WHITEWATER

CITY OF WHITEWATER TAX INCREMENTAL FINANCE (“TIF”)

JOINT REVIEW BOARD
August 11,2021 —4:00 p.m.
City of Whitewater Municipal Building — Cravath Lakefront Room — 2" Floor
312 W. Whitewater St., Whitewater, WI 53190

This will be an 1n person AND a virtual meeting.

You are invited to a Zoom webinar.
When: Aug 11, 2021 04:00 PM Central Time (US and Canada)
Topic: Joint Review Board

Please click the link below to join the webinar:

https://us06web.zoom.us/j/87248432970?pwd=Z1hgS0JVSU9HUFFtclQ30mlYbHZNUTO09

Passcode: 169380

Or One tap mobile :
US: +13017158592,,87248432970#,,,,*169380# or +13126266799,,87248432970%#,,,,%169380#

Or Telephone:
Dial(for higher quality, dial a number based on your current location):

US: +1 301 715 8592 or +1 312 626 6799 or +1 929 205 6099 or +1 253 215 8782 or +1 346
248 7799 or +1 669 900 6833 or 877 853 5257 (Toll Free) or 888 475 4499 (Toll Free) or 833
548 0276 (Toll Free) or 833 548 0282 (Toll Free)

Webinar ID: 872 4843 2970
Passcode: 169380
International numbers available: https://us06web.zoom.us/u/kbi3M6dOiv

1. Call to Order, Roll Call.

2. Approval of Joint Review Board minutes of 7/15/2021 and 7/22/2020.



Review the public record, planning documents, CDA Resolutions adopting the project
plans, and the resolutions passed by the Common Council approving the creations.

Consideration and possible action on Resolution Approving the Creation of Tax
Incremental Financing District No. 10, City of Whitewater. .

Consideration and possible action on Resolution Approving the Creation of Tax
Incremental Financing District No. 11, City of Whitewater.

Consideration and possible action on Resolution Approving the Creation of Tax
Incremental Financing District No. 12, City of Whitewater.

Consideration and possible action on Resolution Approving the Creation of Tax
Incremental Financing District No. 13, City of Whitewater.

Consideration and possible action on Resolution Approving the Creation of Tax
Incremental Financing District No. 14, City of Whitewater.

Adjournment.
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Community Development Authority of the City of Whitewater, Wisconsin
Meeting Minutes — Joint Board of Review - TIF
July 22,2020

Call to order and roll call.

The meeting was called to order by Cameron Clapper (City Manager) at 10/02 a.m Due to the Coronavirus Pandemic, this
meeting was held virtually (not in person).

Present: Cameron Clapper (City Manager, City of Whitewater); Jessica Conley (Walworth County Finance
Director); Benjamin Wehmeier (County Administrator, Jefferson County); Matthew Sylvester-Knudtson
(Business Manager, Whitewater Unified School District); William Whyte (Senior Vice President of
Operations, Gateway Technical College), Glenn Mathews (Madison Area Technical College), and Crystal
Singer (Public Member)

Absent: None.

City Staff: Steve Hatton (City of Whitewater Finance Direc
Bonnie Miller (CDA Administrative Assistant).

Anderson (CDA Executive Director) and

Appointments.

Nominations stated as follows: Cameron Clapper, Chair (
Crystal Singer, Public Member (moved by Wehmeier and
(moved by singer and seconded by Sylvester-Knudtson). No
seconded by Wehmeier). AYES: All by voice (7); NOES

by Wehmeier and
hded by Conley); Bonn

ed by Sylvester-Knudtson);
viiller, Recording Secretary

revision of his title to remove
and seconded by Whyte. AYE

e Summary Reports included in the Agenda Packet (see

documents revised reported that the City was evaluating the potential to extend TID 4
for one year per s / ing housing project. In summary, Hatton noted that otherwise, the
City is projected to close istri e wi ebt.

Resolution Acknowledging Filing of Annual Report and Compliance with
y Conley and seconded by Wehmeier to approve the Resolution as
ES: None.

Approve Resolution. Clapper
Annual Meeting Requirement. ¢
presented. AYES: All by voice vo

Adjourn. Meeting adjourned at 1:45 p.m. Moved by Weimeier and seconded by Whyte. AYES: All by voice vote (7),
NOES:

Respectfully submitted,
Bonnie Miller, Recorder

Minutes Approved: Joint Review Board Meeting 2021




JOINT REVIEW BOARD
CITY OF WHITEWATER, WISCONSIN
RESOLUTION ACKNOWLEDGING FILING OF ANNUAL REPORT
AND COMPLIANCE WITH ANNUAL MEETING REQUIREMENT

WHEREAS, Wis. Stat. § 66.1105(4m)(f) requires that the Joint Review Board
("JRB") meet annually on July I, or when an annual report under Wis. Stat. §66.1
105(6m)(c)(intro.) becomes available, to review the annual report and to review the
performance and status of each district governed by the JRB; and

WHEREAS, the City of Whitewater has filed an annual report with the Wisconsin
Department of Revenue for Tax Incremental Districts No.4, No. 5, No. 6 No. 7, No. 8 and
No. 9; and

WHEREAS, a copy of the annual report has been provided to each overlying
taxing jurisdiction; and

WHEREAS, the JRB met on July 22, 2020 to review the annual report and the
performance and status of the districts governed by the JRB.

NOW, THEREFORE, BE IT RESOLVED, that the City of Whitewater has complied

with its reporting requirements under Wis. Stat. § 66.1105(6m)(c)(intro.) and requirement
to hold an annual JRB meeting under Wis. Stat. § 66.1 105(4m)(f).

Resolution introduced by Cameron Clapper. It was moved for adoption by Jessica
Conley and seconded by Ben Wehmeier

Aye: Clapper, Conley, Wehmeier, Sylvester-Knudtson, Whyte, Mathews and Singer.
Nay: None.
Abstain: None.
Resolution adopted this 22nd day of July, 2020.
CITY OF WHITEWATER JOINT REVIEW BOARD

By:

Cameron Clapper, Chairman
Bowwie oL 1iauteo

Bonnie Miller, Recording Secretary




MINUTES
JOINT REVIEW BOARD, CITY OF WHITEWATER, WISCONSIN
TAX INCREMENTAL DISTRICTS NO. 10-14 CREATIONS
AND
ANNUAL MEETING
July 15, 2021

Call to order.

The Joint Review Board Tax Incremental Districts No. 10-14 Creations and Annual
Meeting was called to order by Cameron Clapper (City Manager) at 4:33 p.m.

Roll Call.

Present: Jessica Conley (Walworth County). Sharon Johnson (Gateway Technical
College); Laurie Grigg (Madison Area Technical College), Cameron
Clapper (City of Whitewater), Matthew Sylvester-Knudtson (Whitewater
Unified School District), Ben Wehmeier (Jefferson County).

Absent: None.

Guest: Greg Johnson (Ehlers Public Finance Advisors)

City Staff: Steve Hatton (City of Whitewater Finance Director); Cathy Anderson
(CDA Executive Director); Brad Marquardt (Public Works Director) and
Bonnie Miller (CDA Administrative Assistant).

Consideration and appointment and/or reaffirmation of the Joint Review Board’s
public member. Moved by Clapper to reaffirm the appointment of Crystal Singer as the
Joint Review Board’s public member; seconded by Sylvester-Knudtson. AYES: Conley,
Johnson, Grigg, Clapper, Sylvester-Knudtson, Wehmeier.

Election and/or reaffirmation of Chairperson. Moved by Wehmeier; second by Grigg
to reaffirm Cameron Clapper as Chairperson. AYES: Conley, Johnson, Grigg, Sylvester-
Knudtson, Wehmeier, Clapper; NOES: None.

Discuss responsibilities of the Joint Review Board. Johnson stated that the purpose of
this meeting is two-fold. First, the City will be holding its Annual Joint Review Board
meeting to provide a financial overview of each of the TIF Districts that were recently
closed but still subject to annual filing for this year. Second, to provide an overview of
several proposed new TIF Districts, including boundary area and projects costs for each
proposed district respectively that the City and the CDA are likely to incur. No formal
action will be required at this meeting. The general responsibility is to formally approved
TIF Districts and statutory criteria involved.

Discuss & review project plans. Clapper introduced discussion of proposed TIDs 10,
11, 12, 13 and 14 and provided a presentation of the maps showing the area involved with
each of the proposed Districts. Johnson then provide a more detailed overview of each of



the Draft Project Plans with respect to each of proposed TIDs 10, 11, 12, 13 and 14
respectively showing land use restrictions, parcels included in each respective TID, and
identifying future land use areas to illustrate compliance with statutory requirements.
Johnson went on to provide an overview of projects costs involved with each TID,
including core infrastructure projects, contributions to the City’s Community Development
Authority for administration of the TIDs, developer incentives subject to development
agreements, and general administrative costs incurred by the City. The CDA and City staff
spent a fair amount of time planning ahead to look for projects over the life of the districts.
In terms of identifying project costs, they were looking at a multi-year look for projects
over the life of the District, but in terms of financial analysis and identifying how much of
these costs can be supported, they were looking at a much narrow window of time for most
of the Districts. Johnson noted that the water tower project costs are common to all of the
Districts and are reflected proportionally in the Project Plans for each of the Districts
respectively. Initially, the estimated costs for each of the Districts reflects a conservative
estimate of what can be supported at the time of creation of the TIDs. The Project Plans
illustrate what projects could be supported at different times within the life of the Districts
and merely identify TID-eligible projects which would then be appropriated for through
the normal budget process. Each Project Plans reviewed include increment value for each
respective district based on known increment value for projects to be developed over the
next two to three years.

Johnson stated that development assumptions included in the Project Plan for TID 10
estimate the new increment value for projects that are already in progress or are likely to
occur within the next four to five years. The area labeled “City Owned Lots™ are lots that
are in public ownership that are intended to be sold to a developer for residential homes.
The majority of the area in TID 10 is located in Walworth County, however, some of the
area in the district lies in Jefferson County. The Project Plan reflects a cash flow projection
of $3,128,000 and project costs that could be funded when increment value materializes.

Johnson presented a map reflecting the boundaries of TID 11 which includes the area from
the roundabout south to the Highway 12 Bypass and extending westerly to include the area
surrounding the southerly portion of Tripp Lake. Project costs reflect the same categories
that applied to TID 10. Project costs include both TID eligible costs and Non-TID eligible
costs such as the water tower project. The initial financial analysis reflected in the Project
Plan is very conservative based on two initial projects (Kwik Trip and Dollar General. The
Project Plan illustrates how phasing of project costs can be undertaken based on
development and priority trends within the District. Clapper added comments regarding
potential development such as commercial, retail and residential subdivision, as well as
quality of life infrastructure in the area surrounding the lake.

Johnson next presented the map reflecting the boundaries of TID 12 which is a
rehabilitation district with encumpasses the downtown area of the City. The project costs
are more specific and include reinvestment projects within the District such as lighting,
streets and long-term repairs of infrastructure. Development assumptions are based on a
WEDC project currently in development in this District that will generate some initial
increment that can be utilized by the City for reinvestment projects. In response to a
question from Board Member Conley, Public Works Director Marquardt stated that the
Fremont and Main Street Project reflected in the plan consists of street improvements.



The map for TID 13 was presented by Johnson which includes Walworth Avenue on the
north and the area southerly of the Highway 12 Bypass on the south. Johnson summarized
the Project Plans including a review of the Project Costs, again reflecting a proportional
share of the water tower project. Other infrastructure projects such as water main looping,
stormwater improvements and sewer and water improvements in the area south of
Highway 12. Again, a conservative estimate of project costs and projected increment are
reflected in the Project Plans. Clapper provided comments regarding the status of the water
tower project being undertaken in this District which is currently being undertaken by the
City and is now in the design phase of the project. Public Works Director Marquardt
provided additional comments regarding the project and how the water tower will impact
this District and the City in general by replacing the now 100-year-old water tower located
in Starin Park.

Johnson went on the provide an overview of TID 14 which targeted to be another
mixed-use district. Again, the general project list includes a proportional share of the water
tower project, along with other infrastructure improvements such as lift station
improvements, road and utility improvements, water main looping, and other costs that
have been included in the Project Projects Plans for all the Districts such as contributions
to the City’s Community Development Authority for administration of the TIDs, developer
incentives subject to development agreements, and general administrative costs incurred
by the City. Again, the development of the District will depend on the increment generated
over the life of the TID. Clapper provided background on the boundaries of this District
which include the West Main Street business corridor and the area to the north which will
include further residential development. Based on potential projects that are currently in
the initial development stages, it is anticipated that this will be a very successful TIF
District.

Clapper then opened discussion to the Board for any questions. In response to a question
from Member Grigg, Clapper provided an explanation of the timing of creating five new
TIF Districts at the same time. Finance Director Hatton stated that the City has historically
created multiple TIF Districts at one time. The City most recently closed its active TIF
Districts providing an opportunity for the City to redraw and create new districts at this
time. Johnson reminded the Board that no action would be taken at this meeting and
provided a summary of intended changes to be made to each of the Project Plans
accordingly, as reflected in the document entitled “Proposed Changes to Whitewater
TID #10 - #14 Project Plans 7/13/2021 attached to these Minutes.

In response to a question from Ms. Conley, Johnson and Hatton provided clarification of
the language regarding “Revolving Loan/Grant Program (Development Incentives)”
regarding the distribution of funds to the respective taxing districts.

Clapper then opened the meeting to public comments. Citizen Jim Caldwell offered his
observations to the Board with regard to increasing the business incentives included int he
Project Plans from 10% to 35%, tying the District 11 and Districts 13 to the downtown to
include the area along the railroad tracks, consider expansion of broadband infrastructure,
adding fagade improvements to the downtown area, and confirming that the Community
Development Authority will actually be administering the TIDs through the budget
process.



9.

Review Annual PE-300 Reports and the performance and status of City’s Active
TIDs. Finance Director Hatton provided a summary of the Annual PE-300 Reports
covering cumulative projects costs and revenues over the life of the TIDs 4 through 9
which have been recently closed, and the remaining liability as of the end of 2020. The
reports reflected remaining debt in TID 4 and TID 6, all of which was then recalled, some
at the end of 2020, with the remaining debt being recalled in February of 2021, enabling
the City to close those TIDs in March of 2021. The PE-300 Reports have been filed with
the State. Hatton reported that it is anticipated that at the end of 2021, remaining balances
estimated at a total of $1,100,000 will be distributed proportionally to the underlying tax
districts. Hatton noted that TID 4 proper has be closed, however, the City has been
extended TID 4 under the affordable housing option, so that the increment collected next
year can be utilized for affordable housing.

Moved by Grigg and seconded by Sylvester-Knudtson to approve the Resolution
Acknowledging filing of Annual Report and Compliance with Annual Meeting
Requirement. AYES: Conley, Johnson, Grigg, Clapper, Singer, Sylvester-Knudsen,
Wehmeier; NOES: None.

Set next meeting date. Johnson confirmed that the available window for scheduling the
next meeting is August 10 - 31. Clapper transmit an email to the Board regarding their

schedule availability.

Adjourn. Moved by Wehmeier and seconded by Sylvester-Knudtson to adjourn the

meeting. AYES: All by voice vote (7); NOES: None. Meeting adjourned at p.m.

Respectfully submitted,
Bonnie L. Miller, Recorder

Minutes approved ,2021.
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Proposed Changes to Whitewater TID #10-#14 Project Plans 7/13/2021

Section 6

Contribution to Community Development Authority
As provided for in Wis. Stat. § 66.1105(2)(f)1.h and Wis. Stat. § 66.1333(13), the City may

provide funds to its CDA to be used for administration, planning operations, and capital
costs_within the District, 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. The
Community Development Authority (CDA) promotes economic development throughout
the community. The CDA offers financial assistance such as grants for qualifying startups,
industrial development loans for manufacturing businesses, commercial enterprise loans for
retail and service businesses, etc.

Revolving Loan/Grant Program (Development Incentives)

To encourage private development consistent with the objectives of this Plan, the City,
through its CDA, may provide loans or grants to eligible property owners in the District.
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.

used-to-offsetDistrict Project Costs—tnstead,-Tthese funds may be placed into a revolving
fund and will continue to be used for the program purposes stated above_within the District.
Any funds remainin the time of the Distri losure will roportionally distributed to
all taxing jurisdictions. Any funds provided to the CDA for purposes of implementing this
program are considered eligible Project Costs.

Section 8

The list on the following page identifies the Project Costs that the City currently expects to
incur in implementing the District’s Plan. All projects identified and related costs reflect the
best estimates available as of the date of preparation of this Plan. All costs are preliminary
estimates and may increase or decrease. Certain Project Costs listed may become
unnecessary, and other Project Costs not currently identified may need to be made.
(Section 6 details the general categories of eligible Project Costs). Changes in Project Cost
totals or the types of Project Costs to be incurred will not require that this Plan be amended
unless Total Project Costs exceed estimates plus an annual 2% increase plus a 25%
contingency. This Plan is not meant to be a budget nor an appropriation of funds for specific
Project Costs, but a framework within which to manage Project Costs.

BUILDING COMMUNITIES. IT'S WHAT WE DO. [~7] info@ehlers-inc.com f.., 1(800) 552-1171 fiz: www.ehlers-inc.com
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TID #10
¢ Two projects have an identification number of 17. The project numbers will be updated.

TID #11

¢  Will change “"County” reference to Walworth County.

TID #14

1. Executive summary on page 5, number 9, will read The City estimates that less than 35% of
the territory within the District will be devoted to retail business at the end of the
District’s maximum expenditure period, pursuant to Wis. Stat. § 66.1105(5)(b).

2. Same change identified for #1 will also be made in Section 11 on page 33.

BUILDING COMMUNITIES. IT'S WHAT WE DO. 7 infoi@ehlers-inc.com v -, 1(800) 552-1171 @ www.ehlers-inc.com



JOINT REVIEW BOARD
CITY OF WHITEWATER, WISCONSIN
RESOLUTION ACKNOWLEDGING FILING OF ANNUAL REPORT
AND COMPLIANCE WITH ANNUAL MEETING REQUIREMENT

WHEREAS, Wis. Stat. § 66.1105(4m)(f) requires that the Joint Review Board
("JRB") meet annually on July 1, or when an annual report under Wis. Stat. § 66.1
105(6ém)(c)(intro.) becomes available, to review the annual report and to review the
performance and status of each district governed by the JRB; and

WHEREAS, the City of Whitewater has filed an annual report with the Wisconsin
Department of Revenue for Tax Incremental Districts No.4, No. 5, No. 6 No. 7, No. 8 and
No. 9; and

WHEREAS, a copy of the annual report has been provided to each overlying
taxing jurisdiction; and

WHEREAS, the JRB met on July 15, 2021 to review the annual report and the
performance and status of the districts governed by the JRB.

NOW, THEREFORE, BE IT RESOLVED, that the City of Whitewater has complied
with its reporting requirements under Wis. Stat. § 66.1105(6m)(c)(intro.) and requirement
to hold an annual JRB meeting under Wis. Stat. § 66.1 105(4m)(f).

Resolution introduced by Cameron Clapper. It was moved for adoption by Laurie Grigg
and seconded by Matthew Sylvester-Knudtson.

Aye: Jessica Conley, Sharon Johnson, Cameron Clapper, Matthew Sylvester-Knudsen,
Ben Wehmeier, Laurie Grigg, and Crystal Singer.

Nay: None.
Abstain: None.

Resolution adopted this 15" day of July, 2021.

CITY OF WHITEWATER JOINT REVIEW BOARD

By: Z/\/

Camerdh Clapper, Chairman
Bonnew L e

Bonnie L. Miller, Recording Secretary
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MEMORANDUM

TO: City of Whitewater Joint Review Board

FROM: Greg Johnsaon, Ehlers Senior Municipal Advisor
DATE: August 4, 2021

SUBJECT: Summary of Changes to Project Plans

At the Joint Review Board meeting on July 13, 2021, the City of Whitewater provided a summary
of proposed edits to the project plans. At the Community Development Authority meeting on
that same date, the CDA proposed a few additional changes. Below is a summary of the changes
discussed at the initial JRB meeting and a summary of the changes approved by the CDA and
Common Council. All of these changes have been incorporated into the project plans dated
August 11, 2021 for consideration by the JRB.

Summary of changes discussed at initial JRB meeting applicable to each district

e Section 6 (Contribution to Community Development Authority). Clarified the City may
provide funds to the CDA for capital projects within the District.

e Section 6 (Revolving Loan/Grant Program). Clarified any funds remaining at the time of
District closure or received following District closure shall be proportionally distributed to
all taxing jurisdictions based on the final allocations identified in the District's final audit.

o Section 8: Added text about project costs exceeding estimates in the project plan. Changes
in project cost totals or the types of project costs to be incurred will not require that these
Plans be amended unless total project costs exceed estimates plus an annual 2% increase
plus a 25% contingency.

e Allowance for development incentives increased in each project plan. Allowance is based
on 30% of the total TID costs excluding the incentives (previously was 10%).

e Added a statement in the Executive Summary that the CDA will be responsible for economic
development programs and promoting the objectives for the Districts,

Summary of changes approved by CDA and Common Council applicable to TID #14

o Added additional territory at the north end of the district to capture additional new
residential development. No other changes were made to this Project Plan except those
noted above applicable to all Project Plans.

BUILDING COMMUNITIES. IT'S WHAT WE DO. -1 info@ehlers-inc.com Y. 1(800)552-1171 @ www.ehlers-inc.com



RESOLUTION NO. 2021-001

RESOLUTION DESIGNATING PROPOSED BOUNDARIES
AND APPROVING A PROJECT PLAN
FOR TAX INCREMENTAL DISTRICT NO. 10,
CITY OF WHITEWATER, WISCONSIN

WHEREAS, the City of Whitewater (the “City”) has determined that use of Tax Incremental
Financing is required to promote development and redevelopment within the City; and

WHEREAS, Tax Incremental District No. 10 (the “District”) is proposed to be created by the City
as a mixed-use district in accordance with the provisions of Wisconsin Statutes Section 66.1105 (the
"Tax Increment Law"); and

WHEREAS, a Project Plan for the District has been prepared that includes:

a.

oo

om o

S

A statement listing of the kind, number and location of all proposed public works or
improvements within the District, or to the extent provided in Wisconsin Statutes Sections
66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;

An economic feasibility study;

A detailed list of estimated project costs;

A description of the methods of financing all estimated project costs and the time when the
related costs or monetary obligations are to be incurred;

A map showing existing uses and conditions of real property in the District;

A map showing proposed improvements and uses in the District;

Proposed changes of zoning ordinances, master plan, map, building codes and City
ordinances;

A list of estimated non-project costs;

A statement of the proposed plan for relocation of any persons to be displaced;

A statement indicating how the District promotes the orderly development of the City;

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

WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to the chief
executive officers of Walworth County, the Whitewater Unified School District, and the Gateway
Technical College District, and any other entities having the power to levy taxes on property located
within the District, in accordance with the procedures specified in the Tax Increment Law; and

WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the CDA, on
July 15, 2021 held a public hearing concerning the project plan and boundaries and proposed creation of
the District, providing interested parties a reasonable opportunity to express their views thereon.

City of Whitewater Wisconsin CDA Resolution TID 10 1



NOW, THEREFORE, BE IT RESOLVED by the CDA of the City of Whitewater that:

1. It recommends to the Common Council that Tax Incremental District No. 10 be created
with boundaries as designated in Exhibit A of this Resolution.

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

3. Creation of the District promotes orderly development in the City.

Resolution introduced by Allen, who moved its adoption. Seconded by Gleason. AYES: Allen, Gleason,
Dawsey-Smith, Kachel, Meyer, Singer; NOES: None; ABSENT: None; ABSTAIN: None.

Adopted this 15th day of July, 2021.

/;u@?

Patrick Singer, CDA Chair >

il y Anderson Exetutive Director and Secretary of the CDA

City of Whitewater Wisconsin CDA Resolution TID 10



EXHIBIT A -

LEGAL BOUNDARY DESCRIPTION
OR
MAP OF
TAX INCREMENTAL DISTRICT NO. 10
CITY OF WHITEWATER

THIS CAN BE FOUND IN THE PROJECT PLAN

City of Whitewater Wisconsin CDA Resolution TID 10 2



EXHIBITB -

PROJECT PLAN

THIS WILL BE HANDED OUT SEPARATELY

City of Whitewater Wisconsin CDA Resolution TID 10 3



RESOLUTION NO. 2021-002

RESOLUTION DESIGNATING PROPOSED BOUNDARIES
AND APPROVING A PROJECT PLAN
FOR TAX INCREMENTAL DISTRICT NO. 11,
CITY OF WHITEWATER, WISCONSIN

WHEREAS, the City of Whitewater (the “City”) has determined that use of Tax Incremental
Financing is required to promote development and redevelopment within the City; and

WHEREAS, Tax Incremental District No. 11 (the “District”) is proposed to be created by the City
as a mixed-use district in accordance with the provisions of Wisconsin Statutes Section 66.1105 (the
"Tax Increment Law"); and

WHEREAS, a Project Plan for the District has been prepared that includes:

a.

o e =

A statement listing of the kind, number and location of all proposed public works or
improvements within the District, or to the extent provided in Wisconsin Statutes Sections
66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;

An economic feasibility study;

A detailed list of estimated project costs;

A description of the methods of financing all estimated project costs and the time when the
related costs or monetary obligations are to be incurred;

A map showing existing uses and conditions of real property in the District;

A map showing proposed improvements and uses in the District;

Proposed changes of zoning ordinances, master plan, map, building codes and City
ordinances;

A list of estimated non-project costs;

A statement of the proposed plan for relocation of any persons to be displaced;

A statement indicating how the District promotes the orderly development of the City;

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

WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to the chief
executive officers of Walworth County, the Whitewater Unified School District, and the Gateway
Technical College District, and any other entities having the power to levy taxes on property located
within the District, in accordance with the procedures specified in the Tax Increment Law; and

WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the CDA, on
July 15, 2021 held a public hearing concerning the project plan and boundaries and proposed creation of
the District, providing interested parties a reasonable opportunity to express their views thereon.

