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EXECUTIVE SUMMARY

DESCRIPTION OF DISTRICT

Type of District, Size and Location. Tax Incremental District (“TID”) No. 3 (the “District”)
is proposed to be created as an industrial 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 $2,140,000 to undertake the projects listed in this Project
Plan. The City anticipates completing the projects in three phases. The Expenditure
Period of this District is 15 years from the date of adoption of the Creation Resolution by
the Common Council. The projects to be undertaken pursuant to this Project Plan are
expected to be financed with advances from the City, GO debt issued by the City and
Municipal Revenue Obligations 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 $7,400,000 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 2032, the maximum life of this District.

SUMMARY OF FINDINGS

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

1.

That “but for” the creation of this District, the development projected to occur as
detailed in this Project Plan: 1) would not occur; or 2) would not occur in the manner,
at the values, or within the timeframe desired by the City. In making this determination,
the City has considered the following information:
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e The sites proposed for development and/or redevelopment have remained vacant for __
years due to lack of adequate infrastructure, environmental contamination, obsolete
platting and ownership by multiple parties. Given that the sites have not developed as
would have been expected under normal market conditions, it is the judgment of the City
that the use of TIF will be required to provide the necessary infrastructure and
inducements to encourage development on the sites consistent with that desired by the
City.

e 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:  property, right-of-way and easement acquisition, site preparation, installation of
utilities; installation of streets and related streetscape items; development incentive
payments, grants and loans, and other associated costs. Due to the extensive initial
investment in public infrastructure that is required in order to allow 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 tax
incremental financing (“TIF”), development and/or redevelopment of the area is unlikely
to occur.

» Due to its geographic location and market conditions, the City has seen little growth or
new investment in the community. Net new construction within the City for the period of
2008 to 2011 has averaged only 0.59%. 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.

2. The economic benefits 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 development expected to occur is likely to generate approximately 60 jobs over the
life of the District at rates of $15 to $25 per hour. (Source: City Staff)

3. The benefits 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 creation would become effective for valuation purposes as of
January 1, 2012. As of this date, the values of all existing development would be frozen
and the property taxes collected on this base value would continue to be distributed
amongst the various taxing entities as they currently are now. Taxes levied on any
additional value established within the District due to new construction, renovation or
appreciation of property values occurring after January 1, 2012 would be collected by
the Tax Increment District and used to repay the costs of TIF-eligible projects
undertaken within the District.
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10.

* 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 66.1105(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 this
plan.

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 66.1101 of the Wisconsin
Statutes. Any real property within the District that is found suitable for industrial sites and is
zoned for industrial use at the time of the creation of the District will remain zoned for
industrial use for the life of the District.

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

The project costs relate directly to promoting industrial development in the District consistent
with the purpose for which the District is created.

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

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 12% of the total equalized
value of taxable property within the City.

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 Sections
66.1105(5)(b) and 66.1105(6)(am)1 of the Wisconsin Statutes.

The Project Plan for the District in the City is feasible, and is in conformity with the master
plan of the City.
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2 TYPE & GENERAL DESCRIPTION OF DISTRICT

TID No. 3 is being created by the City of Waterloo under the authority provided by Wisconsin
Statute Section 66.1105. This District is created as an “Industrial District” based upon a finding
that at least 50%, by area, of the real property within the District is zoned and suitable for
industrial sites within the meaning of Wisconsin Statute Section 66.1101 (See Section 5 of this

plan for a breakdown of District parcels by class and calculation of compliance with the 50%
test).

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 of
Waterloo intends that tax increment financing (TIF) will be used to assure that industrial,
distributor and related private development locates in this District. This will be accomplished by
installing public improvements, and making necessary related expenditures, to promote
industrial 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 this Plan
relate directly to promoting industrial 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 an industrial
District based on the identification and classification of the property included within the district.
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