195.

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.

Demolition

Project Plan T No. 2 Territory & Project Plan Amendment City of Waterloo, Wi
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In order to make sites suitable for redevelopment, the City will 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 Improvements

There may be inadequate sanitary sewer facilities serving areas of the District. To allow development
and/or redevelopment to occur, the City may 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. The improvements to the wastewater treatment facilities, although not within the
Y2 mile radius, are an eligible project cost under Section 66.1105(2)(H)1 k.

Water System Improvements

There are inadequate water distribution facilities serving areas of the District. To allow development
and/or redevelopment to occur, the City may 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 Improvements

Development and/or redevelopment within the District will cause stormwater runoff and pollution. To
manage this stormwater runoff, the City may 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 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 stormwater management
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