City of Whitewater Wisconsin CDA Resolution TID 11 1



NOW, THEREFORE, BE IT RESOLVED by the CDA of the City of Whitewater that:

1. It recommends to the Common Council that Tax Incremental District No. 11 be created
with boundaries as designated in Exhibit A of this Resolution.

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

3. Creation of the District promotes orderly development in the City.

Resolution introduced by Allen, who moved its adoption. Seconded by Dawsey-Smith. AYES: Allen,
Gleason, Dawsey-Smith, Kachel, Meyer, Singer; NOES: None; ABSENT: None; ABSTAIN: None.

Adopted this 15th day of July, 2021.

I

ry of the CDA

City of Whitewater Wisconsin CDA Resolution TID 11



EXHIBIT A -

LEGAL BOUNDARY DESCRIPTION
OR
MAP OF
TAX INCREMENTAL DISTRICT NO. 11
CITY OF WHITEWATER

THIS CAN BE FOUND IN THE PROJECT PLAN

City of Whitewater Wisconsin CDA Resolution TID 11 3



EXHIBIT B -

PROJECT PLAN

THIS WILL BE HANDED OUT SEPARATELY

City of Whitewater Wisconsin CDA Resolution TID 11 4



RESOLUTION NO. 2021-003

RESOLUTION DESIGNATING PROPOSED BOUNDARIES
AND APPROVING A PROJECT PLAN
FOR TAX INCREMENTAL DISTRICT NO. 12,
CITY OF WHITEWATER, WISCONSIN

WHEREAS, the City of Whitewater (the “City”) has determined that use of Tax Incremental
Financing is required to promote development and redevelopment within the City; and

WHEREAS, Tax Incremental District No. 12 (the “District”) is proposed to be created by the City
as a district in need of rehabilitation or conservation work in accordance with the provisions of
Wisconsin Statutes Section 66.1105 (the "Tax Increment Law"); and

WHEREAS, a Project Plan for the District has been prepared that includes:

a.
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@ o
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A statement listing of the kind, number and location of all proposed public works or
improvements within the District, or to the extent provided in Wisconsin Statutes Sections
66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;

An economic feasibility study;

A detailed list of estimated project costs;

A description of the methods of financing all estimated project costs and the time when the
related costs or monetary obligations are to be incurred;

A map showing existing uses and conditions of real property in the District;

A map showing proposed improvements and uses in the District;

Proposed changes of zoning ordinances, master plan, map, building codes and City
ordinances;

A list of estimated non-project costs;

A statement of the proposed plan for relocation of any persons to be displaced;

A statement indicating how the District promotes the orderly development of the City;

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

WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to owners of
all property in the proposed District, to the chief executive officers of Walworth County, the Whitewater
Unified School District, and the Gateway Technical College District, and any other entities having the
power to levy taxes on property located within the District, in accordance with the procedures specified
in the Tax Increment Law; and

WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the CDA, on
July 15, 2021 held a public hearing concerning the project plan and boundaries and proposed creation of
the District, providing interested parties a reasonable opportunity to express their views thereon.

City of Whitewater Wisconsin CDA Resolution TID 12 1



NOW, THEREFORE, BE IT RESOLVED by the CDA of the City of Whitewater that:

1. It recommends to the Common Council that Tax Incremental District No. 12 be created
with boundaries as designated in Exhibit A of this Resolution.

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

3. Creation of the District promotes orderly development in the City.

Resolution introduced by Allen, who moved its adoption. Seconded by Gleason. AYES: Allen, Gleason,
Dawsey-Smith, Meyer, Singer; NOES: None; ABSENT: None; ABSTAIN: Kachel.

Adopted this 15th day of July, 2021.

D N

Patrick Singer, CDA Chair

B Anason, 2. Do

Cathy/Anderson, Executive Director and Secretary of the CDA

City of Whitewater Wisconsin CDA Resolution TID 12
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PROJECT PLAN
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RESOLUTION NO. 2021-004

RESOLUTION DESIGNATING PROPOSED BOUNDARIES
AND APPROVING A PROJECT PLAN
FOR TAX INCREMENTAL DISTRICT NO. 13,
CITY OF WHITEWATER, WISCONSIN

WHEREAS, the City of Whitewater (the “City”) has determined that use of Tax Incremental
Financing is required to promote development and redevelopment within the City; and

WHEREAS, Tax Incremental District No. 13 (the “District”) is proposed to be created by the City
as a mixed-use district in accordance with the provisions of Wisconsin Statutes Section 66.1105 (the
"Tax Increment Law"); and

WHEREAS, a Project Plan for the District has been prepared that includes:

d.
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A statement listing of the kind, number and location of all proposed public works or
improvements within the District, or to the extent provided in Wisconsin Statutes Sections
66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;

An economic feasibility study;

A detailed list of estimated project costs;

A description of the methods of financing all estimated project costs and the time when the
related costs or monetary obligations are to be incurred;

A map showing existing uses and conditions of real property in the District;

A map showing proposed improvements and uses in the District;

Proposed changes of zoning ordinances, master plan, map, building codes and City
ordinances;

A list of estimated non-project costs;

A statement of the proposed plan for relocation of any persons to be displaced,;

A statement indicating how the District promotes the orderly development of the City;

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

WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to the chief
executive officers of Walworth County, the Whitewater Unified School District, and the Gateway
Technical College District, and any other entities having the power to levy taxes on property located
within the District, in accordance with the procedures specified in the Tax Increment Law; and

WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the CDA, on
July 15, 2021 held a public hearing concerning the project plan and boundaries and proposed creation of
the District, providing interested parties a reasonable opportunity to express their views thereon.

City of Whitewater Wisconsin CDA Resolution TID 13 1



NOW, THEREFORE, BE [T RESOLVED by the CDA of the City of Whitewater that:

1. It recommends to the Common Council that Tax Incremental District No. 13 be created
with boundaries as designated in Exhibit A of this Resolution.

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

3. Creation of the District promotes orderly development in the City.

Resolution introduced by Allen, who moved its adoption. Seconded by Dawsey-Smith. AYES: Allen,
Gleason, Dawsey-Smith, Meyer, Singer; NOES: None; ABSENT: None; ABSTAIN: Kachel.

Adopted this 15th day of July, 2021.

Patrick Singer, CDA Chair J

K Joaov, B One the

y Anderson Executive Director and Secretary of the CDA

City of Whitewater Wisconsin CDA Resolution TID 13
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RESOLUTION NO. 2021-005

RESOLUTION DESIGNATING PROPOSED BOUNDARIES
AND APPROVING A PROJECT PLAN
FOR TAX INCREMENTAL DISTRICT NO. 14,
CITY OF WHITEWATER, WISCONSIN

WHEREAS, the City of Whitewater (the “City”) has determined that use of Tax Incremental
Financing is required to promote development and redevelopment within the City; and

WHEREAS, Tax Incremental District No. 14 (the “District”) is proposed to be created by the City
as a mixed-use district in accordance with the provisions of Wisconsin Statutes Section 66.1105 (the
"Tax Increment Law"); and

WHEREAS, a Project Plan for the District has been prepared that includes:

a. A statement listing of the kind, number and location of all proposed public works or

improvements within the District, or to the extent provided in Wisconsin Statutes Sections

66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;

An economic feasibility study;

A detailed list of estimated project costs;

d. A description of the methods of financing all estimated project costs and the time when the
related costs or monetary obligations are to be incurred;

e. A map showing existing uses and conditions of real property in the District;

o o

f. A map showing proposed improvements and uses in the District;

g. Proposed changes of zoning ordinances, master plan, map, building codes and City
ordinances;

h. Alist of estimated non-project costs;

i. Astatement of the proposed plan for relocation of any persons to be displaced;

j- Astatement indicating how the District promotes the orderly development of the City;

k. An opinion of the City Attorney or of an attorney retained by the City advising that the plan

is complete and complies with Wisconsin Statutes Section 66.1105(4)(f).

WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to the chief
executive officers of Walworth County, the Whitewater Unified School District, and the Gateway
Technical College District, and any other entities having the power to levy taxes on property located
within the District, in accordance with the procedures specified in the Tax Increment Law; and

WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the CDA, on

July 15, 2021 held a public hearing concerning the project plan and boundaries and proposed creation of
the District, providing interested parties a reasonable opportunity to express their views thereon.

City of Whitewater Wisconsin CDA Resolution TID 14 1



NOW, THEREFORE, BE IT RESOLVED by the CDA of the City of Whitewater that:

1. It recommends to the Common Council that Tax Incremental District No. 14 be created
with boundaries as designated in Exhibit A of this Resolution.

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

3. Creation of the District promotes orderly development in the City.

Resolution introduced by Allen, who moved its adoption. Seconded by Dawsey-Smith. AYES: Allen,
Gleason, Dawsey-Smith, Meyer, Singer; NOES: None; ABSENT: None; ABSTAIN: Kachel.

Adopted this 15th day of July, 2021.

D >

Patrick Singer, CDA Chan‘

A Moy B Diptre

Cathy Anderson, Executive Director and Secretary of the CDA

City of Whitewater Wisconsin CDA Resolution TID 14
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RESOLUTION NO. N/A

RESOLUTION CREATING TAX INCREMENTAL DISTRICT NO. 10,
. APPROVING ITS PROJECT PLAN AND ESTABLISHING ITS BOUNDARIES
CITY OF WHITEWATER, WISCONSIN

WHEREAS, the City of Whitewater (the “City”) has determined that use of Tax Incremental
Financing is required to promote development and redevelopment within the City; and

WHEREAS, Tax Incremental District No. 10 (the “District”) is proposed to be created by the City as

a mixed-use district in accordance with the provisions of Wisconsin Statutes Section 66.1105 (the "Tax
Increment Law"); and

WHEREAS, a Project Plan for the District has been prepared that includes:

a. A statement listing of the kind, number and location of all proposed public works or
improvements within the District, or to the extent provided in Wisconsin Statutes Sections
66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;

b. An economic feasibility study;

A detailed list of estimated project costs;

d. A description of the methods of financing all estimated project costs and the time when the
related costs or monetary obligations are to be incurred;

e. A map showing existing uses and conditions of real property in the District;

o

f. A map showing proposed improvements and uses in the District;

g. Proposed changes of zoning ordinances, master plan, map, building codes and City
ordinances;

h. A list of estimated non-project costs;

i. A statement of the proposed plan for relocation of any persons to be displaced;

j. Astatement indicating how the District promotes the orderly development of the City;

k.

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

WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to the chief
executive officers of Walworth County, the Whitewater Unified School District, and the Gateway Technical
College District, and any other entities having the power to levy taxes on property located within the
District, in accordance with the procedures specified in the Tax Increment Law; and

WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the CDA, on
July 15, 2021 held a public hearing concerning the project plan and boundaries and proposed creation of

the District, providing interested parties a reasonable opportunity to express their views thereon; and

WHEREAS, after said public hearing, the CDA designated the boundaries of the District, adopted

the Project Plan, and recommended to the Common Council that it create such District and approve the
Project Plan.

NOW, THEREFORE, BE IT RESOLVED by the Common Council of the City of Whitewater that:

1. The boundaries of the District that shall be named "Tax Incremental District No. 10, City
of Whitewater", are hereby established as specified in Exhibit A of this Resolution.

City of Whitewater Wisconsin TID No. 10 CC Resolution



2, The District is created effective as of January 1, 2021.

3. The Common Council finds and declares that:

(a) Not less than 50% by area of the real property within the District is suitable for mixed-
use development as defined by Wisconsin Statutes Section 66.1105(2)(cm).

(b) Based upon the finding stated in 3.a. above, the District is deciared_to be a mixed-use
district based on the identification and classification of the property included within
the District.

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

(d) The equalized value of the taxable property in the District 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.

(e) Thatthere are no parcels to be included within the District that were annexed by the
City within the preceding three-year period.

() The City estimates that less than 35% 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 Section 66.1105(5)(b).

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

(g) Lands proposed for newly platted residential development comprise no more than
35% of the real property area within the District.

(h) Costs related to newly platted residential development may be incurred based on the
proposed development having a density of at least three (3) units per acre as defined
in Wisconsin Statutes Section 66.1105(2)(f)3.a.

4, The Project Plan for "Tax Incremental District No. 10, City of Whitewater" (see Exhibit B)
is approved, and the City further finds the Plan is feasible and in conformity with the
master plan of the City.

BE IT FURTHER RESOLVED THAT the City Clerk is hereby authorized and directed to apply to the
Wisconsin Department of Revenue, in such form as may be prescribed, for a "Determination of Tax

Incremental Base", as of January 1, 2021, pursuant to the provisions of Wisconsin Statutes Section
66.1105(5)(b).

BE IT FURTHER RESOLVED THAT pursuant to Section 66.1105(5)(f) of the Wisconsin Statutes that
the City Assessor is hereby authorized and directed to identify upon the assessment roll returned and
examined under Wisconsin Statutes Section 70.45, those parcels of property which are within the District,
specifying thereon the name of the said District, and the City Clerk is hereby authorized and directed to
make similar notations on the tax roll made under Section 70.65 of the Wisconsin Statutes.

City of Whitewater Wisconsin TID No. 10 CC Resolution



Resolution introduced by Councilmember Allen, who moved its adoption. Seconded by Councilmember
Schreiber. AYES: Schreiber, Brown, Binnie, Majkrzak, Smith, Allen. NOES: None. ABSENT: McCormick.

ADOPTED: August 3, 2021.

JM} 4&——\ \ﬂLLeJ\_aIJl-e_- R ,d.fh...«': The

Cameron L. Clapper, éity Manager Michele R. Smith, City Clerk

City of Whitewater Wisconsin TID No. 10 CC Resolution
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RESOLUTION NO. N/A

RESOLUTION CREATING TAX INCREMENTAL DISTRICT NO. 11,
APPROVING ITS PROJECT PLAN AND ESTABLISHING ITS BOUNDARIES
CITY OF WHITEWATER, WISCONSIN

WHEREAS, the City of Whitewater {the “City”) has determined that use of Tax Incremental
Financing is required to promote development and redevelopment within the City; and

WH EREAS, Tax Incremental District No. 11 (the “District”) is proposed to be created by the City as

a mixed-use district in accordance with the provisions of Wisconsin Statutes Section 66.1105 (the "Tax
Increment Law"); and

WHEREAS, a Project Plan for the District has been prepared that includes:

a. A statement listing of the kind, number and location of all proposed public works or
improvements within the District, or to the extent provided in Wisconsin Statutes Sections
66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;

b. An economic feasibility study;

A detailed list of estimated project costs;

d. A description of the methods of financing all estimated project costs and the time when the
related costs or monetary obligations are to be incurred;

]

e. A map showing existing uses and conditions of real property in the District;

f. A map showing proposed improvements and uses in the District;

g. Proposed changes of zoning ordinances, master plan, map, building codes and City
ordinances;

h. A list of estimated non-project costs;

i. A statement of the proposed plan for relocation of any persons to be displaced;

j. Astatement indicating how the District promotes the orderly development of the City;

k.

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

WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to the chief
executive officers of Walworth County, the Whitewater Unified School District, and the Gateway Technical
College District, and any other entities having the power to levy taxes on property located within the
District, in accordance with the procedures specified in the Tax Increment Law; and

WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the CDA, on
July 15, 2021 held a public hearing concerning the project plan and boundaries and proposed creation of

the District, providing interested parties a reasonable opportunity to express their views thereon; and

WHEREAS, after said public hearing, the CDA designated the boundaries of the District, adopted

the Project Plan, and recommended to the Common Council that it create such District and approve the
Project Plan.

NOW, THEREFORE, BE IT RESOLVED by the Common Council of the City of Whitewater that:

1. The boundaries of the District that shall be named "Tax Incremental District No. 11, City
of Whitewater", are hereby established as specified in Exhibit A of this Resolution.

City of Whitewater Wisconsin TID No. 11 CC Resolution



2. The District is created effective as of January 1, 2021.
3. The Common Council finds and declares that:

(a) Not lessthan 50% by area of the real property within the District is suitable for mixed-
use development as defined by Wisconsin Statutes Section 66.1105(2){cm).

(b) Based upon the finding stated in 3.a. above, the District is declared to be a mixed-use
district based on the identification and classification of the property included within
the District.

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

(d) The equalized value of the taxable property in the District 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.

(e) That there are no parcels to be included within the District that were annexed by the
City within the preceding three-year period.

(f) The City estimates that less than 35% 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 Section 66.1105(5)(b).

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

(g) Lands proposed for newly platted residential development comprise no more than
35% of the real property area within the District.

(h) Costs related to newly platted residential development may be incurred based on the
proposed development having a density of at least three (3) units per acre as defined
in Wisconsin Statutes Section 66.1105(2)(f)3.a.

4, The Project Plan for "Tax Incremental District No. 11, City of Whitewater" (see Exhibit B)
is approved, and the City further finds the Plan is feasible and in conformity with the
master plan of the City.

BE IT FURTHER RESOLVED THAT the City Clerk is hereby authorized and directed to apply to the
Wisconsin Department of Revenue, in such form as may be prescribed, for a "Determination of Tax

Incremental Base", as of January 1, 2021, pursuant to the provisions of Wisconsin Statutes Section
66.1105(5)(b).

BE IT FURTHER RESOLVED THAT pursuant to Section 66.1105(5)(f) of the Wisconsin Statutes that
the City Assessor is hereby authorized and directed to identify upon the assessment roll returned and
examined under Wisconsin Statutes Section 70.45, those parcels of property which are within the District,
specifying thereon the name of the said District, and the City Clerk is hereby authorized and directed to
make similar notations on the tax roll made under Section 70.65 of the Wisconsin Statutes.

City of Whitewater Wisconsin TiD No. 11 CC Resolution



Resolution introduced by Councilmember Majkrzak, who moved its adoption. Seconded by
Councilmember Allen. AYES: Schreiber, Brown, Binnie, Majkrzak, Smith, Allen. NOES: None. ABSENT:
McCormick. ADOPTED: August 3, 2021.

O Aff—— sicce R fmr

Cameron L. Clapper, City Manager Michele R. Smith, City Clerk

City of Whitewater Wisconsin TID No. 11 CC Resolution
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RESOLUTION NO. N/A

RESOLUTION CREATING TAX INCREMENTAL DISTRICT NO. 12,
APPROVING ITS PROJECT PLAN AND ESTABLISHING ITS BOUNDARIES
CITY OF WHITEWATER, WISCONSIN

WHEREAS, the City of Whitewater (the “City”) has determined that use of Tax Incremental
Financing is required to promote development and redevelopment within the City; and

WHEREAS, Tax Incremental District No. 12 (the “District”) is proposed to be created by the City as
a district in need of rehabilitation or conservation work in accordance with the provisions of Wisconsin
Statutes Section 66.1105 (the "Tax Increment Law"); and

WHEREAS, a Project Plan for the District has been prepared that includes:

a. A statement listing of the kind, number and location of all proposed public works or
improvements within the District, or to the extent provided in Wisconsin Statutes Sections
66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;

b. An economic feasibility study;

A detailed list of estimated project costs;

d. A description of the methods of financing all estimated project costs and the time when the
related costs or monetary obligations are to be incurred;

e. A map showing existing uses and conditions of real property in the District;

0

f. A map showing proposed improvements and uses in the District;

g. Proposed changes of zoning ordinances, master plan, map, building codes and City
ordinances;

h. Alist of estimated non-project costs;

i. Astatement of the proposed plan for relocation of any persons to be displaced;

j.  Astatement indicating how the District promotes the orderly development of the City;

k.

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

WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to owners of all property
in the proposed District, to the chief executive officers of Walworth County, the Whitewater Unified
School District, and the Gateway Technical College District, and any other entities having the power to

levy taxes on property located within the District, in accordance with the procedures specified in the Tax
Increment Law; and

WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the CDA, on
July 15, 2021 held a public hearing concerning the project plan and boundaries and proposed creation of
the District, providing interested parties a reasonable opportunity to express their views thereon; and

WHEREAS, after said public hearing, the CDA designated the boundaries of the District, adopted

the Project Plan, and recommended to the Common Council that it create such District and approve the
Project Plan.

NOW, THEREFORE, BE IT RESOLVED by the Common Council of the City of Whitewater that:

1 The boundaries of the District that shall be named "Tax Incremental District No. 12, City
of Whitewater", are hereby established as specified in Exhibit A of this Resolution.

City of Whitewater Wisconsin TID No. 12 Council Resolution



2. The District is created effective as of January 1, 2021.
3. The Common Council finds and declares that:

(a) Not less than 50% by area of the real property within the District is in need of

rehabilitation or conservation work within the meaning of Wisconsin Statutes Section
66.1337(2m)(b).

(b) Based upon the finding stated in 3.a. above, the District is declared to be a district in
need of rehabilitation or conservation work based on the identification and
classification of the property included within the District.

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

(d) The equalized value of the taxable property in the District 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.

(e) That there are no parcels to be included within the District that were annexed by the
City within the preceding three-year period.

(f) The City estimates that approximately 90% 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 Section 66.1105(5)(b).

(g) The project costs relate directly to promoting the rehabilitation or conservation of
the area consistent with the purpose for which the District is created.

4, The Project Plan for "Tax Incremental District No. 12, City of Whitewater" (see Exhibit B)
is approved, and the City further finds the Plan is feasible and in conformity with the
master plan of the City.

BE IT FURTHER RESOLVED THAT the City Clerk is hereby authorized and directed to apply to the
Wisconsin Department of Revenue, in such form as may be prescribed, for a "Determination of Tax

Incremental Base", as of January 1, 2021, pursuant to the provisions of Wisconsin Statutes Section
66.1105(5)(b).

BE IT FURTHER RESOLVED THAT pursuant to Section 66.1105(5)(f) of the Wisconsin Statutes that
the City Assessor is hereby authorized and directed to identify upon the assessment roll returned and
examined under Wisconsin Statutes Section 70.45, those parcels of property which are within the District,
specifying thereon the name of the said District, and the City Clerk is hereby authorized and directed to
make similar notations on the tax roll made under Section 70.65 of the Wisconsin Statutes.

City of Whitewater Wisconsin TiD No. 12 Council Resolution



Resolution introduced by Councilmember Allen, who moved its adoption. Seconded by Councilmember
Majkrzak. AYES: Schreiber, Brown, Binnie, Majkrzak, Smith, Allen. NOES: None. ABSENT: McCormick.
ADOPTED: August 3, 2021.

Co ALY Porice R daiTh

Cameron L. Clapper, City Manager Michele R. Smith, City Clerk

City of Whitewater Wisconsin TID No. 12 Council Resolution
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RESOLUTION NO. N/A

RESOLUTION CREATING TAX INCREMENTAL DISTRICT NO. 13,
APPROVING ITS PROJECT PLAN AND ESTABLISHING ITS BOUNDARIES
CITY OF WHITEWATER, WISCONSIN

WHEREAS, the City of Whitewater (the “City”) has determined that use of Tax Incremental
Financing is required to promote development and redevelopment within the City; and

WHEREAS, Tax Incremental District No. 13 (the “District”) is proposed to be created by the City as

a mixed-use district in accordance with the provisions of Wisconsin Statutes Section 66.1105 (the "Tax
Increment Law"); and

WHEREAS, a Project Plan for the District has been prepared that includes:

a. A statement listing of the kind, number and location of all proposed public works or

improvements within the District, or to the extent provided in Wisconsin Statutes Sections

66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;

An economic feasibility study;

A detailed list of estimated project costs;

d. A description of the methods of financing all estimated project costs and the time when the
related costs or monetary obligations are to be incurred;
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e. A map showing existing uses and conditions of real property in the District;

f. A map showing proposed improvements and uses in the District;

g. Proposed changes of zoning ordinances, master plan, map, building codes and City
ordinances;

h. Alist of estimated non-project costs;

i. Astatement of the proposed plan for relocation of any persons to be displaced;

j. Astatement indicating how the District promotes the orderly development of the City;

k.

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

WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to the chief
executive officers of Walworth County, the Whitewater Unified School District, and the Gateway Technical
College District, and any other entities having the power to levy taxes on property located within the
District, in accordance with the procedures specified in the Tax Increment Law; and

WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the CDA, on
July 15, 2021 held a public hearing concerning the project plan and boundaries and proposed creation of

the District, providing interested parties a reasonable opportunity to express their views thereon; and

WHEREAS, after said public hearing, the CDA designated the boundaries of the District, adopted

the Project Plan, and recommended to the Common Council that it create such District and approve the
Project Plan.

NOW, THEREFORE, BE IT RESOLVED by the Common Council of the City of Whitewater that:

1. The boundaries of the District that shall be named "Tax Incremental District No. 13, City
of Whitewater", are hereby established as specified in Exhibit A of this Resolution.

City of Whitewater Wisconsin TID No. 13 CC Resolution



2 The District is created effective as of January 1, 2021.
3. The Common Council finds and declares that:

(a) Not lessthan 50% by area of the real property within the District is suitable for mixed-
use development as defined by Wisconsin Statutes Section 66.1105(2)(cm).

(b) Based upon the finding stated in 3.a. above, the District is declared to be a mixed-use
district based on the identification and classification of the property included within
the District.

(c) The improvement of such area is likely to enhance 5|gnn‘|cantl\;r the value of
substantially all of the other real property in the District.

(d) The equalized value of the taxable property in the District 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.

(e) Thatthere are no parcels to be included within the District that were annexed by the
City within the preceding three-year period.

() The City estimates that less than 35% 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 Section 66.1105(5)(b).

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

{(g) Lands proposed for newly platted residential development comprise no more than
35% of the real property area within the District.

(h) Costs related to newly platted residential development may be incurred based on the
proposed development having a density of at least three (3) units per acre as defined
in Wisconsin Statutes Section 66.1105(2)(f)3.a.

4. The Project Plan for "Tax Incremental District No. 13, City of Whitewater" (see Exhibit B)

is approved, and the City further finds the Plan is feasible and in conformity with the
master plan of the City.

BE IT FURTHER RESOLVED THAT the City Clerk is hereby authorized and directed to apply to the
Wisconsin Department of Revenue, in such form as may be prescribed, for a "Determination of Tax

Incremental Base", as of January 1, 2021, pursuant to the provisions of Wisconsin Statutes Section
66.1105(5)(b).

BE IT FURTHER RESOLVED THAT pursuant to Section 66.1105(5)(f) of the Wisconsin Statutes that
the City Assessor is hereby authorized and directed to identify upon the assessment roll returned and
examined under Wisconsin Statutes Section 70.45, those parcels of property which are within the District,
specifying thereon the name of the said District, and the City Clerk is hereby authorized and directed to
make similar notations on the tax roll made under Section 70.65 of the Wisconsin Statutes.

City of Whitewater Wisconsin TID No. 13 CC Resolution



Resolution introduced by Councilmember Ailen, who moved its adoption. Seconded by Councilmember
Smith. AYES: Schreiber, Brown, Binnie, Majkrzak, Smith, Allen. NOES: None. ABSENT: McCormick.

ADOPTED: August 3, 2021.

g"‘”‘“f‘z %‘,\ Mo hate. K. doncch

Cameron L. Clapper, C’ity Manager Michele R. Smith, City Clerk

City of Whitewater Wisconsin TID No. 13 CC Resolution



LEGAL BOUNDARY DESCRIPTION
OR
MAP OF
TAX INCREMENTAL DISTRICT NO. 13
CITY OF WHITEWATER

[INCLUDED WITHIN PROJECT PLAN]

EXHIBIT A -



EXHIBIT B -

PROJECT PLAN

[DISTRIBUTED SEPARATELY]



RESOLUTION NO. N/A

RESOLUTION CREATING TAX INCREMENTAL DISTRICT NO. 14,
APPROVING ITS PROJECT PLAN AND ESTABLISHING ITS BOUNDARIES
CITY OF WHITEWATER, WISCONSIN

WHEREAS, the City of Whitewater (the “City”) has determined that use of Tax Incremental
Financing is required to promote development and redevelopment within the City; and

WHEREAS, Tax Incremental District No. 14 (the “District”) is proposed to be created by the City as

a mixed-use district in accordance with the provisions of Wisconsin Statutes Section 66.1105 (the "Tax
Increment Law"); and

WHEREAS, a Project Plan for the District has been prepared that includes:

a. A statement listing of the kind, number and location of all proposed public works or
improvements within the District, or to the extent provided in Wisconsin Statutes Sections
66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;

An economic feasibility study;

A detailed list of estimated project costs;

d. A description of the methods of financing all estimated project costs and the time when the
related costs or monetary obligations are to be incurred;

0 o

e. A map showing existing uses and conditions of real property in the District;

f. A map showing proposed improvements and uses in the District;

g. Proposed changes of zoning ordinances, master plan, map, building codes and City
ordinances;

h. Alist of estimated non-project costs;

i. Astatement of the proposed plan for relocation of any persons to be displaced;

j-  Astatement indicating how the District promotes the orderly development of the City;

k.

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

WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to the chief
executive officers of Walworth County, the Whitewater Unified School District, and the Gateway Technical
College District, and any other entities having the power to levy taxes on property located within the
District, in accordance with the procedures specified in the Tax Increment Law; and

WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the CDA, on
July 15, 2021 held a public hearing concerning the project plan and boundaries and proposed creation of

the District, providing interested parties a reasonable opportunity to express their views thereon; and

WHEREAS, after said public hearing, the CDA designated the boundaries of the District, adopted

the Project Plan, and recommended to the Common Council that it create such District and approve the
Project Plan.

NOW, THEREFORE, BE IT RESOLVED by the Common Council of the City of Whitewater that:

1. The boundaries of the District that shall be named "Tax Incremental District No. 14, City
of Whitewater", are hereby established as specified in Exhibit A of this Resolution.

City of Whitewater Wisconsin TID No. 14 CC Resolution



2. The District is created effective as of January 1, 2021.

3 The Common Council finds and declares that:

(a) Not less than 50% by area of the real property within the District is suitable for mixed-
use development as defined by Wisconsin Statutes Section 66.1105(2)(cm).

(b) Based upon the finding stated in 3.a. above, the District is declared to be a mixed-use

district based on the identification and classification of the property included within
the District.

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

(d) The equalized value of the taxable property in the District 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.

(e) Thatthere are no parcels to be included within the District that were annexed by the
City within the preceding three-year period.

(f) The City estimates that less than 35% 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 Section 66.1105(5)(b).

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

(g) Lands proposed for newly platted residential development comprise no more than
35% of the real property area within the District.

(h) Costs related to newly platted residential development may be incurred based on the
proposed development having a density of at least three (3) units per acre as defined
in Wisconsin Statutes Section 66.1105(2)(f)3.a.

4. The Project Plan for "Tax Incremental District No. 14, City of Whitewater” (see Exhibit B)
is approved, and the City further finds the Plan is feasible and in conformity with the
master plan of the City.

BE IT FURTHER RESOLVED THAT the City Clerk is hereby authorized and directed to apply to the
Wisconsin Department of Revenue, in such form as may be prescribed, for a "Determination of Tax

Incremental Base", as of January 1, 2021, pursuant to the provisions of Wisconsin Statutes Section
66.1105(5)(b).

BE IT FURTHER RESOLVED THAT pursuant to Section 66.1105(5)(f) of the Wisconsin Statutes that
the City Assessor is hereby authorized and directed to identify upon the assessment roll returned and
examined under Wisconsin Statutes Section 70.45, those parcels of property which are within the District,
specifying thereon the name of the said District, and the City Clerk is hereby authorized and directed to
make similar notations on the tax roll made under Section 70.65 of the Wisconsin Statutes.

City of Whitewater Wisconsin TID No. 14 CC Resolution



Resolution introduced by Councilmember Allen, who moved its adoption. Seconded by Councilmember
Majkrzak. AYES: Schreiber, Brown, Binnie, Majkrzak, Smith, Allen. NOES: None. ABSENT: McCormick.
ADOPTED: August 3, 2021.

5‘%“%%—’—\ Moo hore R. Armtho

Cameron L. Clapper, Ci'fy Manager Michele R. Smith, City Clerk

City of Whitewater Wisconsin TID No. 14 CC Resolution



LEGAL BOUNDARY DESCRIPTION
OR
MAP OF
TAX INCREMENTAL DISTRICT NO. 14
CITY OF WHITEWATER

[INCLUDED WITHIN PROJECT PLAN]

EXHIBIT A -



EXHIBIT B -

PROJECT PLAN

[DISTRIBUTED SEPARATELY]



JOINT REVIEW BOARD
RESOLUTION APPROVING THE CREATION OF
TAX INCREMENTAL DISTRICT NO. 10,
CITY OF WHITEWATER

WHEREAS, the City of Whitewater (the “City”) seeks to create Tax Incremental District No. 10
(the “District”); and

WHEREAS, Wisconsin Statutes Section 66.1105 requires that a Joint Review Board (the “JRB”)
shall convene to review the proposal; and

WHEREAS, the JRB consists of one representative chosen by the School District; one
representative chosen by the Technical College District; and one representative chosen by the County,
all of whom have the power to levy taxes on property within the District; and one representative chosen
by the City and one public member; and

WHEREAS, the public member and JRB's chairperson were selected by a majority vote of the
other JRB members before the public hearing was held, under Wisconsin Statutes Sections 66.1105
(4)(a) and (e), and

WHEREAS, all JRB members were appointed and the first JRB meeting was held within 14 days
after the notice was published under Wisconsin Statutes Sections 66.1105 (4)(a) and (e); and

WHEREAS, the JRB has reviewed the public record, planning documents, the resolution adopted
by the CDA approving the boundaries of the District and adopting the Project Plan, and the resolution
passed by the Common Council approving the creation of the District under Wisconsin Statutes Section
66.1105 (4)(gm), and

WHEREAS, project costs benefitting the District are to be made outside of, but within a one-half
mile radius of the District, pursuant to Wisconsin Statutes Section 66.1105(2)(f)1.n, as identified in the
project plan; and

WHEREAS, the JRB has considered whether, and concluded that, the District meets the
following criteria:

1. The development expected in the District would not occur without the use of tax increment
financing and the creation of a tax incremental district.

2. The economic benefits of the District, as measured by increased employment, business and
personal income and property value, are sufficient to compensate for the cost of the

improvements.

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

City of Whitewater of Wisconsin, TID No. 10 Joint Review Board Resolution Page 1 of 2



NOW, THEREFORE, BE IT RESOLVED that the JRB approves the creation of this District.

BE IT FURTHER RESOLVED that in the judgment of the JRB, the development described in the
Project Plan, the information provided by the City, and the public record and planning documents

relating to the District, would not occur without the creation of the District.

Passed and adopted this day of ,2021.

Resolution introduced and adoption moved by JRB member:

Motion for adoption seconded by JRB member:

On roll call motion passed by a vote of ayes to nays
ATTEST:
JRB Chairperson Signature Clerk Signature

City of Whitewater of Wisconsin, TID No. 10 Joint Review Board Resolution

Page 2 of 2



ECONOMIC DEVELOPMENT & REDEVELOPMENT

August 11, 2021

Project Plan
Tax Incremental District No. 10

City of Whitewater, Wisconsin

Organizational Joint Review Board Meeting Held: July 15, 2021

Public Hearing Held: July 15, 2021
Approval by CDA: July 15, 2021
Approval by Common Council: August 3, 2021
Approval by the Joint Review Board: August 11, 2021
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SECTION 1:
Executive Summary

Description of District

Tax Incremental District (“TID”) No. 10 (“District”) is a proposed Mixed-Use
District comprising approximately 616 acres. The District will be created to pay
the costs of public infrastructure and development incentives as needed to
promote industrial, commercial, and residential development.

Authority
The City is creating the District under the provisions of Wis. Stat. & 66.1105.

CDA Involvement

The Community Development Authority will be responsible for economic
development programs and promoting the objectives for the District as
outlined in this Project Plan.

Estimated Total Project Cost Expenditures

The City anticipates making total expenditures of approximately $8.0 million
(“Project Costs”) to undertake the projects listed in this Project Plan (“Plan”).
Based on the initial incremental valuation projections for developments
occurring in the near term and anticipated development upon city owned lots,
approximately $2.2 million of the total project costs can be supported. The
Plan includes other TID eligible costs if actual incremental valuation exceeds
these initial projections and additional costs to achieve the objectives of the
Plan can be funded by the District.

Incremental Valuation

The City projects that new land and improvements value of approximately $12.6
million will result from developments in the near term and anticipated
development upon city owned lots. Creation of this additional value will be
made possible by the Project Costs made within the District. A table detailing
assumptions as to the development timing and associated values is included in
the Economic Feasibility Study located within this Plan.

Expected Termination of District
Based on the Economic Feasibility Study located within Section 9 of this Plan,
the City anticipates that the District will generate sufficient tax increment to
pay Project Costs within 20 years.

Summary of Findings
As required by Wis. Stat. § 66.1105, and as documented in this Plan and the
exhibits contained and referenced herein, the following findings are made:

Tax Incremental District No. 10 Project Plan City of Whitewater
Prepared by Ehlers Page | 3



That “but for” the creation of this District, the development projected to
occur as detailed in this 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
reaching this determination, the City has considered:

The investment needed to provide the public infrastructure necessary to
allow for development within the District. Absent the use of tax incremental
financing, the City is unable to fully fund this program of infrastructure
improvements.

. The economic benefits of the 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:

Increased business development within the District will lead to the purchase
of more goods and services from local suppliers, and induced effects of
employee households spending locally for goods and services from
retailers, restaurants and service companies.

. The benefits of the proposal outweigh the anticipated tax increments to be
paid by the owners of property in the overlying taxing jurisdictions. As
required by Wis. Stat. & 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 prepared and can be found in this
Plan. However, because the Project would not occur without the use of tax
incremental financing, these tax increments would not be paid but for
creation of the District. Accordingly, the City finds that the benefits
expected to be realized as set forth in this Plan outweigh the value of the
tax increments to be invested in the Project.

. Not less than 50% by area of the real property within the District is suitable
for mixed use development as defined by Wis. Stat. & 66.1105(2)(cm). Lands
proposed for newly-platted residential development comprise no more than
35% of the real property area within the District. Costs related to newly-
platted residential development may be incurred based on the anticipated
development having a density of at least three (3) units per acre as defined
in Wis. Stat. & 66.1105(2)(f)3.a.

. Based on the foregoing finding, the District is designated as a mixed-use
district.

. The Project Costs relate directly to promoting mixed use development in
the District, consistent with the purpose for which the District is created.

Tax Incremental District No. 10 Project Plan City of Whitewater
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7. Improvements to be made in the District are likely to significantly enhance
the value of substantially all of the other real property in the District.

8. The equalized value of taxable property in the District does not exceed 12%
of the total equalized value of taxable property within the City.

9. The City estimates that less than 35% of the territory within the District will
be devoted to retail business at the end of the District’'s maximum
expenditure period, pursuant to Wis. Stat. & 66.1105(5)(b).

10. That there are no parcels to be included within the District that were
annexed by the City within the preceding three-year period.

1. The Plan for the District is feasible and is in conformity with the Master Plan
of the City.

Tax Incremental District No. 10 Project Plan City of Whitewater
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SECTION 2:
Preliminary Map of Proposed District Boundary

Map Found on Following Page.

To the extent District boundaries include wetlands identified on a map
prepared under Wis. Stat. § 23.32, the wetlands are excluded from the District.

Tax Incremental District No. 10 Project Plan City of Whitewater
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SECTION 3:
Map Showing Existing Uses and Conditions

Map Found on Following Page.

Tax Incremental District No. 10 Project Plan City of Whitewater
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SECTION 4.
Preliminary Parcel List and Analysis

See list found on following page.
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SECTION 5:
Equalized Value Test

The following calculations demonstrate that the City expects to be in
compliance with Wis. Stat. & 66.1105(4)(gm)4.c., which requires that the
equalized value of the taxable property in the proposed District does not
exceed 12% of the total equalized value of taxable property within the City.

The estimated equalized value base value of the proposed District totals
$46,396,979. This value is less than the maximum of $88,896,288 in equalized
value that is permitted for the City.

City of Whitewater, WI

Tax Incremental District No. 10

Valuation Test Compliance Calculation

District Creation Date 8/3/2021

Valuation Data
Currently Available

2020

Total EV (TID In) 740,802,400
12% Test 88,896,288
Increment of Existing TIDs

Total Existing Increment 0
Projected Base of New or Amended District 46,396,979
Less Value of Any Underlying TID Parcels 0
Total Value Subject to 12% Test 46,396,979

Tax Incremental District No. 10 Project Plan City of Whitewater
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SECTION 6:

Statement Listing the Kind, Number and Location
of All Proposed Public Works or Improvements
Within the District

Project Costs are any expenditure made, estimated to be made, or monetary
obligations incurred or estimated to be incurred as outlined in this Plan. 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 in connection with the implementation of
the Plan. If Project Costs incurred benefit territory 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, design and construction is completed.

With all Project Costs, 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.

The following is a list of public works and other tax incremental financing
eligible Project Costs that the City expects to make, or may need to make, in
conjunction with the implementation of the District’s Plan. The map found in
Section 7 of this Plan along with the Detailed List of Project Costs found in
Section 8 provide additional information as to the kind, number and location of
potential Project Costs.

Property, Right-of-Way and Easement Acquisition

Property Acquisition for Development

To promote and facilitate development 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 to make
the property suitable for development. 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 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

Tax Incremental District No. 10 Project Plan City of Whitewater
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defined in Wis. Stat. § 66.1105(2)(f)1.c., and subject to recovery as an eligible
Project Cost.

Property Acquisition for Conservancy

To promote the objectives of this Plan, the City may acquire property within
the District that it will designate for conservancy. These conservancy objectives
include: preserving historic resources or sensitive natural features; protection
of scenic and historic views; maintaining habitat for wildlife; maintaining
adequate open space; reduction of erosion and sedimentation by preserving
existing vegetation; and providing adequate areas for management of
stormwater. The cost of property acquired for conservancy, and any costs
associated with the transaction, are eligible Project Costs.

A isition of Rights-of-
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 Wis. Stat. Chapter 32 and Wis. Admin. Code
ADM 92,

Site Preparation Activities

Envi bl Audit /R iati

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

Tax Incremental District No. 10 Project Plan City of Whitewater
Prepared by Ehlers Page | 16



Demolition

To make sites suitable for development, 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, 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

To allow development 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; pumping stations; lift stations; wastewater treatment
facilities; 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 2 mile radius, is an
eligible project cost under Wis. Stat. & 66.1105(2)(f)1 k.

Water System Improvements

To allow development 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

Tax Incremental District No. 10 Project Plan City of Whitewater
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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 within the District will cause stormwater runoff. 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; bridges; stabilization of stream and
river banks; 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 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.

Electri rvi

To create sites suitable for development, 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

To create sites suitable for development, 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.

Tax Incremental District No. 10 Project Plan City of Whitewater
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Communications infrastructure

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

Streets and Streetscape

Street Improvements

To allow development to occur, the City may need to construct or reconstruct
streets, highways, alleys, access drives and parking areas. Eligible Project Costs
include, but are not limited 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
culverts, box culverts and bridges; rail crossings and signals; utility relocation,
to include burying overhead utility lines; street lighting; installation of traffic
control sighage and traffic signals; pavement marking; right-of-way restoration;
installation of retaining walls; and installation of fences, berms, and landscaping.

Streetscaping and Landscaping

To attract development 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.

Community Development
h Grants (Development Incentiv

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

Contribution to Community Development Authority

As provided for in Wis. Stat. § 66.1105(2)(f)1.h and Wis. Stat. § 66.1333(13), the
City may provide funds to its CDA to be used for administration, planning
operations, and capital costs within the District, including but not limited to real
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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. The Community
Development Authority (CDA) promotes economic development throughout
the community. The CDA offers financial assistance such as grants for
qualifying startups, industrial development loans for manufacturing businesses,
commercial enterprise loans for retail and service businesses, etc.

Revolving Loan/Grant Program (Development Incentives)

To encourage private development consistent with the objectives of this Plan,
the City, through its CDA, may provide loans or grants to eligible property
owners in the District. 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. These funds may be placed inte a revolving fund and
will continue to be used for the program purposes stated above within the
District. Any funds remaining at the time of District closure or received
following District closure shall be proportionally distributed to all taxing
jurisdictions based on the final allocations identified in the District’s final audit.
Any funds provided to the CDA for purposes of implementing this program are
considered eligible Project Costs.

Miscellaneous

Rail Spur

To allow for development, the City may incur costs for installation of a rail spur
or other railway improvements to serve development sites located within the
District.

P DT £ THET : District

Pursuant to Wis. Stat. & 66.1105(2)(f)1.n, the City may undertake projects within
territory located within one-half mile of the boundary of the District provided
that: 1) the project area is located within the City’s corporate boundaries; and
2) the projects are approved by the Joint Review Board. The cost of projects
completed outside the District pursuant to this section are eligible project
costs, and may include any project cost that would otherwise be eligible if
undertaken within the District. The City intends to make the following project
cost expenditures outside the District:

e Commercial Drive repaving $594,000
e Starin Road Repaving Fremont to Jefferson $110,000

Tax Incremental District No. 10 Project Plan City of Whitewater
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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 Ilimited 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 relating to 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.
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SECTION 7:
Map Showing Proposed Improvements and Uses

Map Found on Following Page.
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SECTION 8:
Detailed List of Estimated Project Costs

The list on the following page identifies the Project Costs that the City currently
expects to incur in implementing the District’s Plan. All projects identified and
related costs reflect the best estimates available as of the date of preparation
of this Plan. All costs are preliminary estimates and may increase or decrease.
Certain Project Costs listed may become unnecessary, and other Project Costs
not currently identified may need to be made. (Section 6 details the general
categories of eligible Project Costs). Changes in Project Cost totals or the types
of Project Costs to be incurred will not require that this Plan be amended unless
Total Project Costs exceed the estimates plus an annual 2% increase plus a 25%
contingency. This Plan is not meant to be a budget nor an appropriation of
funds for specific Project Costs, but a framework within which to manage
Project Costs.

Based on the initial incremental valuation projections for developments in the
near term and anticipated development upon city owned lots, approximately
$2.2 million of the total project costs can be supported. The Plan includes
other TID eligible costs if actual incremental valuation exceeds these initial
projections and additional costs to achieve the objectives of the Plan can be
funded by the District.
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City of Whitewater, WI

Tax Increment District No. 10

Estimated Project List

1/2 mile or
utilities
Project ID Project Name/Type Project year outside boundary

1 Water Tower 2022 Utility extension 216,250 1,730,000

2 Watermain Replacement-Industrial to Executive 2025 No 225,000

3 Universal improvements -Prospect to Innovation 2025 No 205,000

4 Stormwater Management 2025 No 570,000

5 Endeavor improvements 2026 No 60,000

6 Prospect improvements -Enterprise to Executive 2026 No 240,000

7 Enterprise improvements 2026 Mo 165,000
] Jefferson improvements 2026 1/2 mile 594,000 1,206,000

9 Commercial improvements 2029 No 175,000

10 Innowvation Drive improvements 2030 No 265,000
11 Watermain Looping-L5P to Enterprise 2030 Utility extension 566,400 566,400

12 Executive Repaving 2031 No 125,000

13 Universal improvements -Innovation to Cul-de-sac 2034 No 140,000

14 Starin Road improvements -lefferson to Newcomb 2036 No 300,000
15 Starin Road improvements -Fremont to lefferson 2036 1/2 mile 110,000 35,000

16 E. Main Ct improvements 2037 No 45,000

17 Sanitary Sewer & Water Main Extension East of STH 59 2037 Utility extension 690,000
18 Howard Road improvements -Bluff to Innovation 2038 No 130,000 130,000

19 Sanitary Sewer and Water Main Extension North to CTH U 2039 Utility extension 870,000

20 CDA Contribution Annually No 390,000

21 Developer incentives TBD as needed No 1,843,245

22 Administrative costs Throughout District No 62,500
Total Projects 7,987,395 3,667,400

Notes:
Note 1 Project costs are estimates and are subject to modification
Tax Incremental District No. 10 Project Plan City of Whitewater
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SECTION 9:

Economic Feasibility Study, Description of the
Methods of Financing Estimated Project Costs and
the Time When Related Costs or Monetary
Obligations are to be Incurred

This Section includes a forecast of the valuation increases expected within the
District, the associated tax increment collections, a summary of how Project
Costs would be financed, and a projected cash flow demonstrating that the
District is economically feasible.

Key Assumptions

The City projects that new land and improvements value of approximately $12.6
million will result from developments in the near term and anticipated
development upon city owned lots. Estimated valuations and timing for
construction are included in Table 1. Assuming economic appreciation of 1%,
the District would generate $3,128,905 in incremental tax revenue over the 20-
year term of the District as shown in Table 2.

Based on the Project Cost expenditures as included within the cash flow exhibit
(Table 3), the District is projected to accumulate sufficient funds by the year
2042 to pay off Project Cost liabilities and obligations. The projected closure is
based on the various assumptions noted in this Plan and will vary dependent
on actual Project Costs incurred and the actual amount of tax increments
collected.
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Table 1 - Development Assumptions

City of Whitewater, WI
Tax Increment District No. 10
Development Assumptions
Construction Year {Inlvarl Thermobuilt Lavelle Camigreal Gity Duinied Annual Total Construction Year
(lefferson) Avenue Lots
1 2021 75,000 50,000 100,000 225,000 2021 1
2 2022 225,000 250,000 475,000 2022 2
3 2023 250,000 250,000 604,406 1,104 406 2023 3
4 2024 604,406 604,406 2024 4
5 2025 3,000,000 604,406 3,604,406 2025 5
6 2026 604,406 604,406 2026 6
7 2027 604,406 604,406 2027 7
8 2028 604,406 604,406 2028 8
9 2029 604,406 604,406 2029 9
10 2030 604,406 604 406 2030 10
11 2031 604,406 604,406 2031 11
12 2032 604 406 604,406 2032 12
13 2033 604,406 604,406 2033 13
14 2034 604,406 604,406 2034 14
15 2035 604,406 604,406 2035 15
16 2036 604,406 604,406 2036 16
17 2037 0 2037 17
18 2038 0 2038 18
19 2039 0 2039 19
20 2080 o 040 20
Totals 3,000,000 550,000 550,000 100,000 8,461,684 12,661,684
MNotes:
City owned lots based on 14 total lots at a proposed incremental value of $604,406 per lot
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Table 2 - Tax Increment Projection Worksheet

City of Whitewater, Wi

Tax Increment District No. 10

Tax Increment Projection Worksheet - Jefferson County

Type of District Base Value
District Creation Date Appreciation Factor
Valuation Date Base Tax Rate
Max Life (Years) Rate Adjustment Factor (3 years)
Expenditure Period/Termination
Revenue Periods/Final Year
Extension Eligibility/Years Tax Exempt Discount Rate
Eligible Recipient District Taxable Discount Rate -
Tax Exempt
Construction Valuation Inflation Total NPV Taxable NPV
Year Value Added Year Increment Increment  Revenue Year Tax Rate Tax Increment Calculation Calculation
1 2021 0 2022 o o 2023 514.93 o o
2 2022 a 2023 o o 2024 514.78 o a
3 2023 o 2024 o 0 2025 514.64 o a
4 2024 0 2025 o 1] 2026 514.49 0 4]
5 2025 1,000,000 2026 il 3,000,000 2027 $14.49 35,345 33,034
[ 2026 1] 2027 15,000 3,015,000 2028 514.49 69,833 64,956
7 2027 o 2028 15,075 3,030,075 2029 $14.49 103,483 95,804
8 2028 1] 2029 15,150 3,045,225 2030 514.49 136,316 125,613
9 2029 1] 2030 15,226 3,060,452 2031 514.49 168,353 154,420
10 2030 0 2031 15,302 3,075,754 2032 514.49 199,612 182,256
11 2031 a 2032 15,379 3,091,133 2033 514.49 230,112 209,157
12 2032 a 2033 15,456 3,106,588 2034 514.49 259,872 235,151
13 2033 0 2034 15,533 3,122,121 2035 $14.49 288,910 260,271
14 2034 a 2035 15,611 3,137,732 2036 514.49 317,243 284,546
15 2035 1] 2036 15,689 3,153,420 2037 514.49 344,888 308,004
16 2036 a 2037 15,767 3,168,187 2038 514.49 371,862 330,672
17 2037 a 2038 15,846 3,185,033 2039 514.49 358,181 352,577
18 2038 1] 2039 15,925 3,200,959 2040 514.49 423,862 373,746
19 2039 V] 2040 16,005 3,216,963 2041 514.49 448,919 394,201
20 2040 0 2041 16,085 3,233,048 2042 514.49 473,369 413,969
Motes:
vary depending on development infiation of ov
spresent estrmated amaunt of funds that couid lincluding praject cost, capitalived interes nd isSuance costsf
Tax Incremental District No. 10 Project Plan City of Whitewater
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Tax Inc

City of Whitewater, WI

Tax Increment District No. 10

ment Projection Worksheet - Walworth County

E diture Period/T

Type of District
District Creation Date
Valuation Date

Max Life (Years)

Revenue Periods/Final Year
Extension Eligibility/Years
Eligible Recipient District

Base Value

Appreciation Factor

Base Tax Rate

Rate Adjustment Factor (3 years)

Tax Exempt Discount Rate
Taxable Discount Rate

Tax Increment

Construction Valuation Inflation Total
Year Value Added Year Increment Increment  Revenue Year Tax Rate
1 2021 225,000 2022 o 225,000 2023 520.03
2 2022 475,000 2023 1,135 701,125 2024 519.82
3 2023 1,104,406 2024 3,506 1,809,037 2025 519.63
4 2024 604,406 2025 9,045 2,422,488 2026 519.43
5 2025 604,406 2026 12,112 3,035,006 2027 519.43
6 2026 604,406 2027 15,195 3,658,607 2028 519,43
7 2027 604,406 2028 18,293 4,281,306 2029 519.43
8 2028 604,406 2029 21,407 4,907,119 2030 519.43
9 2029 604,406 2030 24,536 5,536,060 2031 519.43
10 2030 604,406 2031 27,680 6,168,147 2032 519.43
11 2031 604,406 2032 30,841 6,803,393 2033 519.43
12 2032 604,406 2033 34,017 7,441,816 2034 519,43
13 2033 604,406 2034 37,209 8,083,432 2035 519.43
14 2034 604,406 2035 40,417 8,728,255 2036 519.43
15 2035 604,406 2036 43,641 9,376,302 2037 519.43
16 2036 604,406 2037 46,882 10,027,589 2038 519.43
17 2037 o 2038 50,138 10,077,727 2039 519.43
13 2038 o 2039 50,389 10,128,116 2040 519.43
19 2039 o 2040 50,641 10,178,757 2041 519.43
20 2040 0 2041 50,854 10,225,650 2042 519.43

Notes:

nterest and issuance Cost

Tax Exempt

NPV Taxable NPV

Calculation  Calculation
4,123 4,005
16,473 15,887
47,100 45,070
86,520 82,269
134,532 127,142
190,650 179,085
254,406 237531
335,352 301,544
403,061 371,818
487,121 446,675
577,137 526,066
672,733 600,567
773,546 696,779
879,230 787,325
985,455 BE0,854
1,103,202 977,032
1,215,572 1,069,973
1,324,531 1,158,787
1,430,845 1,246,578
1,534,579 1,330,448
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SECTION 10:
Annexed Property

A tax incremental district cannot include annexed territory unless at least three
years have elapsed since the annexation, or certain other requirements are met.
None of the property within the proposed District boundary was annexed
during the past three years.
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SECTION 11:
Estimate of Property to Be Devoted to Retail

Business

Pursuant to Wis. Stat. § 66.1105(5)(b), the City estimates that less than 35% of
the territory within the District will be devoted to retail business at the end of
the District’s maximum expenditure period.

Tax Incremental District No. 10 Project Plan City of Whitewater
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SECTION 12:
Proposed Changes of Zoning Ordinances, Master
Plan, Map, Building Codes and City Ordinances

Zoning Ordinances

The proposed Plan is in general conformance with the City’s current zoning
ordinances. Individual properties may require rezoning at the time of
development.

Master (Comprehensive) Plan and Map

The proposed Plan is in general conformance with the City’s Comprehensive
Plan identifying the area as appropriate for commercial, industrial, and
residential development.

Building Codes and Ordinances

Development within the District will be required to conform to State Building
Codes and will be subject to the City's permitting and inspection procedures.
The proposed Plan conforms to all relevant State and local ordinances, plans,
and codes. No changes to the existing regulations are proposed or needed.

Tax Incremental District No. 10 Project Plan City of Whitewater
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SECTION 13:
Statement of the Proposed Method for the
Relocation of any Persons to be Displaced

Should implementation of this Plan require relocation of individuals or business
operations, relocations will be handled in compliance with Wis. Stat. Chapter
32 and Wis. Admin. Code ADM 92.
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SECTION 14:
How Creation of the Tax Incremental District
Promotes the Orderly Development of the City

Creation of the District and the implementation of the projects in this Plan will
promote the orderly development of the City by creating new industrial sites,
creating opportunities for commercial development, providing opportunities
for more workforce housing, and providing appropriate financial incentives for
private development projects. Through use of tax increment financing, the City
can attract new investment that results in increased tax base. Development will
occur in an orderly fashion in accordance with approved plans so that the
development will be compatible with adjacent land uses. Development of new
uses in the District will add to the tax base and will generate positive secondary
impacts in the community such as increased employment opportunities.
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SECTION 15:
List of Estimated Non-Project Costs

Non-project costs are public works projects which only partly benefit the
District. Costs incurred that do not benefit the District may not be paid with tax
increments. Examples of non-project costs are:

e 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.

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

e 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 Plan includes the following non-costs:

e Water tower $1,730,000

o Jefferson Street reconstruction $1,206,000

e Water Main Looping (LSP to Enterprise): $566,400

e Starin Road repaving (Fremont to Jefferson): $35,000
e Howard Road repaving (Bluff to Innovation): $130,000

Tax Incremental District No. 10 Project Plan City of Whitewater
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SECTION 16:

Legal Opinion Advising Whether the Plan is
Complete and Complies with Wis. Stat. &
66.1105(4)(f)

Legal Opinion Found on Following Page.
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Harrison, Williams & McDonell, LLP
Attorneys at Law

Wallace K. McDonell 452 W. Main Street Jonathan K. McDonell
wkm@hmattys.com P.O. Box 59 Imaihmattys.com

Whitewater, WI 53190
(262) 473-7900; Fax: (262} 473-7906

July 23, 2021

Cameron Clapper

City Manager of the City of Whitewater
312 W Whitewater Street

Whitewater. W1 53190

Re:  Project Plan for Tax Incremental District No. 10
Dear Cameron:

Wisconsin Statute 66.1105(4)(f) requires that a project plan for a tax incremental
financing district include an opinion provided by the city attorney advising as to whether the plan
is complete and complies with Wisconsin Statute 66.1105.

As city attorney for the City of Whitewater, | have been asked to review the above-
referenced project plan for compliance with the applicable statutory requirements. Based upon
my review, in my opinion, the Project Plan for the City of Whitewater Tax Incremental District
No. 10 is complete and complies with the provisions of the Wisconsin Statute 66.1105(4)(f).

Sincerely,
HARRISON. WILLIAMS & MCDONELL, LLP

Lot I ey

Wallace K. McDonell
State Bar: 1008713

WKM:scr
'.l‘- | WS LANTERS
TTHTE Rk o6 | EXPERT ADYISERS.
LT | SR YO,
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SECTION 17:

Calculation of the Share of Projected Tax
Increments Estimated to be Paid by the Owners of
Property in the Overlying Taxing Jurisdictions

The following projection is provided to meet the requirements of Wis. Stat. &

66.1105(4)(i)4.

Estimated portion of taxes that owners of taxable property in each taxing jurisdiction

overlaying district would pay by jurisdiction.

Statement of Taxes Data Year:

Percentage

lefferson County 17.42%

Municipality 28.58%

School District 50.10%

Technical College 3.90%

0.00%

0.00%

Total
Jefferson Technical
Revenue Year County Municipality  School District College Total Revenue Year

2023 0 0 0 0 0 2023
2024 0 0 0 0 0 2024
2025 0 0 0 0 0 2025
2026 0 0 0 0 0 2026
2027 7571 12,424 21,779 1,695 43,470 2027
2028 7,600 12,486 21,388 1,704 43,688 2028
2029 7,647 12,549 21,997 1,712 43,906 2029
2030 7,686 12,612 22,107 1,721 44125 2030
2031 7,724 12,675 22,218 1,730 44 346 2031
2032 7,763 12,738 22,329 1,738 44 568 2032
2033 7,801 12,802 22,441 1,747 44791 2033
2034 7,840 12,866 22,553 1,756 45,015 2034
2035 7,880 12,930 22,666 1,764 45,240 2035
2036 7,919 12,995 22,779 1,773 45 466 2036
2037 7,859 13,060 22,893 1,782 45,693 2037
2038 7,998 13,125 23,007 1,791 45922 2038
2039 8,038 13,191 23,122 1,800 46,151 2039
2040 8,079 13,257 23,238 1,809 46,382 2040
2041 8,119 13,323 23,354 1,818 46,614 2041
2042 8,160 13,390 23,471 1,827 46,847 2042

125,793 206,421 361,842 28,168 722,223

Notes:

The projection shown above is provided to meet the requirments of Wisconsin Statute 66.1105(4)(i)4.
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Estimated portion of taxes that owners of taxable property in each taxing jurisdiction

overlaying district would pay by jurisdiction.

Statement of Taxes Data Year:
Percentage
Walworth County 16.49%
Municipality 29.00%
School District 50.84%
Technical College 3.66%
Total
Walworth Technical
Revenue Year County Municipality  School District College Total Revenue Year
2023 743 1,307 2,291 165 4,506 2023
2024 2,293 4,032 7,067 509 13,900 2024
2025 5,856 10,298 18,052 1,299 35,505 2025
2026 7,764 13,652 23,932 1,722 47,070 2026
2027 9,740 17,127 30,022 2,160 59,049 2027
2028 11,725 20,619 36,143 2,601 71,088 2028
2029 13,721 24,128 42,295 3,043 83,187 2029
2030 15,727 27,655 48477 3,488 95,347 2030
2031 17,742 31,199 54,690 3,935 107,567 2031
2032 19,768 34,762 60,935 4,385 119,849 2032
2033 21,804 38,342 67,210 4,836 132,192 2033
2034 23,850 41,940 73,517 5,290 144,597 2034
2035 25,906 45,556 79,856 5,746 157,063 2035
2036 27,973 49,190 86,226 6,204 169,593 2036
2037 30,050 52,842 92,628 6,665 182,184 2037
2038 32,137 56,512 99,062 7,128 194,839 2038
2039 32,298 56,795 99,557 7,164 195,813 2039
2040 32,459 57,079 100,055 7,200 196,792 2040
2041 32,621 57,364 100,555 7,236 197,776 2041
2042 32,784 57,651 101,058 T 198,765 2042
396,959 698,047 1,223,628 88,047 2,406,682
MNotes:
The projection shown above is provided to meet the requirments of Wisconsin Statute 66.1105{4)(i)4.
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JOINT REVIEW BOARD
RESOLUTION APPROVING THE CREATION OF
TAX INCREMENTAL DISTRICT NO. 11,
CITY OF WHITEWATER

WHEREAS, the City of Whitewater (the “City”) seeks to create Tax Incremental District No. 11
(the “District”); and

WHEREAS, Wisconsin Statutes Section 66.1105 requires that a Joint Review Board (the “JRB”)
shall convene to review the proposal; and

WHEREAS, the JRB consists of one representative chosen by the School District; one
representative chosen by the Technical College District; and one representative chosen by the County,
all of whom have the power to levy taxes on property within the District; and one representative chosen
by the City and one public member; and

WHEREAS, the public member and JRB's chairperson were selected by a majority vote of the
other JRB members before the public hearing was held, under Wisconsin Statutes Sections 66.1105
(4)(a) and (e), and

WHEREAS, all JRB members were appointed and the first JRB meeting was held within 14 days
after the notice was published under Wisconsin Statutes Sections 66.1105 (4)(a) and (e); and

WHEREAS, the JRB has reviewed the public record, planning documents, the resolution adopted
by the CDA approving the boundaries of the District and adopting the Project Plan, and the resolution
passed by the Common Council approving the creation of the District under Wisconsin Statutes Section
66.1105 (4)(gm), and

WHEREAS, project costs benefitting the District are to be made outside of, but within a one-half
mile radius of the District, pursuant to Wisconsin Statutes Section 66.1105(2)(f)1.n, as identified in the
project plan; and

WHEREAS, the JRB has considered whether, and concluded that, the District meets the
following criteria:

1. The development expected in the District would not occur without the use of tax increment
financing and the creation of a tax incremental district.

2. The economic benefits of the District, as measured by increased employment, business and
personal income and property value, are sufficient to compensate for the cost of the

improvements.

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

City of Whitewater of Wisconsin, TID No. 11 Joint Review Board Resolution Page 1 of 2



NOW, THEREFORE, BE IT RESOLVED that the JRB approves the creation of this District.

BE IT FURTHER RESOLVED that in the judgment of the JRB, the development described in the
Project Plan, the information provided by the City, and the public record and planning documents

relating to the District, would not occur without the creation of the District.

Passed and adopted this day of ,2021.

Resolution introduced and adoption moved by JRB member:

Motion for adoption seconded by JRB member:

On roll call motion passed by a vote of ayes to nays
ATTEST:
JRB Chairperson Signature Clerk Signature

City of Whitewater of Wisconsin, TID No. 11 Joint Review Board Resolution
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ECONOMIC DEVELOPMENT & REDEVELOPMENT

August 11, 2021

Project Plan
Tax Incremental District No. 11

City of Whitewater, Wisconsin

Organizational Joint Review Board Meeting Held: July 15, 2021

Public Hearing Held: July 15, 2021
Approval by CDA: July 15, 2021
Approval by Common Council: August 3, 2021
Consideration by the Joint Review Board: August 11, 2021

= EHLERS BUILDING COMMUNITIES. IT'S WHAT WE DO.
[~ info@ehlers-inc.com ‘\\\/ 1(800) 552-171 @E www.ehlers-inc.com

- PUBLIC FINANCE ADVISORS
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SECTION 1:
Executive Summary

Description of District

Tax Incremental District (“TID”) No. 11 (“District”) is a proposed Mixed-Use
District comprising approximately 280 acres. The District will be created to
pay the costs of public infrastructure and development incentives as needed to
promote commercial and residential development.

Authority
The City is creating the District under the provisions of Wis. Stat. & 66.1105.

CDA Involvement

The Community Development Authority will be responsible for economic
development programs and promoting the objectives for the District as
outlined in this Project Plan.

Estimated Total Project Cost Expenditures

The City anticipates making total expenditures of approximately $8.1 million
(“Project Costs”) to undertake the projects listed in this Project Plan (“Plan”).
Based on the initial incremental valuation projections for developments
occurring in the near term, approximately $1.4 million of the total project costs
can be supported. The Plan includes other TID eligible costs if actual
incremental valuation exceeds these initial projections and additional costs to
achieve the objectives of the Plan can be funded by the District.

Incremental Valuation

The City projects that new land and improvements value of approximately
$3,215,000 will result from developments occurring in the near term. Creation
of this additional value will be made possible by the Project Costs made within
the District. A table detailing assumptions as to the development timing and
associated values is included in the Economic Feasibility Study located within
this Plan.

Expected Termination of District
Based on the Economic Feasibility Study located within Section 9 of this Plan,
the City anticipates that the District will generate sufficient tax increment to
pay Project Costs within 20 years.

Summary of Findings
As required by Wis. Stat. § 66.1105, and as documented in this Plan and the
exhibits contained and referenced herein, the following findings are made:

Tax Incremental District No. 11 Project Plan City of Whitewater
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That “but for” the creation of this District, the development projected to
occur as detailed in this 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
reaching this determination, the City has considered:

The investment needed to provide the public infrastructure necessary to
allow for development within the District. Absent the use of tax incremental
financing, the City is unable to fully fund this program of infrastructure
improvements.

. The economic benefits of the 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:

Increased business development within the District will lead to the purchase
of more goods and services from local suppliers, and induced effects of
employee households spending locally for goods and services from retailers,
restaurants and service companies

. The benefits of the proposal outweigh the anticipated tax increments to be
paid by the owners of property in the overlying taxing jurisdictions. As
required by Wis. Stat. & 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 prepared and can be found in this
Plan. However, because the Project would not occur without the use of tax
incremental financing, these tax increments would not be paid but for
creation of the District. Accordingly, the City finds that the benefits
expected to be realized as set forth in this Plan outweigh the value of the
tax increments to be invested in the Project.

. Not less than 50% by area of the real property within the District is suitable
for mixed use development as defined by Wis. Stat. & 66.1105(2)(cm). Lands
proposed for newly-platted residential development comprise no more than
35% of the real property area within the District. Costs related to newly-
platted residential development may be incurred based on the anticipated
development having a density of at least three (3) units per acre as defined
in Wis. Stat. & 66.1105(2)(f)3.a.

. Based on the foregoing finding, the District is designated as a mixed-use
district.

. The Project Costs relate directly to promoting mixed use development in
the District, consistent with the purpose for which the District is created.

Tax Incremental District No. 11 Project Plan City of Whitewater
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7. Improvements to be made in the District are likely to significantly enhance
the value of substantially all of the other real property in the District.

8. The equalized value of taxable property in the District does not exceed 12%
of the total equalized value of taxable property within the City.

9. The City estimates that less than 35% of the territory within the District will
be devoted to retail business at the end of the District’'s maximum
expenditure period, pursuant to Wis. Stat. & 66.1105(5)(b).

10. That there are no parcels to be included within the District that were
annexed by the City within the preceding three-year period.

1. The Plan for the District is feasible and is in conformity with the Master Plan
of the City.

Tax Incremental District No. 11 Project Plan City of Whitewater
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SECTION 2:
Preliminary Map of Proposed District Boundary

Map Found on Following Page.

To the extent District boundaries include wetlands identified on a map
prepared under Wis. Stat. § 23.32, the wetlands are excluded from the District.
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SECTION 3:
Map Showing Existing Uses and Conditions

Map Found on Following Page.
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SECTION 4.
Preliminary Parcel List and Analysis

See list found on following page.
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SECTION 5:
Equalized Value Test

The following calculations demonstrate that the City expects to be in
compliance with Wis. Stat. & 66.1105(4)(gm)4.c., which requires that the
equalized value of the taxable property in the proposed District does not
exceed 12% of the total equalized value of taxable property within the City.

The estimated equalized value base value of the proposed District totals
$4,396,646. This value is less than the maximum of $88,896,288 in equalized

value that is permitted for the City.

City of Whitewater, WI

Tax Increment District No. 11

Valuation Test Compliance Calculation

District Creation Date

Total EV (TID In)

12% Test

Increment of Existing TIDs

Total Existing Increment

Projected Base of New or Amended District
Less Value of Any Underlying TID Parcels

Total Value Subject to 12% Test

Compliance

8/3/2021

Valuation Data
Currently Available
2020

88,896,288

4,393,646

0

4,393,646

Tax Incremental District No. 11 Project Plan
Prepared by Ehlers

City of Whitewater
Page | 15



SECTION 6:

Statement Listing the Kind, Number and Location
of All Proposed Public Works or Improvements
Within the District

Project Costs are any expenditure made, estimated to be made, or monetary
obligations incurred or estimated to be incurred as outlined in this Plan. 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 in connection with the implementation of
the Plan. If Project Costs incurred benefit territory 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, design and construction is completed.

With all Project Costs, 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.

The following is a list of public works and other tax incremental financing
eligible Project Costs that the City expects to make, or may need to make, in
conjunction with the implementation of the District’s Plan. The map found in
Section 7 of this Plan along with the Detailed List of Project Costs found in
Section 8 provide additional information as to the kind, number and location of
potential Project Costs.

Property, Right-of-Way and Easement Acquisition

Property Acquisition for Development

To promote and facilitate development 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 to make
the property suitable for development. 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 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

Tax Incremental District No. 11 Project Plan City of Whitewater
Prepared by Ehlers Page | 16



defined in Wis. Stat. § 66.1105(2)(f)1.c., and subject to recovery as an eligible
Project Cost.

Property Acquisition for Conservancy

To promote the objectives of this Plan, the City may acquire property within
the District that it will designate for conservancy. These conservancy objectives
include: preserving historic resources or sensitive natural features; protection
of scenic and historic views; maintaining habitat for wildlife; maintaining
adequate open space; reduction of erosion and sedimentation by preserving
existing vegetation; and providing adequate areas for management of
stormwater. The cost of property acquired for conservancy, and any costs
associated with the transaction, are eligible Project Costs.

A isition of Rights-of-
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 Wis. Stat. Chapter 32 and Wis. Admin. Code
ADM 92,

Site Preparation Activities

Envi bl Audit /R iati

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

Tax Incremental District No. 11 Project Plan City of Whitewater
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Demolition

To make sites suitable for development, 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, 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

To allow development 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; pumping stations; lift stations; wastewater treatment
facilities; 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 2 mile radius, is an
eligible project cost under Wis. Stat. & 66.1105(2)(f)1 k.

Water System Improvements

To allow development 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

Tax Incremental District No. 11 Project Plan City of Whitewater
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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 within the District will cause stormwater runoff. 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; bridges; stabilization of stream and
river banks; 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 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.

Electri rvi

To create sites suitable for development, 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

To create sites suitable for development, 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.

Tax Incremental District No. 11 Project Plan City of Whitewater
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Communications infrastructure

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

Streets and Streetscape

Street Improvements

To allow development to occur, the City may need to construct or reconstruct
streets, highways, alleys, access drives and parking areas. Eligible Project Costs
include, but are not limited 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
culverts, box culverts and bridges; rail crossings and signals; utility relocation,
to include burying overhead utility lines; street lighting; installation of traffic
control sighage and traffic signals; pavement marking; right-of-way restoration;
installation of retaining walls; and installation of fences, berms, and landscaping.

Streetscaping and Landscaping

To attract development 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.

Community Development
h Grants (Development Incentiv

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

Contribution to Community Development Authority

As provided for in Wis. Stat. § 66.1105(2)(f)1.h and Wis. Stat. § 66.1333(13), the
City may provide funds to its CDA to be used for administration, planning
operations, and capital costs within the District, including but not limited to real

Tax Incremental District No. 11 Project Plan City of Whitewater
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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. The Community
Development Authority (CDA) promotes economic development throughout
the community. The CDA offers financial assistance such as grants for
qualifying startups, industrial development loans for manufacturing businesses,
commercial enterprise loans for retail and service businesses, etc.

Revolving Loan/Grant Program (Development Incentives)

To encourage private development consistent with the objectives of this Plan,
the City, through its CDA, may provide loans or grants to eligible property
owners in the District. 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. These funds may be placed inte a revolving fund and
will continue to be used for the program purposes stated above within the
District. Any funds remaining at the time of District closure or received
following District closure shall be proportionally distributed to all taxing
jurisdictions based on the final allocations identified in the District’s final audit.
Any funds provided to the CDA for purposes of implementing this program are
considered eligible Project Costs.

Miscellaneous

Rail Spur

To allow for development, the City may incur costs for installation of a rail spur
or other railway improvements to serve development sites located within the
District.

P DT £ THET : District

Pursuant to Wis. Stat. § 66.1105(2)(f)1.n, the City may undertake projects within
territory located within one-half mile of the boundary of the District provided
that: 1) the project area is located within the City’s corporate boundaries; and
2) the projects are approved by the Joint Review Board. The cost of projects
completed outside the District pursuant to this section are eligible project
costs, and may include any project cost that would otherwise be eligible if
undertaken within the District. The City intends to make the following project
cost expenditures outside the District:

e Buff Road Repaving (Main to Howard): $230,000

Tax Incremental District No. 11 Project Plan City of Whitewater
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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 Ilimited 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 relating to 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.

Tax Incremental District No. 11 Project Plan City of Whitewater
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SECTION 7:
Map Showing Proposed Improvements and Uses

Map Found on Following Page.

Tax Incremental District No. 11 Project Plan City of Whitewater
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SECTION 8:
Detailed List of Estimated Project Costs

The list on the following page identifies the Project Costs that the City currently
expects to incur in implementing the District’s Plan. All projects identified and
related costs reflect the best estimates available as of the date of preparation
of this Plan. All costs are preliminary estimates and may increase or decrease.
Certain Project Costs listed may become unnecessary, and other Project Costs
not currently identified may need to be made. (Section 6 details the general
categories of eligible Project Costs). Changes in Project Cost totals or the types
of Project Costs to be incurred will not require that this Plan be amended unless
Total Project Costs exceed the estimates plus an annual 2% increase plus a 25%
contingency. This Plan is not meant to be a budget nor an appropriation of
funds for specific Project Costs, but a framework within which to manage
Project Costs.

Based on the initial incremental valuation projections for developments in the
near term, approximately $1.4 million of the total project costs can be
supported. The Plan includes other TID eligible costs if actual incremental
valuation exceeds these initial projections and additional costs to achieve the
objectives of the Plan can be funded by the District.

Tax Incremental District No. 11 Project Plan City of Whitewater
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City of Whitewater, WI

Tax Increment District No. 11

Estimated Project List

1/2 mile or D Tl
utilities Amou Amount

Project ID Project Name/Type Project year outside boundary

1 Water Main Looping 2022 No 90,000

2 Water Tower 2022 Utilities extension 215,250 1,730,000

3 Bluff Road improvements -Elkhorn to Main 2026 No 105,000

4 Property Acquisition 2029 No 250,000

5 Sanitary Sewer and Watermain Extension 2030 No 900,000

6 Multi Use Trail Expansion 2033 No 650,000

7 Sewer/Water/Street Infrastructure 2035 No 1,500,000

8 Bluff Road improvements -Main to Howard 2035 1/2 Mile 230,000

9 Sewer/Water/Street Infrastructure 2037 No 1,500,000

10 E. Main S, Improvements -Bluff around the bend 2037 No 45,000

11 Developer incentives TBD as needed No 1,883,325

12 CDA Contribution Throughout District No 730,000

13 Administrative Costs Throughout District No 62,500
Total Projects 8,161,075 1,730,000
Notes:

Note 1 Project costs are estimates and are subject to modification
Tax Incremental District No. 11 Project Plan City of Whitewater
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SECTION 9:

Economic Feasibility Study, Description of the
Methods of Financing Estimated Project Costs and
the Time When Related Costs or Monetary
Obligations are to be Incurred

This Section includes a forecast of the valuation increases expected within the
District, the associated tax increment collections, a summary of how Project
Costs would be financed, and a projected cash flow demonstrating that the
District is economically feasible.

Key Assumptions

The City projects that new land and improvements value of approximately
$3,215,000 million will result from developments in the near term and
anticipated development upon city owned lots. Estimated valuations and
timing for construction are included in Table 1. Assuming economic
appreciation of 1%, the District would generate $1,314,356 in incremental tax
revenue over the 20-year term of the District as shown in Table 2.

Based on the Project Cost expenditures as included within the cash flow exhibit
(Table 3), the District is projected to accumulate sufficient funds by the year
2042 to pay off Project cost liabilities and obligations. The projected closure is
based on the various assumptions noted in this Plan and will vary dependent
on actual Project Costs incurred and the actual amount of tax increments
collected.

Tax Incremental District No. 11 Project Plan City of Whitewater
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Table 1 - Development Assumptions

City of Whitewater, Wi
Tax Increment District No. 11
Development Assumptions

Construction Year Kwik Trip Dollar General Annual Total Construction Year

1 2021 2,600,000 615,000 3,215,000 2021 1

2 2022 0 2022 2

3 2023 0 2023 3

4 2024 0 2024 4

5 2025 0 2025 5

6 2026 0 2026 6

7 2027 0 2027 7

3 2028 0 2028 8

9 2029 0 2029 9
10 2030 0 2030 10
11 2031 0 2031 11
12 2032 0 2032 12
13 2033 0 2033 13
14 2034 0 2034 14
15 2035 0 2035 15
16 2036 0 2036 16
17 2037 0 2037 17
18 2038 0 2038 18
19 2039 0 2039 19
20 2040 0 2040 20

Totals 2,600,000 615,000 3,215,000
MNotes:

Tax Incremental District No. 11 Project Plan
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Table 2 - Tax Increment Projection Worksheet

City of Whitewater, Wi

Tax Increment District No. 11

Tax Increment Projection Worksheet - Walworth County

Type of District Base Value

District Creation Date Appreciation Factor

Valuation Date Base Tax Rate

Max Life (Years) Rate Adjustment Factor (3 years)

Expenditure Period/Termination
Revenue Periods/Final Year
Extension Eligi Iitw’Years‘ Tax Exempt Discount Rate
Eligible Recipient Dislliﬂ‘l‘ Taxable Discount Rate -
Tax Exempt
Construction Valuation Inflation Total NPV Taxable NPV
Year Value Added Year Increment Increment  Revenue Year  Tax Rate Tax Increment Calculation  Calculation
1 2021 3,215,000 2022 1] 3,215,000 2023 520.03 58,917 57,234
2 2022 0 2023 16,075 3,231,075 2024 £$19.82 115,830 111,989
3 2023 0 2024 16,155 3,247,230 2025 519.63 170,806 164,372
4 2024 0 2025 16,236 3,263,467 2026 519.43 223,910 214,486
5 2025 0 2026 16,317 3,279,784 2027 $19.43 275,727 262,913
5] 2026 i} 2027 16,399 3,296,183 2028 519.43 326,285 309,711
7 2027 1] 2028 16,481 3,312,664 2029 519.43 375,616 354,934
a 2028 o 2029 16,563 3,329,227 2030 519.43 423,750 398,634
9 2029 ] 2030 16,646 3,345,873 2031 $19.43 470,715 440,865
_19 2030 1] 2031 16,729 3,362,603 2032 516,541 481,6?3_
11 2031 0 2032 16,813 3,379,416 2033 561,254 521,10§
12 2032 0 2033 16,897 3,396,313 2034 604,882 559,217
13 2033 0 2034 16,982 3,413,294 2035 647,452 596,043
14 2034 0 2035 17,066 3,430,361 2036 688,987 631,630
15 2035 1] 2036 17,152 3,447,512 2037 729,515 666,019
16 2036 1] 2037 17,238 3,464,750 2038 769,059 699,250
17 2037 1] 2038 17,324 3,482,074 2039 807 644 731,364
18 2038 1] 2039 17,410 3,499 484 2040 845,201 762,396
19 2039 o 2040 17,497 3,516,982 2041 882,025 792,384
20 2040 0 2041 17,585 3,534,566 2042 917,868 821,363
Notes:
Actual resu vary dependin; nflatian of gverall &
mt estimated amount of funds that could be borrowed (including project cost capitalized interest and issuance costsh
Tax Incremental District No. 11 Project Plan City of Whitewater
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SECTION 10:
Annexed Property

A tax incremental district cannot include annexed territory unless at least three
years have elapsed since the annexation, or certain other requirements are met.
None of the property within the proposed District boundary was annexed
during the past three years.

Tax Incremental District No. 11 Project Plan City of Whitewater
Prepared by Ehlers Page | 31



SECTION 11:
Estimate of Property to Be Devoted to Retail

Business

Pursuant to Wis. Stat. § 66.1105(5)(b), the City estimates that less than 35% of
the territory within the District will be devoted to retail business at the end of
the District’s maximum expenditure period.

Tax Incremental District No. 11 Project Plan City of Whitewater
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SECTION 12:
Proposed Changes of Zoning Ordinances, Master
Plan, Map, Building Codes and City Ordinances

Zoning Ordinances

The proposed Plan is in general conformance with the City’s current zoning
ordinances. Individual properties may require rezoning at the time of
development.

Master (Comprehensive) Plan and Map

The proposed Plan is in general conformance with the City’s Comprehensive
Plan identifying the area as appropriate for commercial and residential
development.

Building Codes and Ordinances

Development within the District will be required to conform to State Building
Codes and will be subject to the City's permitting and inspection procedures.
The proposed Plan conforms to all relevant State and local ordinances, plans,
and codes. No changes to the existing regulations are proposed or needed.

Tax Incremental District No. 11 Project Plan City of Whitewater
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SECTION 13:
Statement of the Proposed Method for the
Relocation of any Persons to be Displaced

Should implementation of this Plan require relocation of individuals or business
operations, relocations will be handled in compliance with Wis. Stat. Chapter
32 and Wis. Admin. Code ADM 92.

Tax Incremental District No. 11 Project Plan City of Whitewater
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SECTION 14:
How Creation of the Tax Incremental District
Promotes the Orderly Development of the City

Creation of the District and the implementation of the projects in this Plan will
promote the orderly development of the City by creating opportunities for
commercial development, providing opportunities for more workforce housing,
and providing appropriate financial incentives for private development
projects. Through use of tax increment financing, the City can attract new
investment that results in increased tax base. Development will occur in an
orderly fashion in accordance with approved plans so that the development will
be compatible with adjacent land uses. Development of new uses in the District
will add to the tax base and will generate positive secondary impacts in the
community such as increased employment opportunities.

Tax Incremental District No. 11 Project Plan City of Whitewater
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SECTION 15:
List of Estimated Non-Project Costs

Non-project costs are public works projects which only partly benefit the
District. Costs incurred that do not benefit the District may not be paid with tax
increments. Examples of non-project costs are:

e 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.

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

e 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 Plan includes the following non-costs:

e Water tower $1,730,000

Tax Incremental District No. 11 Project Plan City of Whitewater
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SECTION 16:

Legal Opinion Advising Whether the Plan is
Complete and Complies with Wis. Stat. &
66.1105(4)(f)

Legal Opinion Found on Following Page.

Tax Incremental District No. 11 Project Plan City of Whitewater
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Harrison, Williams & McDonell, LLP

Attorneys at Law

Wallace K. McDonell 452 W. Main Street Jonathan K. McDonell
wkmiihmattys.com P.O. Box 59 mighmattys.com

Whitewater, W1 53190
(262) 473-7900; Fax: (262) 473-7906

July 23,2021

Cameron Clapper

City Manager of the City of Whitewater
312 W Whitewater Street

Whitewater, W1 53190

Re:  Project Plan for Tax Incremental District No. 11
Dear Cameron:

Wisconsin Statute 66.1105(4)(I) requires that a project plan for a tax incremental
financing district include an opinion provided by the city attorney advising as to whether the plan
is complete and complies with Wisconsin Statute 66.1105.

As city attorney for the City of Whitewater, | have been asked to review the above-
referenced project plan for compliance with the applicable statutory requirements. Based upon
my review, in my opinion, the Project Plan for the City of Whitewater Tax Incremental District
No. 11 is complete and complies with the provisions of the Wisconsin Statute 66.1105(4)(f).

Sincerely,
HARRISON, WILLIAMS & MCDONELL, LLP

re ke NED

Wallace K. McDonell
State Bar: 1008713

WKM:ser
"'1" | WSO TR
STUTERAA | ETPRT KD
T | SRS YO
Tax Incremental District No. 11 Project Plan City of Whitewater

Prepared by Ehlers Page | 38



SECTION 17:

Calculation of the Share of Projected Tax
Increments Estimated to be Paid by the Owners of
Property in the Overlying Taxing Jurisdictions

The following projection is provided to meet the requirements of Wis. Stat. &

66.1105(4)(i)4.

Estimated portion of taxes that owners of taxable property in each taxing jurisdiction

overlaying district would pay by jurisdiction.

Statement of Taxes Data Year:
Percentage
Walworth County 16.49%
Municipality 29.00%
School District 50.84%
Technical College 3.66%
Total
Walworth Technical
Revenue Year County Municipality  School District College Total Revenue Year
2023 10,619 18,673 32,733 2,355 64,381 2023
2024 10,565 18,579 32,568 2,343 64,055 2024
2025 10,512 18,485 32,403 2,332 63,732 2025
2026 10,459 18,392 32,240 2,320 63,410 2026
2027 10,511 18,484 32,401 2,331 63,727 2027
2028 10,564 18,576 32,563 2,343 64,046 2028
2029 10,617 18,669 32,726 2,355 64,366 2029
2030 10,670 18,762 32,888 2,367 64,688 2030
2031 10,723 18,856 33,054 2,378 65,011 2031
2032 10,777 18,851 33,219 2,390 65,336 2032
2033 10,830 15,045 33,385 2,402 65,663 2033
2034 10,885 19,140 33,552 2,414 65,991 2034
2035 10,929 19,236 33,720 2,426 66,321 2035
2036 10,994 19,332 33,888 2,438 66,653 2036
2037 11,049 19,429 34,058 2,451 66,986 2037
2038 11,104 19,526 34,228 2,463 67,321 2038
2039 11,159 19,624 34,309 2,475 67,658 2039
2040 11,215 19,722 34,571 2,488 67,996 2040
2041 11,271 19,821 34,744 2,500 68,336 2041
2042 11,328 19,920 34,918 2,513 68,678 2042
216,791 381,223 668,257 48,085 1,314,356
Notes:
The projection shown above is provided to meet the requirments of Wisconsin Statute 66.1105(4)(i)4.
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JOINT REVIEW BOARD
RESOLUTION APPROVING THE CREATION OF
TAX INCREMENTAL DISTRICT NO. 12,
CITY OF WHITEWATER

WHEREAS, the City of Whitewater (the “City”) seeks to create Tax Incremental District No. 12
(the “District”); and

WHEREAS, Wisconsin Statutes Section 66.1105 requires that a Joint Review Board (the “JRB”)
shall convene to review the proposal; and

WHEREAS, the JRB consists of one representative chosen by the School District; one
representative chosen by the Technical College District; and one representative chosen by the County,
all of whom have the power to levy taxes on property within the District; and one representative chosen
by the City and one public member; and

WHEREAS, the public member and JRB's chairperson were selected by a majority vote of the
other JRB members before the public hearing was held, under Wisconsin Statutes Sections 66.1105
(4)(a) and (e), and

WHEREAS, all JRB members were appointed and the first JRB meeting was held within 14 days
after the notice was published under Wisconsin Statutes Sections 66.1105 (4)(a) and (e); and

WHEREAS, the JRB has reviewed the public record, planning documents, the resolution adopted
by the CDA approving the boundaries of the District and adopting the Project Plan, and the resolution
passed by the Common Council approving the creation of the District under Wisconsin Statutes Section
66.1105 (4)(gm), and

WHEREAS, the JRB has considered whether, and concluded that, the District meets the
following criteria:

1. The development expected in the District would not occur without the use of tax increment
financing and the creation of a tax incremental district.

2. The economic benefits of the District, as measured by increased employment, business and
personal income and property value, are sufficient to compensate for the cost of the

improvements.

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

City of Whitewater of Wisconsin, TID No. 12 Joint Review Board Resolution Page 1 of 2



NOW, THEREFORE, BE IT RESOLVED that the JRB approves the creation of this District.

BE IT FURTHER RESOLVED that in the judgment of the JRB, the development described in the
Project Plan, the information provided by the City, and the public record and planning documents

relating to the District, would not occur without the creation of the District.

Passed and adopted this day of ,2021.

Resolution introduced and adoption moved by JRB member:

Motion for adoption seconded by JRB member:

On roll call motion passed by a vote of ayes to nays
ATTEST:
JRB Chairperson Signature Clerk Signature

City of Whitewater of Wisconsin, TID No. 12 Joint Review Board Resolution

Page 2 of 2



ECONOMIC DEVELOPMENT & REDEVELOPMENT

August 11, 2021

Project Plan
Tax Incremental District No. 12

City of Whitewater, Wisconsin

Organizational Joint Review Board Meeting Held: July 15, 2021

Public Hearing Held: July 15, 2021
Approved by CDA: July 15, 2021
Approved by Common Council: August 3, 2021
Consideration by the Joint Review Board: August 11, 2021

= EHLERS BUILDING COMMUNITIES. IT'S WHAT WE DO.
[~ info@ehlers-inc.com ‘\\\/ 1(800) 552-171 @E www.ehlers-inc.com

PUBLIC FINANCE ADVISORS
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SECTION 1:
Executive Summary

Description of District

Tax Incremental District (“TID”) No. 12 (“District”) is a proposed In Need of
Rehabilitation or Conservation District comprising approximately 15 acres. The
District will be created to pay the costs of public infrastructure and
development incentives as needed to promote commercial and residential
development.

CDA Involvement

The Community Development Authority will be responsible for economic
development programs and promoting the objectives for the District as
outlined in this Project Plan.

Authority

The City is creating the District under the provisions of Wis. Stat. § 66.1105. Wis.
Stat.§ 66.1337(2m)(a) defines rehabilitation or conservation work. The City has
determined that at least 50% of the District area satisfies the criteria for:
carrying out plans for a program of voluntary or compulsory repair and
rehabilitation of buildings or other improvements. Development incentives will
be used as needed to facilitate building rehabilitation and improve property
appearance, and infrastructure improvements will maintain the viability of the
area.

Estimated Total Project Cost Expenditures

The City anticipates making total expenditures of approximately $1.1 million
(“Project Costs”) to undertake the projects listed in this Project Plan (“Plan™).
Based on the initial incremental valuation projections for developments
occurring in the near term, approximately $620,000 of the total project costs
can be supported. The Plan includes other TID eligible costs if actual
incremental valuation exceeds these initial projections and additional costs to
achieve the objectives of the Plan can be funded by the District.

Incremental Valuation

The City projects that new land and improvements value of approximately $1.5
million will result from developments occurring in the near term. Creation of
this additional value will be made possible by the Project Costs made within the
District. A table detailing assumptions as to the development timing and
associated values is included in the Economic Feasibility Study located within
this Plan.

Tax Incremental District No. 12 Project Plan City of Whitewater
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Expected Termination of District

Based on the Economic Feasibility Study located within Section 9 of this Plan,
the City anticipates that the District will generate sufficient tax increment to
pay all Project Costs within 27 years.

Summary of Findings
As required by Wis. Stat. & 66.1105, and as documented in this 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 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
reaching this determination, the City has considered:

e The City needs to continue to improve amenities within the downtown
area to attract and retain businesses within this area. The City’s
Comprehensive Plan identifies a future opportunity to enhance
downtown as the social and commercial hub of the City.

e Public-private partnerships can improve the appearance and vitality of
the downtown business core, and the District can continue these
partnerships.

2. The economic benefits of the 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:

e The downtown core is an essential provider of goods and services, and
encourages households spending locally for goods and services from
retailers, restaurants and service companies.

3. The benefits of the proposal outweigh the anticipated tax increments to be
paid by the owners of property in the overlying taxing jurisdictions. As
required by Wis. Stat. & 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 prepared and can be found in this
Plan. However, because the Project would not occur without the use of tax
incremental financing, these tax increments would not be paid but for
creation of the District. Accordingly, the City finds that the benefits
expected to be realized as set forth in this Plan outweigh the value of the
tax increments to be invested in the Project.

4. Not less than 50% by area of the real property within the District is in need
of rehabilitation or conservation work as defined by Wis. Stat. &
66.1337(2m)(a).

Tax Incremental District No. 12 Project Plan City of Whitewater
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5. Based on the foregoing finding, the District is designated as a district in need
of rehabilitation or conservation.

6. The Project Costs relate directly to the rehabilitation or conservation of
property and improvements in the District, consistent with the purpose for
which the District is created.

7. Improvements to be made in the District are likely to significantly enhance

the value of substantially all of the other real property in the District.

8. The equalized value of taxable property in the District, plus the incremental
value of all existing tax incremental districts within the City does not
exceed 12% of the total equalized value of taxable property within the City.

9. The City estimates that 90% of the territory within the District will be

devoted to retail business at the end of the District’s maximum expenditure
period, pursuant to Wis. Stat. & 66.1105(5)(b).

10. That there are no parcels to be included within the District that were

annexed by the City within the preceding three-year period.

11. The Plan for the District is feasible and is in conformity with the Master Plan

of the City.

Tax Incremental District No. 12 Project Plan City of Whitewater
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SECTION 2:
Preliminary Map of Proposed District Boundary

Map Found on Following Page.
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SECTION 3:
Map Showing Existing Uses and Conditions

Map Found on Following Page.
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SECTION 4.
Preliminary Parcel List and Analysis

See list of following page.
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SECTION 5:
Equalized Value Test

The following calculations demonstrate that the City expects to be in
compliance with Wis. Stat. & 66.1105(4)(gm)4.c., which requires that the
equalized value of the taxable property in the proposed District does not
exceed 12% of the total equalized value of taxable property within the City.

The equalized base value of the proposed District totals $18,529,688. This value
is less than the maximum $88,896,288 in equalized value that is permitted for
the City.

City of Whitewater, WI

Tax Increment District No. 12

Valuation Test Compliance Calculation

District Creation Date 7/20/2021

Valuation Data
Currently Available

2020

Total EV (TID In) 740,802,400
12% Test 88,896,288
Increment of Existing TIDs

Total Existing Increment 0
Projected Base of New or Amended District 18,529,688
Less Value of Any Underlying TID Parcels 0
Total Value Subject to 12% Test 18,529,688

Tax Incremental District No. 12 Project Plan City of Whitewater
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SECTION 6:

Statement Listing the Kind, Number and Location
of All Proposed Public Works or Improvements
Within the District

Project Costs are any expenditure made, estimated to be made, or monetary
obligations incurred or estimated to be incurred as outlined in this Plan. 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 in connection with the implementation of
the Plan. If Project Costs incurred benefit territory 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, design and construction is completed.

With all Project Costs, 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.

The following is a list of public works and other tax incremental financing
eligible Project Costs that the City expects to make, or may need to make, in
conjunction with the implementation of the District’s Plan. The map found in
Section 7 of this Plan along with the Detailed List of Project Costs found in
Section 8 provide additional information as to the kind, number and location of
potential Project Costs.

Property, Right-of-Way and Easement Acquisition

Property Acquisition for Development

To promote and facilitate development 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 to make
the property suitable for development. 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 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

Tax Incremental District No. 12 Project Plan City of Whitewater
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defined in Wis. Stat. § 66.1105(2)(f)1.c., and subject to recovery as an eligible
Project Cost.

Property Acquisition for Conservancy

To promote the objectives of this Plan, the City may acquire property within
the District that it will designate for conservancy. These conservancy objectives
include: preserving historic resources or sensitive natural features; protection
of scenic and historic views; maintaining habitat for wildlife; maintaining
adequate open space; reduction of erosion and sedimentation by preserving
existing vegetation; and providing adequate areas for management of
stormwater. The cost of property acquired for conservancy, and any costs
associated with the transaction, are eligible Project Costs.

A isition of Rights-of-
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 Wis. Stat. Chapter 32 and Wis. Admin. Code
ADM 92,

Site Preparation Activities

Envi bl Audit /R iati

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

Tax Incremental District No. 12 Project Plan City of Whitewater
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Demolition

To make sites suitable for development, 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, 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

To allow development 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; pumping stations; lift stations; wastewater treatment
facilities; 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 2 mile radius, is an
eligible project cost under Wis. Stat. § 66.1105(2)(f)1 k.

Water System Improvements

To allow development 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

Tax Incremental District No. 12 Project Plan City of Whitewater
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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 within the District will cause stormwater runoff. 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; bridges; stabilization of stream and
river banks; 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 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.

Electri rvi

To create sites suitable for development, 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

To create sites suitable for development, 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.

Tax Incremental District No. 12 Project Plan City of Whitewater
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Communications infrastructure

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

Streets and Streetscape

Street Improvements

To allow development to occur, the City may need to construct or reconstruct
streets, highways, alleys, access drives and parking areas. Eligible Project Costs
include, but are not limited 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
culverts, box culverts and bridges; rail crossings and signals; utility relocation,
to include burying overhead utility lines; street lighting; installation of traffic
control sighage and traffic signals; pavement marking; right-of-way restoration;
installation of retaining walls; and installation of fences, berms, and landscaping.

Streetscaping and Landscaping

To attract development 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.

Community Development
h Grants (Development Incentiv

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

Contribution to Community Development Authority

As provided for in Wis. Stat. § 66.1105(2)(f)1.h and Wis. Stat. § 66.1333(13), the
City may provide funds to its CDA to be used for administration, planning
operations, and capital costs within the District, including but not limited to real

Tax Incremental District No. 12 Project Plan City of Whitewater
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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. The Community
Development Authority (CDA) promotes economic development throughout
the community. The CDA offers financial assistance such as grants for
qualifying startups, industrial development loans for manufacturing businesses,
commercial enterprise loans for retail and service businesses, etc.

Revolving Loan/Grant Program (Development Incentives)

To encourage private development consistent with the objectives of this Plan,
the City, through its CDA, may provide loans or grants to eligible property
owners in the District. 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. These funds may be placed intc a revolving fund and
will continue to be used for the program purposes stated above within the
District. Any funds remaining at the time of District closure or received
following District closure shall be proportionally distributed to all taxing
jurisdictions based on the final allocations identified in the District’s final audit.
Any funds provided to the CDA for purposes of implementing this program are
considered eligible Project Costs.

Miscellaneous

Rail Spur

To allow for development, the City may incur costs for installation of a rail spur
or other railway improvements to serve development sites located within the
District.

. T ———

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 Ilimited 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

Tax Incremental District No. 12 Project Plan City of Whitewater
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salaries. Costs allocated will bear a direct connection to the time spent by City
employees relating to 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.

Tax Incremental District No. 12 Project Plan City of Whitewater
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SECTION 7:
Map Showing Proposed Improvements and Uses

Map Found on Following Page.

Tax Incremental District No. 12 Project Plan City of Whitewater
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SECTION 8:
Detailed List of Estimated Project Costs

The list on the following page identifies the Project Costs that the City currently
expects to incur in implementing the District’s Plan. All projects identified and
related costs reflect the best estimates available as of the date of preparation
of this Plan. All costs are preliminary estimates and may increase or decrease.
Certain Project Costs listed may become unnecessary, and other Project Costs
not currently identified may need to be made. (Section 6 details the general
categories of eligible Project Costs). Changes in Project Cost totals or the types
of Project Costs to be incurred will not require that this Plan be amended unless
Total Project Costs exceed the estimates plus an annual 2% increase plus a 25%
contingency. This Plan is not meant to be a budget nor an appropriation of
funds for specific Project Costs, but a framework within which to manage
Project Costs.

Based on the initial incremental valuation projections for developments in the
near term, approximately $620,000 of the total project costs can be
supported. The Plan includes other TID eligible costs if actual incremental
valuation exceeds these initial projections and additional costs to achieve the
objectives of the Plan can be funded by the District.

Tax Incremental District No. 12 Project Plan City of Whitewater
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City of Whitewater, Wi

Tax Increment District No. 12

Estimated Project List

1/2 mile or
utilities
Project ID Project Name/Type Project year outside boundary
1 Downtown Dec Street Light-LED Conversion 2025 No 200,000
2 Fremont improvements -Whitewater to Main 2029 No 85,000
3 Main St improvements -Whitewater to 2nd 2030 No 80,000
4 Downtown Concrete Joint Repair 2036 No 225,000
5 Developer incentives TBD as needed No 283,800
6 CDA Contribution Throughout District No 105,000
7 Administrative Costs Throughout District No 80,000
Total Projects 1,058,800
Notes:
Note 1 Project costs are estimates and are subject to modification
Tax Incremental District No. 12 Project Plan City of Whitewater
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SECTION 9:

Economic Feasibility Study, Description of the
Methods of Financing Estimated Project Costs and
the Time When Related Costs or Monetary
Obligations are to be Incurred

This Section includes a forecast of the valuation increases expected within the
District, the associated tax increment collections, a summary of how Project
Costs would be financed, and a projected cash flow demonstrating that the
District is economically feasible.

Key Assumptions

The City projects that new land and improvements value of approximately $1.5
million will result from developments in the near term. Estimated valuations
and timing for construction are included in Table 1. Assuming economic
appreciation of 1%, the District would generate $816,025 in incremental tax
revenue over the 27-year term of the District as shown in Table 2.

Based on the Project Cost expenditures as included within the cash flow exhibit
(Table 3), the District is projected to accumulate sufficient funds by the year
2049 to pay off Project Cost liabilities and obligations. The projected closure is
based on the various assumptions noted in this Plan and will vary dependent
on actual Project Costs incurred and the actual amount of tax increments
collected.

Tax Incremental District No. 12 Project Plan City of Whitewater
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Table 1 - Development Assumptions

City of Whitewater, WI
Tax Increment District No. 12
Development Assumptions
Construction Year WEDC Project Annual Total Construction Year
1 2021 750,000 750,000 2021 1
2 2022 750,000 750,000 2022 2
3 2023 0 2023 3
4 2024 0 2024 4
5 2025 0 2025 5
6 2026 0 2026 6
7 2027 0 2027 7
8 2028 0 2028 8
9 2029 0 2029 9
10 2030 0 2030 10
11 2031 0 2031 11
12 2032 0 2032 12
13 2033 0 2033 13
14 2034 0 2034 14
15 2035 0 2035 15
16 2036 0 2036 16
17 2037 0 2037 17
18 2038 0 2038 18
19 2039 0 2039 19
20 2040 0 2040 20
21 2041 0 2041 21
22 2042 0 2042 22
23 2043 0 2043 23
24 2044 0 2044 24
25 2045 0 2045 25
26 2046 0 2046 26
27 2047 0 2047 27
Totals 1,500,000 1,500,000
Notes:

Tax Incremental District No. 12 Project Plan
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Table 2 - Tax Increment Projection Worksheet

City of Whitewater, WI

Tax Increment District No. 12

Tax Increment Projection Worksheet - Walworth County

Type of District Base Value

District Creation Date Appreciation Factor

Valuation Date Base Tax Rate

Max Life (Years) Rate Adjustment Factor (3 years)

Expenditure Period,/Termination
Revenue Periods/Final Year
Extension Eligihllityf\’ears‘ Tax Exempt Discount Rate
Eligible Recipient District Taxable Discount Rate
Tax Exempt
Caonstruction Valuation Inflation Total NPV Taxable NPV
Year Value Added Year Increment Increment  Revenue Year Tax Rate Tax Increment Calculation Caleulation
p 3 2021 750,000 2022 o 750,000 2023 520.03 13,744 13,352
2 2022 750,000 2023 3,750 1,503,750 2024 $19.82 40,232 38,835
3 2023 o 2024 7,519 1,511,269 2025 519.63 65,817 63,214
4 2024 o 2025 7,558 1518825 2026 $19.43 90,533 86,537
5 2025 o 2026 7,554 1,526,415 2027 519.43 114,648 108,075
6 2026 a 2027 7,632 1,534,051 2028 $19.43 138,178 130,855
7 2027 o 2028 7,670 1,541,722 2029 $19.43 161,137 151,902
8 2028 1] 2029 7,709 1,549,430 2030 $19.43 183,538 172,240
5 2029 o 2030 7,747 1,557,177 2031 519.43 205,356 151,894
10 2030 1] 2031 7,786 1,564,963 2032 519.43 226,723 210,887
11 2031 o 2032 7,825 1,572,788 2033 $19.43 247533 229,240
12 2032 0 2033 7,864 1,580,652 2034 519.43 267,838 246,976
13 2033 i} 2034 7,903 1,588,555 2035 519.43 287,650 264,115
14 2034 o 2035 7,943 1,596,498 2036 519.43 306,980 280,677
5 2085 9 2036 7,982 1604480 2037 519.43 325842 206681
16 2036 0 2037 8,022 1,612,503 2038 $19.43 344,246 312,148
17 2037 1] 2038 8,063 1,620,565 2039 $19.43 362,203 327,093
18 2038 a 2039 8,103 1,628,668 2040 $19.43 379,725 341,536
19 2039 o 2040 8,143 1,636,812 2041 519.43 396,821 355,492
20 2040 a 2041 8,184 1,644,996 2042 $19.43 413,502 368,979
il 2041 a 2042 8,225 1,653,221 2043 519.24 442,504 397,157
22 2042 0 2043 8,266 1,661,487 2044 519.04 458,536 409,994
23 2043 1] 2044 8,307 1,669,794 2045 518,85 474,022 422,276
24 2044 a 2045 8,340 1,678,143 2046 $18.66 488,982 434,025
25 2045 0 2046 8301 1686534 2047 51848 503432 445,266
26 2046 1] 2047 8,433 1,694,967 2048 518.29 517,391 456,019
27 2047 1] 2048 8,475 1,703,441 2049 $18.11 530,875 466,307
MNotes:
Aiztial rests will vary deseading an deuslopment, Inflation of cverall tak rates.
NPV calculations represent estimated amount of hinds thet could be borrowed (including project cost coph d interssl and issbance costs).
Tax Incremental District No. 12 Project Plan City of Whitewater
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SECTION 10:
Annexed Property

A tax incremental district cannot include annexed territory unless at least three
years have elapsed since the annexation, or certain other requirements are met.
None of the property within the proposed District boundary was annexed
during the past three years.

Tax Incremental District No. 12 Project Plan City of Whitewater
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SECTION 11:
Estimate of Property to Be Devoted to Retail
Business

Pursuant to Wis. Stat. § 66.1105(5)(b), the City estimates that 90% the territory
within the District will be devoted to retail business at the end of the District’s
maximum expenditure period.

Tax Incremental District No. 12 Project Plan City of Whitewater
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SECTION 12:
Proposed Changes of Zoning Ordinances, Master

Plan, Map, Building Codes and City Ordinances

Zoning Ordinances

The proposed Plan is in general conformance with the City’s current zoning
ordinances. Individual properties may require rezoning at the time of
development.

Master (Comprehensive) Plan and Map

The proposed Plan is in general conformance with the City’s Comprehensive
Plan identifying the area as appropriate for reinvestment to promote the
downtown area as a viable economic hub for the City.

Building Codes and Ordinances

Development within the District will be required to conform to State Building
Codes and will be subject to the City's permitting and inspection procedures.
The proposed Plan conforms to all relevant State and local ordinances, plans,
and codes. No changes to the existing regulations are proposed or needed.

Tax Incremental District No. 12 Project Plan City of Whitewater
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SECTION 13:
Statement of the Proposed Method for the
Relocation of any Persons to be Displaced

Should implementation of this Plan require relocation of individuals or business
operations, relocations will be handled in compliance with Wis. Stat. Chapter
32 and Wis. Admin. Code ADM 92.

Tax Incremental District No. 12 Project Plan City of Whitewater
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SECTION 14:
How Creation of the Tax Incremental District
Promotes the Orderly Development of the City

Creation of the District and the implementation of the projects in its Plan will
promote the orderly development of the City by rehabilitating property,
providing necessary public infrastructure improvements, and providing
appropriate financial incentives for private development projects. Through use
of tax increment financing, the City can attract new investment that results in
increased tax base. Development will occur in an orderly fashion in accordance
with approved plans so that the Projects will be compatible with adjacent land
uses.

Tax Incremental District No. 12 Project Plan City of Whitewater
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SECTION 15:
List of Estimated Non-Project Costs

Non-project costs are public works projects which only partly benefit the
District. Costs incurred that do not benefit the District may not be paid with tax
increments. Examples of non-project costs are:

e 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.

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

e 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.

No improvements to be made within the District will benefit property outside
the District. Furthermore, there will be no improvements made outside the
District that will only partially benefit the District.

Tax Incremental District No. 12 Project Plan City of Whitewater
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SECTION 16:

Legal Opinion Advising Whether the Plan is
Complete and Complies with Wis. Stat. &
66.1105(4)(f)

Legal Opinion Found on Following Page.

Tax Incremental District No. 12 Project Plan City of Whitewater
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Harrison, Williams & McDonell, LLP

Attorneys at Law

Wallace K. McDonell

whkmihmattys.com

452 W. Main Street
P.0O. Box 59

Jonathan K. McDonell
mighmattvs.com

Whitewater, WI 53190
(262) 473-7900; Fax: (262) 473-7906

Cameron Clapper

July 23, 2021

City Manager of the City of Whitewater

312 W Whitewater Street
Whitewater. WI 53190

Re: Project Plan for Tax Incremental District No. 12

Dear Cameron:

Wisconsin Statute 66.1105(4)(f) requires that a project plan for a tax incremental
financing district include an opinion provided by the city attorney advising as to whether the plan
is complete and complies with Wisconsin Statute 66.1105.

As city attorney for the City of Whitewater, | have been asked to review the above-
referenced project plan for compliance with the applicable statutory requirements. Based upon
my review, in my opinion, the Project Plan for the City of Whitewater Tax Incremental District
No. 12 is complete and complies with the provisions of the Wisconsin Statute 66.1105(4)(f).

WKM:ser

Sincerely,

HARRISON, WILLIAMS & MCDONELL, LLP

&/al e If_- ML'(DO’”,’

Wallace K. McDonell
State Bar: 1008713

Tax Incremental District No. 12 Project Plan
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SECTION 17:

Calculation of the Share of Projected Tax

Increments Estimated to be Paid by the Owners of
Property in the Overlying Taxing Jurisdictions

The following projection is provided to meet the requirements of Wis. Stat. &

66.1105(4)(i)4.

Estimated portion of taxes that owners of taxable property in each taxing jurisdiction

overlaying district would pay by jurisdiction.

Statement of Taxes Data Year:
Percentage
‘Walworth County 16.49%
Municipality 29.00%
Schoaol District 50.84%
Technical College 3.66%
0.00%
0.00%
Total
Walworth Technical
Revenue Year County Municipality  School District College Total Revenue Year
2023 2,477 4,356 7,636 549 15,019 2023
2024 4,917 8,647 15,157 1,091 29,812 2024
2025 4,892 8,603 15,081 1,085 29,661 2025
2026 4,868 8,560 15,004 1,080 29,511 2026
2027 4,892 8,602 15,079 1,085 29,659 2027
2028 4,916 8,645 15,155 1,000 29,807 2028
2029 4,941 8,689 15,231 1,096 29,956 2029
2030 4966 8,732 15,307 1,101 30,106 2030
2031 4,991 8776 15,383 1,107 30,256 2031
2032 5,015 8,820 15,460 1,112 30,408 2032
2033 5,041 8,864 15,537 1,118 30,560 2033
2034 5,066 8,908 15,615 1,124 30,713 2034
2035 5,091 8,953 15,693 1,129 30,866 2035
2036 5117 8,997 15,772 1135 31,020 2036
2037 5,142 9,042 15,851 1,141 31,176 2037
2038 5,168 9,088 15,930 1,146 31,331 2038
2039 5194 9,133 16,009 1,152 31,488 2039
2040 5,220 9,179 16,080 1,158 31,646 2040
2041 5,246 9,225 16,170 1,164 31,804 2041
2042 5,272 9,271 16,251 1,168 31,963 2042
2043 5,245 9,224 16,169 1,163 31,8Mm 2043
2044 5,219 9177 16,087 1,158 31,641 2044
2045 5192 9,131 16,006 1,152 31,481 2045
2046 5,166 9,085 15,925 1,146 31,322 2046
2047 5,140 9,039 15,845 1,140 31,164 2047
2048 5114 8,993 15,765 1,134 31,006 2048
2049 5,088 8,948 15,685 1,129 30,850 2049
134,596 236,685 414,891 29,854 816,025
Notes:
The projection shown above is provided to meet the requirments of Wisconsin Statute 66.1105(4)(i}4.
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JOINT REVIEW BOARD
RESOLUTION APPROVING THE CREATION OF
TAX INCREMENTAL DISTRICT NO. 13,
CITY OF WHITEWATER

WHEREAS, the City of Whitewater (the “City”) seeks to create Tax Incremental District No. 13
(the “District”); and

WHEREAS, Wisconsin Statutes Section 66.1105 requires that a Joint Review Board (the “JRB”)
shall convene to review the proposal; and

WHEREAS, the JRB consists of one representative chosen by the School District; one
representative chosen by the Technical College District; and one representative chosen by the County,
all of whom have the power to levy taxes on property within the District; and one representative chosen
by the City and one public member; and

WHEREAS, the public member and JRB's chairperson were selected by a majority vote of the
other JRB members before the public hearing was held, under Wisconsin Statutes Sections 66.1105
(4)(a) and (e), and

WHEREAS, all JRB members were appointed and the first JRB meeting was held within 14 days
after the notice was published under Wisconsin Statutes Sections 66.1105 (4)(a) and (e); and

WHEREAS, the JRB has reviewed the public record, planning documents, the resolution adopted
by the CDA approving the boundaries of the District and adopting the Project Plan, and the resolution
passed by the Common Council approving the creation of the District under Wisconsin Statutes Section
66.1105 (4)(gm), and

WHEREAS, project costs benefitting the District are to be made outside of, but within a one-half
mile radius of the District, pursuant to Wisconsin Statutes Section 66.1105(2)(f)1.n, as identified in the
project plan; and

WHEREAS, the JRB has considered whether, and concluded that, the District meets the
following criteria:

1. The development expected in the District would not occur without the use of tax increment
financing and the creation of a tax incremental district.

2. The economic benefits of the District, as measured by increased employment, business and
personal income and property value, are sufficient to compensate for the cost of the

improvements.

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

City of Whitewater of Wisconsin, TID No. 13 Joint Review Board Resolution Page 1 of 2



NOW, THEREFORE, BE IT RESOLVED that the JRB approves the creation of this District.

BE IT FURTHER RESOLVED that in the judgment of the JRB, the development described in the
Project Plan, the information provided by the City, and the public record and planning documents

relating to the District, would not occur without the creation of the District.

Passed and adopted this day of ,2021.

Resolution introduced and adoption moved by JRB member:

Motion for adoption seconded by JRB member:

On roll call motion passed by a vote of ayes to nays
ATTEST:
JRB Chairperson Signature Clerk Signature

City of Whitewater of Wisconsin, TID No. 13 Joint Review Board Resolution

Page 2 of 2



ECONOMIC DEVELOPMENT & REDEVELOPMENT

August 11, 2021

Project Plan
Tax Incremental District No. 13

City of Whitewater, Wisconsin

Organizational Joint Review Board Meeting Held: July 15, 2021

Public Hearing Held: July 15, 2021
Approval by CDA: July 15, 2021
Approval by Common Council: August 3, 2021
Consideration by the Joint Review Board: August 11, 2021

PUBLIC FINANCE ADVISORS
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SECTION 1:
Executive Summary

Description of District

Tax Incremental District (“TID”) No. 13 (“District”) is a proposed Mixed-Use
District comprising approximately 450 acres. The District will be created to
pay the costs of public infrastructure and development incentives as needed to
promote industrial, commercial, and residential development.

Authority
The City is creating the District under the provisions of Wis. Stat. & 66.1105.

CDA Involvement

The Community Development Authority will be responsible for economic
development programs and promoting the objectives for the District as
outlined in this Project Plan.

Estimated Total Project Cost Expenditures

The City anticipates making total expenditures of approximately $11.2 million
(“Project Costs”) to undertake the projects listed in this Project Plan (“Plan”).
Based on the initial incremental valuation projections for developments
occurring in the near term, approximately $1.0 million of the total project costs
can be supported. The Plan includes other TID eligible costs if actual
incremental valuation exceeds these initial projections and additional costs to
achieve the objectives of the Plan can be funded by the District.

Incremental Valuation

The City projects that new land and improvements value of approximately $2.6
million will result from developments occurring in the near term. Creation of
this additional value will be made possible by the Project Costs made within the
District. A table detailing assumptions as to the development timing and
associated values is included in the Economic Feasibility Study located within
this Plan.

Expected Termination of District
Based on the Economic Feasibility Study located within Section 9 of this Plan,
the City anticipates that the District will generate sufficient tax increment to
pay Project Costs within 20 years.

Summary of Findings
As required by Wis. Stat. § 66.1105, and as documented in this Plan and the
exhibits contained and referenced herein, the following findings are made:

Tax Incremental District No. 13 Project Plan City of Whitewater
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That “but for” the creation of this District, the development projected to
occur as detailed in this 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
reaching this determination, the City has considered:

The investment needed to provide the public infrastructure necessary to
allow for development within the District. Absent the use of tax incremental
financing, the City is unable to fully fund this program of infrastructure
improvements.

. The economic benefits of the 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:

Increased business development within the District will lead to the purchase
of more goods and services from local suppliers, and induced effects of
employee households spending locally for goods and services from retailers,
restaurants and service companies.

. The benefits of the proposal outweigh the anticipated tax increments to be
paid by the owners of property in the overlying taxing jurisdictions. As
required by Wis. Stat. & 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 prepared and can be found in this
Plan. However, because the Project would not occur without the use of tax
incremental financing, these tax increments would not be paid but for
creation of the District. Accordingly, the City finds that the benefits
expected to be realized as set forth in this Plan outweigh the value of the
tax increments to be invested in the Project.

. Not less than 50% by area of the real property within the District is suitable
for mixed use development as defined by Wis. Stat. & 66.1105(2)(cm). ).
Lands proposed for newly-platted residential development comprise no
more than 35% of the real property area within the District. Costs related to
newly-platted residential development may be incurred based on the
anticipated development having a density of at least three (3) units per acre
as defined in Wis. Stat. & 66.1105(2)(f)3.a.

. Based on the foregoing finding, the District is designhated as a mixed-use
district.

. The Project Costs relate directly to promoting mixed use development in
the District, consistent with the purpose for which the District is created.

Tax Incremental District No. 13 Project Plan City of Whitewater
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7. Improvements to be made in the District are likely to significantly enhance
the value of substantially all of the other real property in the District.

8. The equalized value of taxable property in the District does not exceed 12%
of the total equalized value of taxable property within the City.

9. The City estimates that less than 35% of the territory within the District will
be devoted to retail business at the end of the District’'s maximum
expenditure period, pursuant to Wis. Stat. & 66.1105(5)(b).

10. That there are no parcels to be included within the District that were
annexed by the City within the preceding three-year period.

1. The Plan for the District is feasible and is in conformity with the Master Plan
of the City.

Tax Incremental District No. 13 Project Plan City of Whitewater
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SECTION 2:
Preliminary Map of Proposed District Boundary

Map Found on Following Page.

To the extent District boundaries include wetlands identified on a map
prepared under Wis. Stat. § 23.32, the wetlands are excluded from the District.

Tax Incremental District No. 13 Project Plan City of Whitewater
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SECTION 3:
Map Showing Existing Uses and Conditions

Map Found on Following Page.

Tax Incremental District No. 13 Project Plan City of Whitewater
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SECTION 4:
Preliminary Parcel List and Analysis

See list found on following page.
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SECTION 5:
Equalized Value Test

The following calculations demonstrate that the City expects to be in
compliance with Wis. Stat. & 66.1105(4)(gm)4.c., which requires that the
equalized value of the taxable property in the proposed District does not
exceed 12% of the total equalized value of taxable property within the City.

The estimated equalized value base value of the proposed District totals
$7,668,542 This value is less than the maximum of $88,896,288 in equalized

value that is permitted for the City.

City of Whitewater, WI

Tax Increment District No. 13

Valuation Test Compliance Calculation

District Creation Date

Total EV (TID In)

12% Test

Increment of Existing TIDs

Total Existing Increment

Projected Base of New or Amended District

Less Value of Any Underlying TID Parcels

Total Value Subject to 12% Test

Compliance

8/3/2021

Valuation Data
Currently Available
2020

88,896,288

7,668,542

0

7,668,542

Tax Incremental District No. 13 Project Plan
Prepared by Ehlers

City of Whitewater
Page | 13



SECTION 6:

Statement Listing the Kind, Number and Location
of All Proposed Public Works or Improvements
Within the District

Project Costs are any expenditure made, estimated to be made, or monetary
obligations incurred or estimated to be incurred as outlined in this Plan. 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 in connection with the implementation of
the Plan. If Project Costs incurred benefit territory 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, design and construction is completed.

With all Project Costs, 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.

The following is a list of public works and other tax incremental financing
eligible Project Costs that the City expects to make, or may need to make, in
conjunction with the implementation of the District’s Plan. The map found in
Section 7 of this Plan along with the Detailed List of Project Costs found in
Section 8 provide additional information as to the kind, number and location of
potential Project Costs.

Property, Right-of-Way and Easement Acquisition

Property Acquisition for Development

To promote and facilitate development 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 to make
the property suitable for development. 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 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

Tax Incremental District No. 13 Project Plan City of Whitewater
Prepared by Ehlers Page | 14



defined in Wis. Stat. § 66.1105(2)(f)1.c., and subject to recovery as an eligible
Project Cost.

Property Acquisition for Conservancy

To promote the objectives of this Plan, the City may acquire property within
the District that it will designate for conservancy. These conservancy objectives
include: preserving historic resources or sensitive natural features; protection
of scenic and historic views; maintaining habitat for wildlife; maintaining
adequate open space; reduction of erosion and sedimentation by preserving
existing vegetation; and providing adequate areas for management of
stormwater. The cost of property acquired for conservancy, and any costs
associated with the transaction, are eligible Project Costs.

A isition of Rights-of-
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 Wis. Stat. Chapter 32 and Wis. Admin. Code
ADM 92,

Site Preparation Activities

Envi bl Audit /R iati

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

Tax Incremental District No. 13 Project Plan City of Whitewater
Prepared by Ehlers Page | 15



Demolition

To make sites suitable for development, 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, 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

To allow development 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; pumping stations; lift stations; wastewater treatment
facilities; 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 2 mile radius, is an
eligible project cost under Wis. Stat. § 66.1105(2)(f)1 k.

Water System Improvements

To allow development 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

Tax Incremental District No. 13 Project Plan City of Whitewater
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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 within the District will cause stormwater runoff. 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; bridges; stabilization of stream and
river banks; 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 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.

Electri rvi

To create sites suitable for development, 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

To create sites suitable for development, 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.

Tax Incremental District No. 13 Project Plan City of Whitewater
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Communications infrastructure

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

Streets and Streetscape

Street Improvements

To allow development to occur, the City may need to construct or reconstruct
streets, highways, alleys, access drives and parking areas. Eligible Project Costs
include, but are not limited 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
culverts, box culverts and bridges; rail crossings and signals; utility relocation,
to include burying overhead utility lines; street lighting; installation of traffic
control sighage and traffic signals; pavement marking; right-of-way restoration;
installation of retaining walls; and installation of fences, berms, and landscaping.

Streetscaping and Landscaping

To attract development 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.

Community Development
h Grants (Development Incentiv

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

Contribution to Community Development Authority

As provided for in Wis. Stat. § 66.1105(2)(f)1.h and Wis. Stat. § 66.1333(13), the
City may provide funds to its CDA to be used for administration, planning
operations, and capital costs within the District, including but not limited to real

Tax Incremental District No. 13 Project Plan City of Whitewater
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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. The Community
Development Authority (CDA) promotes economic development throughout
the community. The CDA offers financial assistance such as grants for
qualifying startups, industrial development loans for manufacturing businesses,
commercial enterprise loans for retail and service businesses, etc.

Revolving Loan/Grant Program (Development Incentives)

To encourage private development consistent with the objectives of this Plan,
the City, through its CDA, may provide loans or grants to eligible property
owners in the District. 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. These funds may be placed inte a revolving fund and
will continue to be used for the program purposes stated above within the
District. Any funds remaining at the time of District closure or received
following District closure shall be proportionally distributed to all taxing
jurisdictions based on the final allocations identified in the District’s final audit.
Any funds provided to the CDA for purposes of implementing this program are
considered eligible Project Costs.

Miscellaneous

Rail Spur

To allow for development, the City may incur costs for installation of a rail spur
or other railway improvements to serve development sites located within the
District.

P DT £ THET : District

Pursuant to Wis. Stat. & 66.1105(2)(f)1.n, the City may undertake projects within
territory located within one-half mile of the boundary of the District provided
that: 1) the project area is located within the City’s corporate boundaries; and
2) the projects are approved by the Joint Review Board. The cost of projects
completed outside the District pursuant to this section are eligible project
costs, and may include any project cost that would otherwise be eligible if
undertaken within the District. The City intends to make the following project
cost expenditures outside the District:

e Walworth repaving (Janesville to Elizabeth) $88,400
e Janesville Reconstruction (Walworth to Railroad) $205,000

Tax Incremental District No. 13 Project Plan City of Whitewater
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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 Ilimited 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 relating to 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.

Tax Incremental District No. 13 Project Plan City of Whitewater
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SECTION 7:
Map Showing Proposed Improvements and Uses

Map Found on Following Page.

Tax Incremental District No. 13 Project Plan City of Whitewater
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SECTION 8:
Detailed List of Estimated Project Costs

The list on the following page identifies the Project Costs that the City currently
expects to incur in implementing the District’s Plan. All projects identified and
related costs reflect the best estimates available as of the date of preparation
of this Plan. All costs are preliminary estimates and may increase or decrease.
Certain Project Costs listed may become unnecessary, and other Project Costs
not currently identified may need to be made. (Section 6 details the general
categories of eligible Project Costs). Changes in Project Cost totals or the types
of Project Costs to be incurred will not require that this Plan be amended unless
Total Project Costs exceed the estimates plus an annual 2% increase plus a 25%
contingency. This Plan is not meant to be a budget nor an appropriation of
funds for specific Project Costs, but a framework within which to manage
Project Costs.

Based on the initial incremental valuation projections for developments in the
near term approximately $1.0 million of the total project costs can be
supported. The Plan includes other TID eligible costs if actual incremental
valuation exceeds these initial projections and additional costs to achieve the
objectives of the Plan can be funded by the District.

Tax Incremental District No. 13 Project Plan City of Whitewater
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City of Whitewater, WI

Tax Increment District No. 13

Estimated Project List

1/2 mile or
utilities
Project ID Project Name/Type Project year outside boundary
1 ‘Water Tower 2022 No 648,750 1,730,000
2 ‘Water main Looping - Well 9 to RR Tracks 2023 No 520,000
3 Hwy 59 improvements - West Leg, East Leg, Up to RR 2024 No 290,000
4 Walworth improvements - Buckingham west 2025 No 295,000
5 Stormwater Management Pond 2026 No 315,000
6 Sewer/Water/Street Infrastructure South of HWY 12 2027 No 950,000
7 ‘Walworth improvements - Janesville to Elizabeth 2027 1/2 mile 88,400 176,600
8 Janesville improvements - Walworth to RR 2028 1/2 mile 205,000 205,000
9 Sewer/Water/Street Infrastructure 2030 No 1,750,000
10 Indian Mound improvements 2032 No 330,000
11 Sewer/Water/Street Infrastructure South of HWY 12 2035 No 2,500,000
12 Walworth improvements - Elizabeth to Buckingham 2036 No 51,700
13 Developer incentives TBD as needed 2,586,405
14 CDA Contribution Throughout district 615,000
15 Administrative costs Throughout district 62,500
Total Projects 11,207,755 2,111,600
Notes:
Note 1 Project costs are estimates and are subject to modification
Tax Incremental District No. 13 Project Plan City of Whitewater
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SECTION 9:

Economic Feasibility Study, Description of the
Methods of Financing Estimated Project Costs and
the Time When Related Costs or Monetary
Obligations are to be Incurred

This Section includes a forecast of the valuation increases expected within the
District, the associated tax increment collections, a summary of how Project
Costs would be financed, and a projected cash flow demonstrating that the
District is economically feasible.

Key Assumptions

The City projects that new land and improvements value of approximately $12.6
million will result from developments in the near term. Estimated valuations
and timing for construction are included in Table 1. Assuming economic
appreciation of 1%, the District would generate $1,062,932 in incremental tax
revenue over the 20-year term of the District as shown in Table 2.

Based on the Project Cost expenditures as included within the cash flow exhibit
(Table 3), the District is projected to accumulate sufficient funds by the year
2042 to pay off Project Cost liabilities and obligations. The projected closure is
based on the various assumptions noted in this Plan and will vary dependent
on actual Project Costs incurred and the actual amount of tax increments
collected.

Tax Incremental District No. 13 Project Plan City of Whitewater
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Table 1 - Development Assumptions

City of Whitewater, WI
Tax Increment District No. 13
Development Assumptions
Construction Year Kwik Trip Annual Total Construction Year
1 2021 2,600,000 2,600,000 2021 1
2 2022 0 2022 2
3 2023 0 2023 3
4 2024 0 2024 4
5 2025 0 2025 5
3] 2026 0 2026 5]
7 2027 0 2027 7
8 2028 0 2028 8
9 2029 0 2029 9
10 2030 0 2030 10
11 2031 0 2031 11
12 2032 0 2032 12
13 2033 0 2033 13
14 2034 0 2034 14
15 2035 0 2035 15
16 2036 0 2036 16
17 2037 0 2037 17
18 2038 0 2038 18
19 2039 0 2039 19
20 2040 0 2040 20
Totals 2,600,000 2,600,000
Motes:

Tax Incremental District No. 13 Project Plan
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Table 2 - Tax Increment Projection Worksheet

City of Whitewater, WI

Tax Increment District No. 13

Tax Increment Projection Worksheet - Walworth County

Type of District Base Value

District Creation Date Appreciation Factor

Valuation Date Base Tax Rate

Max Life (Years) Rate Adjustment Factor (3 years)

Expenditure Period/Termination
Revenue Periods/Final Year
Extension EIigibiEit\r,r"(ear; Tax Exempt Discount Rate
Eligible Recipient District. Taxable Discount Rate
Tax Exempt
Construction Valuation Inflation Total MNPV Taxable NPV
Year Value Added Year Increment Increment  Revenue Year  Tax Rate Tax Increment Calculation  Calculation
1 2021 2,600,000 2022 0 2,600,000 2023 $20.03 47,647 45,286
2 2022 o 2023 13,000 2,613,000 2024 519.82 93,673 00,566
3 2023 o 2024 13,065 2,626,065 2025 519.63 138,132 132,929
4 2024 o 2025 13,130 2,639,195 2026 519.43 181,078 173,457
5 2025 1] 2026 13,196 2,652,391 2027 $19.43 222983 212,620
[ 2026 o 2027 13,262 2,665,653 2028 $19.43 263,870 250,466
7 2027 o 2028 13,328 2,678,982 2029 519.43 303,764 287,038
8 2028 0 2029 13,395 2,602,376 2030 519.43 342,690 322,379
9 2029 0 2030 13,462 2,705,838 2031 $15.43 380,672 356,531
10 2030 1] 2031 13,529 2,719 368 2032 519.43 417,732 389,534
11 2031 V] 2032 13,597 2,732,964 2033 519.43 453,892 421,426
12 2032 o 2033 13,665 2,746,629 2034 519.43 489,174 452,244
13 2033 o 2034 13,733 2,760,362 2035 519.43 523,600 482,026
14 2034 o 2035 13,802 2,774,164 2036 519.43 557,191 510,805
15 2035 o 2036 13,871 2,788,035 2037 519.43 585,966 538,615
16 2036 o 2037 13,940 2,801,975 2038 519.43 621,945 565,490
17 2037 o 2038 14,010 2,815,985 2039 519.43 653,149 591,460
18 2038 1] 2039 14,080 2,830,065 2040 519.43 683,595 616,557
19 2039 o 2040 14,150 2,844,215 2041 519.43 713,302 640,808
20 2040 0 2041 14,221 2,858,436 2042 519.43 742,288 664,244
Notes:
Actuel resuits will vary depending or development, inflation of overall tax rates
NFY celcuiations represent estimated amount of funds that could be borrowed (including project cost, capitalized interest and issusnce casts)
Tax Incremental District No. 13 Project Plan City of Whitewater
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SECTION 10:
Annexed Property

A tax incremental district cannot include annexed territory unless at least three
years have elapsed since the annexation, or certain other requirements are met.
None of the property within the proposed District boundary was annexed
during the past three years.

Tax Incremental District No. 13 Project Plan City of Whitewater
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SECTION 11:
Estimate of Property to Be Devoted to Retail
Business

Pursuant to Wis. Stat. & 66.1105(5)(b), the City estimates less than 35% of the
territory within the District will be devoted to retail business at the end of the
District’s maximum expenditure period.

Tax Incremental District No. 13 Project Plan City of Whitewater
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SECTION 12:
Proposed Changes of Zoning Ordinances, Master
Plan, Map, Building Codes and City Ordinances

Zoning Ordinances

The proposed Plan is in general conformance with the City’s current zoning
ordinances. Individual properties may require rezoning at the time of
development.

Master (Comprehensive) Plan and Map

The proposed Plan is in general conformance with the City’s Comprehensive
Plan identifying the area as appropriate for commercial, industrial, and
residential development.

Building Codes and Ordinances

Development within the District will be required to conform to State Building
Codes and will be subject to the City's permitting and inspection procedures.
The proposed Plan conforms to all relevant State and local ordinances, plans,
and codes. No changes to the existing regulations are proposed or needed.

Tax Incremental District No. 13 Project Plan City of Whitewater
Prepared by Ehlers Page | 31



SECTION 13:
Statement of the Proposed Method for the
Relocation of any Persons to be Displaced

Should implementation of this Plan require relocation of individuals or business
operations, relocations will be handled in compliance with Wis. Stat. Chapter
32 and Wis. Admin. Code ADM 92.

Tax Incremental District No. 13 Project Plan City of Whitewater
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SECTION 14:
How Creation of the Tax Incremental District
Promotes the Orderly Development of the City

Creation of the District and the implementation of the projects in this Plan will
promote the orderly development of the City by creating new industrial sites,
creating opportunities for commercial development, providing opportunities
for more workforce housing, and providing appropriate financial incentives for
private development projects. Through use of tax increment financing, the City
can attract new investment that results in increased tax base. Development will
occur in an orderly fashion in accordance with approved plans so that the
development will be compatible with adjacent land uses. Development of new
uses in the District will add to the tax base and will generate positive secondary
impacts in the community such as increased employment opportunities.

Tax Incremental District No. 13 Project Plan City of Whitewater
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SECTION 15:
List of Estimated Non-Project Costs

Non-project costs are public works projects which only partly benefit the
District. Costs incurred that do not benefit the District may not be paid with tax
increments. Examples of non-project costs are:

e 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.

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

e 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 Plan includes the following non-costs:

e Water Tower $1,730,000
e Walworth repaving (Janesville to Elizabeth) $176,600
e Janesville Reconstruction (Walworth to Railroad) $205,000

Tax Incremental District No. 13 Project Plan City of Whitewater
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SECTION 16:

Legal Opinion Advising Whether the Plan is
Complete and Complies with Wis. Stat. &
66.1105(4)(f)

Legal Opinion Found on Following Page.

Tax Incremental District No. 13 Project Plan City of Whitewater
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Harrison, Williams & McDonell, LLP

Attorneys at Law

Wallace K. McDonell 452 W. Main Street Jonathan K. McDonell
wkmihmativs.com P.O. Box 59 imi@hmattys.com
Whitewater, WI 53190
(262) 473-7900; Fax: (262) 473-7906

Tuly 23,2021

Cameron Clapper

City Manager of the City of Whitewater
312 W Whitewater Street

Whitewater, W1 53190

Re:  Project Plan for Tax Incremental District No. 13
Dear Cameron:

Wisconsin Statute 66.1105(4)(f) requires that a project plan for a tax incremental
financing district include an opinion provided by the city attorney advising as to whether the plan
is complete and complies with Wisconsin Statute 66.1105.

As city attorney for the City of Whitewater, | have been asked to review the above-
referenced project plan for compliance with the applicable statutory requirements. Based upon
my review. in my opinion, the Project Plan for the City of Whitewater Tax Incremental District
No. 13 is complete and complies with the provisions of the Wisconsin Statute 66.1105(4)(f).

Sincerely.
HARRISON, WILLIAMS & MCDONELL, LLP

MM I Mﬁgm

Wallace K. McDonell
State Bar: 1008713

WKM:ser
-.ﬂ." | WO LINTRS.
STITE Bk O | EXPERT KDYTSERS.
LT | SR 1O
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SECTION 17:

Calculation of the Share of Projected Tax
Increments Estimated to be Paid by the Owners of
Property in the Overlying Taxing Jurisdictions

The following projection is provided to meet the requirements of Wis. Stat. &
66.1105(4)()H4.

Tax Incremental District No. 13 Project Plan City of Whitewater
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Estimated portion of taxes that owners of taxable property in each taxing jurisdiction

overlaying district would pay by jurisdiction.

Statement of Taxes Data Year: ]
Percentage
Walworth County 16.43%
Municipality 29.00%
Schoaol District 50.84%
Technical College 3.66%
Total
Walworth Technical
Revenue Year County Municipality  Schocl District College Total Revenue Year
2023 8,588 15,101 26,471 1,905 52,065 2023
2024 8,544 15,025 26,338 1,895 51,802 2024
2025 8,501 14,949 26,205 1,886 51,541 2025
2026 8,458 14,874 26,072 1,876 51,280 2026
2027 8,500 14,948 26,203 1,885 51,537 2027
2028 8,543 15,023 26,334 1,895 51,794 2028
2029 8,586 15,098 26,465 1,904 52,053 2029
2030 8,629 15,173 26,598 1,914 52,314 2030
2031 8,672 15,249 26,731 1,923 52,575 2031
2032 8,715 15,325 26,864 1,933 52,838 2032
2033 8,759 15,402 26,999 1,943 53,102 2033
2034 3,803 15,479 27,134 1,952 53,368 2034
2035 8,847 15,556 27,269 1,962 53,635 2035
2036 8,891 15,634 27,406 1,972 53,903 2036
2037 8,935 15,712 27,543 1,982 54,172 2037
2038 8,980 15,791 27,681 1,992 54,443 2038
2039 9,025 15,870 27,819 2,002 54,715 2039
2040 9,070 15,949 27,958 2,012 54,080 2040
2041 9,115 16,029 28,008 2,022 55,264 2041
2042 9,161 16,100 28,238 2,032 55,540 2042
175,320 308,299 540,426 38,887 1,062,932
Notes:
The projection shown above is provided to meet the requirments of Wisconsin Statute 66.1105{4)(i)4.
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JOINT REVIEW BOARD
RESOLUTION APPROVING THE CREATION OF
TAX INCREMENTAL DISTRICT NO. 14,
CITY OF WHITEWATER

WHEREAS, the City of Whitewater (the “City”) seeks to create Tax Incremental District No. 14
(the “District”); and

WHEREAS, Wisconsin Statutes Section 66.1105 requires that a Joint Review Board (the “JRB”)
shall convene to review the proposal; and

WHEREAS, the JRB consists of one representative chosen by the School District; one
representative chosen by the Technical College District; and one representative chosen by the County,
all of whom have the power to levy taxes on property within the District; and one representative chosen
by the City and one public member; and

WHEREAS, the public member and JRB's chairperson were selected by a majority vote of the
other JRB members before the public hearing was held, under Wisconsin Statutes Sections 66.1105
(4)(a) and (e), and

WHEREAS, all JRB members were appointed and the first JRB meeting was held within 14 days
after the notice was published under Wisconsin Statutes Sections 66.1105 (4)(a) and (e); and

WHEREAS, the JRB has reviewed the public record, planning documents, the resolution adopted
by the CDA approving the boundaries of the District and adopting the Project Plan, and the resolution
passed by the Common Council approving the creation of the District under Wisconsin Statutes Section
66.1105 (4)(gm), and

WHEREAS, the JRB has considered whether, and concluded that, the District meets the
following criteria:

1. The development expected in the District would not occur without the use of tax increment
financing and the creation of a tax incremental district.

2. The economic benefits of the District, as measured by increased employment, business and
personal income and property value, are sufficient to compensate for the cost of the

improvements.

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

City of Whitewater of Wisconsin, TID No. 14 Joint Review Board Resolution Page 1 of 2



NOW, THEREFORE, BE IT RESOLVED that the JRB approves the creation of this District.

BE IT FURTHER RESOLVED that in the judgment of the JRB, the development described in the
Project Plan, the information provided by the City, and the public record and planning documents

relating to the District, would not occur without the creation of the District.

Passed and adopted this day of ,2021.

Resolution introduced and adoption moved by JRB member:

Motion for adoption seconded by JRB member:

On roll call motion passed by a vote of ayes to nays
ATTEST:
JRB Chairperson Signature Clerk Signature

City of Whitewater of Wisconsin, TID No. 14 Joint Review Board Resolution

Page 2 of 2



ECONOMIC DEVELOPMENT & REDEVELOPMENT

August 11, 2021

Project Plan
Tax Incremental District No. 14

City of Whitewater, Wisconsin

Organizational Joint Review Board Meeting Held: July 15, 2021

Public Hearing Held: July 15, 2021
Approved by CDA: July 15, 2021
Approved by Common Council: August 3, 2021
Consideration by the Joint Review Board: August 11, 2021

PUBLIC FINANCE ADVISORS
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SECTION 1:
Executive Summary

Description of District

Tax Incremental District (“TID”) No. 14 (“District”) is a proposed Mixed-Use
District comprising approximately 390 acres. The District will be created to pay
the costs of public infrastructure and development incentives as needed to
promote commercial and residential development.

Authority
The City is creating the District under the provisions of Wis. Stat. & 66.1105.

CDA Involvement

The Community Development Authority will be responsible for economic
development programs and promoting the objectives for the District as
outlined in this Project Plan.

Estimated Total Project Cost Expenditures

The City anticipates making total expenditures of approximately $8.8 million
(“Project Costs”) to undertake the projects listed in this Project Plan (“Plan”).
Based on the initial incremental valuation projections for developments
occurring in the near term and anticipated construction of residential homes,
approximately $3.2 million of the total project costs can be supported. The
Plan includes other TID eligible costs if actual incremental valuation exceeds
these initial projections and additional costs to achieve the objectives of the
Plan can be funded by the District.

Incremental Valuation

The City projects that new land and improvements value of approximately $13
million will result from developments occurring in the near term and anticipated
construction of residential homes. Creation of this additional value will be made
possible by the Project Costs made within the District. A table detailing
assumptions as to the development timing and associated values is included in
the Economic Feasibility Study located within this Plan.

Expected Termination of District
Based on the Economic Feasibility Study located within Section 9 of this Plan,
the City anticipates that the District will generate sufficient tax increment to
pay Project Costs within 20 years.

Summary of Findings
As required by Wis. Stat. § 66.1105, and as documented in this Plan and the
exhibits contained and referenced herein, the following findings are made:

Tax Incremental District No. 14 Project Plan City of Whitewater
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That “but for” the creation of this District, the development projected to
occur as detailed in this 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
reaching this determination, the City has considered:

The investment needed to provide the public infrastructure necessary to
allow for development within the District. Absent the use of tax incremental
financing, the City is unable to fully fund this program of infrastructure
improvements.

. The economic benefits of the 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:

Increased business development within the District will lead to the purchase
of more goods and services from local suppliers, and induced effects of
employee households spending locally for goods and services from retailers,
restaurants and service companies.

. The benefits of the proposal outweigh the anticipated tax increments to be
paid by the owners of property in the overlying taxing jurisdictions. As
required by Wis. Stat. & 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 prepared and can be found in this
Plan. However, because the Project would not occur without the use of tax
incremental financing, these tax increments would not be paid but for
creation of the District. Accordingly, the City finds that the benefits
expected to be realized as set forth in this Plan outweigh the value of the
tax increments to be invested in the Project.

. Not less than 50% by area of the real property within the District is suitable
for mixed use development as defined by Wis. Stat. & 66.1105(2)(cm). Lands
proposed for newly-platted residential development comprise no more than
35% of the real property area within the District. Costs related to newly-
platted residential development may be incurred based on the proposed
development having a density of at least three (3) units per acre as defined
in Wis. Stat. & 66.1105(2)(f)3.a.

. Based on the foregoing finding, the District is designhated as a mixed-use
district.

. The Project Costs relate directly to promoting mixed use development in
the District, consistent with the purpose for which the District is created.

Tax Incremental District No. 14 Project Plan City of Whitewater
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7. Improvements to be made in the District are likely to significantly enhance
the value of substantially all of the other real property in the District.

8. The equalized value of taxable property in the District does not exceed 12%
of the total equalized value of taxable property within the City.

9. The City estimates that less than 35% of the territory within the District will
be devoted to retail business at the end of the District’'s maximum
expenditure period, pursuant to Wis. Stat. & 66.1105(5)(b).

10. That there are no parcels to be included within the District that were
annexed by the City within the preceding three-year period.

1. The Plan for the District is feasible and is in conformity with the Master Plan
of the City.

Tax Incremental District No. 14 Project Plan City of Whitewater
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SECTION 2:
Preliminary Map of Proposed District Boundary

Map Found on Following Page.

To the extent District boundaries include wetlands identified on a map
prepared under Wis. Stat. § 23.32, the wetlands are excluded from the District.

Tax Incremental District No. 14 Project Plan City of Whitewater
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SECTION 3:
Map Showing Existing Uses and Conditions

Map Found on Following Page.

Tax Incremental District No. 10 Project Plan City of Whitewater
Prepared by Ehlers Page | 11
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SECTION 4.
Preliminary Parcel List and Analysis

See list found on following page.

Tax Incremental District No. 10 Project Plan City of Whitewater
Prepared by Ehlers Page | 13



1 | 98ed s13|y3 Aq paJedald

J31eM3NYyM o A1 ue|d 193foid QT "ON 10141SIQ [BIUSWRIIU| XB ]
000 o BB [eanyn2uiy| BT 0 £804T 008'9T 0 0049t LSMIHL NOLNY1S 0 SINNIO BSEDD M|
ER'EL EREL TN ausmwon-fy| 109°7 0 VST 0057 0 [ EREL LSMML NDINYIS O SINNIT TTAMH 010 1636 WSEDD 4NMY|
st'o s10 (PR ] o 0 0 0 0 st HAIYMILIHM 30 ALD LSEDD drMY|
000 ] [T os1a 0 0st1e 006'ES 0 [T 3N ST5IRAEILNG A10 S5E0D ¢/
000 (] [FsRuAND] 15Re (RNl | EEEES o EEE'BS 000'ss o D00'ss INI S3SIBIHILNG 1D 9SEDD N/
0586 0586 [PrBusIo) [y | 656 0 6ev'6 00t's (] 008 0596 INI SI5I8SHILNG ¥10 SSE00 4/
06t 061 e n ] padopaaapur| T26'S 1] s's 00E'S [} 00E'S o0&t T S3SIBIHALNG W10 SSEDD dMY|
o0'o a |EQuapEay padopaspurl| ZTvS'E o T¥S'E 00v'E ] O0H'E NI SISIBAHIING W10 YSEDD drim/|
[0 [TE]8 [ [y | ETRT [0 €187 00LT @ 04T 0zoL INI SISIEGHIING D VSEDD N ]
L4 oz (essauRLD) [RRwT| EEEER i EEE'ER 000'R 0 [ 0T INI IIAKIS INHYS W10 ESEDD 4|
e LE ] (9207 1wy 0 0 0 0 0 0 e HIVMILIHM 40 ALID WIROOSTO0 4rim/
000 0o [FRuaprRY 1530 [ty | 199'TT o Lo9'TT 00Z'TT 0 00T'TT 371 SAD0M NYIN] 1ODSTO0 drM
¥'IT [Ia1s ] [mammouiy | 752°L 0 (4 00e'z (1] 00e'z $T1 11 S000M NYIONI ANNOW NIONI POOSTO0 MM/
oo (H3uRn o) padopnapur| (T6EL 0 LI6TL 000°0¢ 0 000'08 INE TINKIS WA W10 ACST00 dnA/|
0'0E [EraunIay |eanynly | £95°1 E9S'T 0os't ] (L8 DooE INE IAHIS WHVE A0 09100 dnMy|
ore 3| 968'FEeY 579'599 D04 'BRE'S OOL'ERL'S O00'6ES oL I "dHMM 1S NININ M D9TT 0900 SNy
6 TR ] a0} EEE'ESYT L15'589 00T'L¥S'E 00Z'688'T 000'855 (2.4 INY TIATS W4 0 15 NIVIN M, OBET 65100 dnM/|
00’0 0 [euspIEaY padogarapur]| ova'e 0 aYa'E %00'96 00S'E 0 005’ £5T00 4|
53 Gif [y | EBS Y 0 EEST %0096 [ o [ 051z NI SISIEJHALNT W10 Z5T00 &N/ |
oo 0 BOZ'S 0 202's %0096 000's o 000's 71 INIWGO1IAI0 WY VESTOO drM/
or's s o5zl 0 0se't 0096 0ozt o [ 4 00°% I ININAOTIATO HOHY VESTO0 ¢/
LE'D LED LISHE 171573 L] RO0'06 009'BET oot'ad (3] LED R LENCT ) 15 L1vHL N 85 ESTO0 dnM/|
150 150 1E5°0r o LI5S0 %0096 006'BE o 006'3E 150 IOt ¥ SHVHD T2000 WY |
56D 90 [eOuapsay TE50F 0 1Z50F W96 006 BE o 006'8E 960 3404 ¥ 919D 07000 W/
SE'D L1 [ERuaps2Y TZ50r 0 TS %0096 006'BE 0 006'2E 9g'n 3d0d ¥ VD G000 W/
8E'D 650 {Enuaprsa TZE0F o TZS 0 *00'96 006'BE (] 006'8E 660 3d0d ¥ ONVHD BT000 W/
66D 6ED [PRuEpIE 150 0 1Zs'or %0096 006'8E o 00%'5E GET 3d0d ¥ S LT000 W/
BED BED TS 0F 0 1zsior ) 006'BE (] 006'8E 860 304 ¥ D SL000 W/
BED BED oTr [i vOgZk %0096 006 O ] [3 860 3404 ¥ HIVHD ST000 W/
SE0 9E0 o'ty o w09'TE %0096 006'0F o 0060w se0 3d0d ¥ VHI FLO00 MY
mwo o T20°ES o LZ0'ES K006 006'05 L] 00605 (40 DO ¥ EHWHD ETOO0 M|
750 750 TZ0'ES 0 TR0'ES %00'96 00G'05 0 00605 750 30 ¥ OV TT000 W/
0 o £OU'¥S o £90'¥5 %00'96 006'TS o D065 o 340d ¥ DIVHD TIO00 WA/
BED ) ESEER [i] BSEEF  W0096 00Z Tk 0 [ BED 3404 ¥ 9L 01000 W/ |
0 wo iwHisapeay | BSEEY i HS6'ER %0096 0022k ] [ 113} 340d ¥ VD 60000 MW/
o wo feTiuapm | ROS'TY (i »OS'TH %0096 006 (] [ wo 340d ¥ VD BDOOD W/
S0 S¥D ] BSE'ER o BS6'ER %00'96 oaz'te ] 00z'TY s¥0 3d0d ¥ 9VHD L0000 W
8’0 w0 (enuapisay BSE'EY [ BSE'ER W96 00Tk a 0Ty Ll 3d0d ¥ VI 90000 WINY|
[TE" [T (Euapmsay BSGEY o BSEER RO0'96 00Z'Tr ] o0z'TY or'o 30 ¥ HVHD S0000 W/
Tro ™o BSE'EN o 2EEEY X9 ooT'Ty 0 [ e v 340d ¥ DIVHD w000 W/
1o o BSE'ER i 256'Er %0096 00z'zy 0 [ wo 3d0d ¥ OV EO000 WA/
BE'D 20 [P BSE'ER 0 BSE'ER %0096 00728 0 00Ty 8E'0 3d0d ¥ HVHD 0000 WY
SED SED [PruAprRY BCE'ER o HSE'EY %0096 002’78 (] 00Z'TY SED 0000 WM/
5% 5 et el & e e P 5 o [ T
w0 0 [BHuapieay SLESS 0 SLE'RS RO96 000'LS o [ Ti'o EHTTHI 9 L1008 01000 HO/
S0 90 |BuBpSay 4742 o 6T'ES K096 O0'SS o 00055 o LH3H3 9 L1095 G000 Y|
ES'D 0 TEL'LS o T6Z'LS K00'96 00055 (] 000'SS 550 1H3HID L BOOOO B9/
#5'0 950 ZBE°LS 0 T62'LS %0X'96 000'55 (] 000'55 £5'0 [UEACEFITes L0000 HO/|
£SO 50 [FuapsaY| 26745 i T6TLS H00'56 00055 ] 000'SS 850 [H3THI B 11005 20000 u9/|
EET €T [EnuEpTRY| 6755 o 67L'ss %0096 00S'ES o DOS'ES £50 1TTHI B 11008 S0000  HO/
EE'T £ [PHuSprEay IPapey | ERSPLE o £85'FIL %0096 ooo'ott o 0oLt £ET 1H3THI 9 10008 10000 9/
T EEET ey JeRuswmo| BOETST 0 #02751 %0006 009'orl o 009'9¥T £ET TINI H HOCWEITIN TLAVANHOIH ST 20000F0SY/|
811 VLT it [ R SLEWLE LIKSET %00°96 00§ TEY 008'L0E 000°0ET 8I'1 271 SNHTTING TWANIO HIUVMILIHM 15 NIVI M 5151 000009/ |
60T S80°E et ] W) | TE50ST o [T %0096 005'v1 a 005'FT 602 EO0E/TAOL 0300 "LSNHL SNIAN NOSEYSd ¥ AOH L0000 TLEY |
L' Lo FRAUALOT L1F01S Lic'ent S¥9'Erl W00'96 000" D6 0OT'Z5E O06'LET o 201 NN 4431 15 NIV M SEST TO000STEY)/|
% Ly (B BUALTY cza'sae BLE'ES WORIT R00'96 DOO'SEL 005’515 DOS'EIT fal 7T SRR SIEMITUAN T NOSHY I TST TO000Z00EY /|
&TE 6TE [eRunne) [eRuzud| 054'E6LT EEE'BYE'T LIV'SHE %0056 000'78Y' oov'oLE'T 00a'TIE 15 ] 4NOHD SNITING HITYIH TYDIa3N ¥ UIEIN M TIPT TDODOTEEZY/|
2o (751} (PR Buawe [FEuswn| ord'eLe EBS VY £90'6EL 00'06 004'9r9 00zt 005'622 2o 11 HALVMILIHM HOST 15 NIVIN M 0821 2000060 1v/
S0 pan [FUapray  |eRuapiay SEaunng WRGENpU | @% pUn aamng Tagseen TN ditiy poe] Oy anjuy o] i pury Tioesatey) T ESaIppy 38 IBQAINN [AuRg
ioj eeuns  paneg Apnay Bt fierisunon pamenb3 alwainy

uogE

vT al el

laiemaliym jo Aip




GT | 98ed

Ja1emauym Jo A1

s19|1y3 Ag paJedaud

ue|d 199l04d T "ON 10143SIQ |BIUBWAIOU| Xe]

AR duing

e pangunby

[T ——

970 80 (s ey | 0529zT DOG'SEL KOO'96 BOE'LIE DOEERT OO #2'0 FHOOW 0 AINYN B L NHO( L7 WA HOWE 2REL STOTFLESESD|
000 73] [Py | Berast WL STT 0096 0 arE oEatE 00'0F Lo BT NIALLS 15 WA XV TH 0621 IOLFLESTSD
000 970 eIy IR | 05T1E o %0096 000'0E [ 00008 9D SOOZ/TE/¢ (LW 1574 L TTEVIOATH 21 NNIM N0 GTIHINIWOOTE SOEE ET0LYIESTSO|
sz w20 eIy IPBpSFY | 05T TE o %0096 000'0E 0 n00'0E W0 TIINO [ NVIHE WO AT ONIWOCTE STET TTOTPTESTSD
wo £E0 [EEprey Ieruapisan | 9662 2HT'99E 0096 005'SHT nos'ss? 000'0E EE0 usLEW y AroBi N @3RN £29 TTOTSTESTSO
000 B0 1Ry erapay | EROZLE EER'OvE %0096 00719 007 TEE o0'eE 820 AN HAI500 B VIDIEIY 1 PBYAU0IS 59 OTOTYIESTSD
oo wo e {PENAPSAY | BET'TSE BESDTE %00'96 00TTVE 0T'ZIE 00'0E 4] TIINO T NVIHE H0 071314 DNIWDOTE M STET GODTYTESTSD
000 Yo [T [PHNSPSRE| ETESEL 90102 %0056 006'S2T DOE'SET B00'0E W NI 211 20 [030N3Y) SO/22/L 141 I18VI0A3E U0 01313 ONIWDOTE SOET BOOTFIESTSD
000 w0 ey inmaprsan | 000052 o6e'ELE %0096 nowse oarotz o00'0E w0 39931 IV Q8YHIE #0013 ONINOGTE ‘M BT LDOLSTESTSD
o0 *T0 IPHupEY | BeEIOT BLLI0ET %0096 005152 005 1TE 000'0E ¥ HINVE ¥ MIHLLYW #0 01314 ONIWDOTE 6825 900EFTESTSH|
oo WO LSy | SIEVIE %0096 DOA'SEL 0F'S0E 0'ee Yo HOUNESOA H | YNNOD ¥ H QIAVG 40 OTI4ONINDD T TBEL SOOLSLESISY
000 sT0 Wapsay ISy (Ir'SIT %0096 09T o0¥'ate 000'0€ s NYHI % NIATYD HE 0131 DNINDOTE M EL2T FOOTFIESTSD
000 oo b o FSE'LT 0096 DOE'EET 00651 000'DE 0C0 Wi NMOYE V1YW 9 1 LH380H Ha 01 V00T M £5F1 EDOTFLESTSD
000 &0 ORGPy AP | §G6 H0C CTe 0096 aoaa0e ooeaiT  pooos st WIRG-GVIH TIVONYD B ¥11A0 M IAILS U0 NDILYLS MOTVIN G Z00Tvisstsa|
000 610 ey 1R | 6LYEET THE'HOZ 0096 006677 007007 0T 61D ZINTZVA DISVHHYD WYY O 1314 SNIWOOTE M ESZT TODTHTESTSD)
00’0 [eupEay [eauapisay| 125 0 OO 005 0 5 6T B3 H 139 7 ey 1821 ODOTHTESTSO
e (800 Lt ] [rangnady | 67 o %0096 DOE ] 000'E E's I SASIHEHIING N0 N AMH O3 LioEEzESTSD|
559 o RS} [ o %0096 00T o 000z 559 HIHNHD HLMT AT SNHOT 1S 1S LIVH1 N ¥75 BODEETESTSD
598 e EEe [Eanana o %00'96 o0z [ 0T 998 377 INTNAOTIAT HOMY 15 1ivil BODEETESTSO
[ LEBE [ETSY ey o %0096 DOTEL 0 ozt LrEE NI S3SIHAEI NG N10 DOOYFIELTSD)
000 mnueprsay o wany) o ) o 60096 a 0 o 90 HIVMALIHM 30 ALIS EDTIFTEGISO
00’0 PPy o skl o o (i $00'96 [ 0 o LBE HALWMILIHM 30 ALIT W1 O TILENGLS v59 TOLLFIESTSD
=2 S0 (PREpERY | 0521 o 057'TE %0096 000'0E [} o0'oE S0 DIZLYND W NVSNS B OHONH (42T 101) 4O 01314 SHIMOCTE 0 TOTI¥TESESO)
13 2D (AN By | o 0L %0096 0ot 0 ot e ENRET 00TTFTESTSD
wo (5] [T (eanigneSy| pa o ¥l 0096 a0t 0 oL e FIKGET] GHOTFIESTSO
we S0z (e (g | pot o ot OO nat (] e wo 3N ‘D3N (v71 L0 N1 O1THINDIS HEOLF TSSO
wo a4} PPy ey | ot ] L %0096 oot 0 0T 54 M ‘03 (EZT 107 NT 0T3INDIS LBTFIESTSD)
11411 o (e [aminapy | pot o »t %0096 oot 0 [ wo am oy 1221007 N1 O12143NCS 9B0THIESTSO
1o 02D ey [eanignandy | pot o 0L %0096 oot [ o0t o 311034 1) N1 003 /S5¥d TIH HAMCL SHOTFTESTSD)
o B0Z0 e [ V| voT 0 w0i 096 [ ) [T wo ERET] 1021 107 555d T1IH B3M0L FHOTFIES TS50
o o [RHuEpsTY [y | oL [ w0l %00'96 001 o 0ot o 31 034 (681 107 S5¥d TIH WIMOL EB0EFLESTSO)
=31] s IRy Iepprs | OS2 TE o 413 KO0 DOO'DE [ 000 S0 EHIRGE T (911 L0 55Wd 1 TEULPTESTSY
az'y 950 (e Ienuapisay | (99'51E 15081 0STTE %0096 aRL0E R 00008 420 I HAIHD [£1T 100 55%d 1 T60EFTESTS0
20 i [ [enuspe | 05718 o 05216 %0096 000'0¢ 0 000'0€ 0 211 YIS (911 100 §5%d TIH HAMOL 060LFLERTS0
o W0 ‘ 53| ThS £9T TOLTEL 0STTE 0096 O0°EST DOUETT D000 o NOSEYT 1 ST S5V TTH HIMOL EEE GBOTFTESTSD
70 arn ferapsaY {Pruapsay | 968'6ET ope'EsT 0STTE %0095 O0E'8LT D0E'BHT 000'0E _nw 0 epURay 01T 504 {IH KO STET BBOTFIESTSD
o w20 iBaapray| 052°TE o 052'TE %00'96 oouoE 0 000 _2.u 3T EviRe (ELT 10N S5%d TIiH H3moL 2B0TPTESTSO
%0 ST fenuapY | 05T TRD wo'osT 0ST'TE %0096 000'0:T D00'0YE mo0'se joro oIS LN pUT pIEYOT] S5Vd TTH H3MOL M STET BOTYFESTSD
@0 970 1PRAIRRSAY | 0SL'BET 0SSz 0ST'TE RO0'96 00T LT 07 L4T 000'08 o LM 3 ueeuoy B0 SONMON 3718 299 SEOTHIESTSD
(T3} V2D [EUSSaE| SEFERE SIEWIE OSTTE %0096 OO SET DRSO DO00E Tora SIZIVNG © NV B0 SN 218 199 VROIFIESTSD
w0 EvE'D ISP | OSE'TE ] OST'TE RO0'96 O00'0E ] 000'0F L] SIEIYND NSOGB O HENH ONNDW 301880 3131 SNIW00TE ERDIFIESTSD
#0 FELD 1eupay | EERLT ESREL 05218 %00'96 000°09¢ 0000EE 000'0E vz0 1SNB08 DIAYD ZS0TFIESTSD
o e 1PHERSR | PSE'ES woa'ce 05E'TE %00'96 005'95 00s'9E o0'nE wo PuBpE ] AN PUE TN MUY TSOT¥LESTSD
0 STED (e [PauapaY | 0ST'TE 0 057'TE %00'96 000E 0 DO0'DE €20 I HVIRIND 145 10 S8%d THH HIMOL LPOTFLESTSD
3] aen RSPy ISpETH| 052 T8 o OSETE 0096 OG0 0 B00'0F G I VIS [95107) S59d TTIH HIMOL GrOTFLESTSD
¥0 WD [EHupEIy [eReiapiay | OvT 1RE GER'GHE 057'TE HO0'96 006607 D06'6EE 0000E YU Bagian W UG puB I Ausy S5 THH HIMOL M P9ET SriTriesiso)
o WD sy IPrRpSEY | 052 TE o 0ST'TE %0096 000°0E 0 n00'0E W 3T HVINTHD {¥5 107 S5%d TIIH HAMOL HOTHIESTSA
S0 9ED PPy (eangnondy| pot o $0T %0096 oot [ ot 950 SR {£5 107 58w T HIMOL EHOTHTESTSO
000 0 [EppEay padopssapun | 125 o 1% 30096 00% 0 s TYOLPIEGIGD
150 50 TR TRy T o [ %0096 [ o (73 5 WINTTIN NNAT® TIVHOIN 125 107) 55w TIH HAMOL THOTFTESTSO
oo [ IBaEpAY padofsapun| ¥l o 0T %0096 oot [ 0ot THOTFIESTS
oro woz'D TPy |rinignaply | pot o oL %0096 oot o oot (4] ‘o 115 L0N) S5%d 1I0H HIMOL LrOIFTECESD
wo SIZD 1enupY fanymaesy| 4ot 0 #01 %0096 oot o ook o SR 105 10 555 TIH 3L OVDTFIESTSO
o SIro [P nignaudy | pot o vt HO0'96 oot 0 0t wo M ‘o3 GEOIPLESTSD
620 i [T ECTCT 0 C %0096 [ 0 [ 620 BEOTFIESISO)
500 820 {apsay renouy | vo1 o 01 %0096 aot 0 o0t a0 LEDTFEESTSO
wo arn [oHpEay eyl ot [ o1 0096 oot ] 0t fad} WOLFIESTSD
(7a ] BLETTD 1PRIPIEY [anynaedty| 4ot ] I RI0'96 oot ] ot Lea] I 03 (5¥ LOTI V1 OT3HINGLS SEOTYTESTSD
000 0 1epuaprsay padojasapun | 175 ] 15 #00'96 05 [ 05 [ 107] 1 07314 INOUS YEOTHTESTSO
GEn B0 [EruspERy [Ny | 0T o Vol 0096 aot ] ot 0t ENEET] Tire 1671 V1 Q11313 INELS FEOISLESLSD
e ] 970 IRy ruapEay | 6L VRE BTT'ESE 0ST'TE %0096 007'69€ DOTGEE 00008 Lz SRVCY N NI N1 OTIHINGLS 069 EEOEYTESTSO
20 TEZD sy IFERpERE | 0STTE o 052'TE %00'96 00008 [} DO0'0E o 1314 DNINOOTE HLNOS TEOTHTESTSD
o o [Eragsay 1PrapsaY | 96E'LTE BEL'SLE 199"y WO0'9E 002'$0E 00£vez 000l w0 ETOZ AV 03UV 'ESTTHL SNIALT NI 14 HLMY 3HL W O13HINGLS 219 OEOTYIESTSD
e (4% 4 napEay [einignanily | 626 o S9 00'56 oo o o9 (13 J17 INIWE01IAID HOWY SSED0 dNMY
000 [T pRaDisAapIN | GLETE 0 SIHRE 360096 [ ] D0G'TE 1SMHL NOLNYS 0 SINN3T HSEDD N/
000 RS 60y oy | GOEYE o SLE'VE %0096 00'EE [} 000'EE LS1HL NOLNYLS 0 SINN3Q HSEOO A
a0 pany [ Bt (LR e Shausng (L] W) PUN] danany :rvﬂmmu [LILTY g pury C:...l anjep, ) i pury Liossansy) MG SRRy el saquInp (e
505 MEENnG  panig Apway Bunany JIEaReey pamenty aBvaany

¥T ON 913 31U Xey

121EM3NIYM Jo A11D




9T | o8ed

Ja1emauym Jo A1

s19|1y3 Ag paJedaud

ue|d 199l04d T "ON 10143SIQ |BIUBWAIOU| Xe]

weyep, pemyenog

_— _

wre 1w ol NERE wEv 00T |
TEwEE SETR LEWE 15908 oo WIOLESTE  OOUONCE VEOTISUE  PSEIEED  OOVEETE ﬁ

0w o Pruapy PpLEpR| 00520 fL e o00TEE 00w LT 000'5E o MO 5 AN B VTN O T3 DNWROTTIE M 0BT ESDEETESLSD)
oo [ 3] PRy (LAY FTHTEE DO0rSET woroE oz 00T 48T 000'GE ED FOHTD WVHIVNGT S5 TUH SO SETT TEOTETERTSO)
0o wo (oA uapEEy| (T 707 FISTET oI OETST DOFTTT o00'08 wo S, | Y NTVINGNING FEZT TSOTECERTSO)
000 wo [Pruapy IPtuRp | (LOET L1651 05T O0R'ERL DO 2SR 00000 wo HMIIOHHOS § AMIOWIL NIVINSNINGG 9221 OSOLECESISO|
oo wo L] [ElRiapsa | BRUROT REVELT oSt DOG9EL 00s'mL ORI wo HAWEDE T VIO NTIMENING BTZT AROTTTESTSO)
o wo gy 10iapE| DS AEE (e #o'9E | oorize 0OTHET  O00'SE o POTEZFSTS0
000 €D [Euspay | £951EY POL'SEL [T TS ooeEee 00E° L8 000'SE 0E'D NIVITSNINGG T LPOCERESTSO|
oot wo Itunpy | B0 T0E WLl osTLE oou'vet 00s¥t 000'0E e O9MIA VWO NIVINSNINGG 61LE SOCELESTSO|
000 filo 1Tuapy LI0ET L9161 osETE Lualidd [Leatas 000'0E 6o T2 N NIVINSMINGD (27T SHOTETESTSO|
[ sla iuapisay | SFU'ERL L gats osTH DOU'EEL Do6E0E 000'0E (] YN T VI NI WINSINGG SEZT FPOCELESISO|
oo wo ey yor'see sevser Lag'ty 005'5¢ os's1E oon'ty o TV U VSIS AMODIUD. et

0o s ] sa0'ne E1Est o5E'1E oot now'sgl o0t arn VAL 0 T TIIH AL STEL EvOCELEGISD)
(] ] | eewarz SEEwAL wav'ae 0ov'z0e no'ca [ 620 NOSLEA W LSO HMAMOL EE2L LSOCEFESTSD)
oo L@o ima'Er £1e'sor ooz'see norsst ood'oe e HOUTHININ NYLLEISHD CROCELERTSD)
oo WO B BEWEOL DOTTEE [ 3 G5 T T SV IDn00 BEDTELERTSO)
0oy £rn ez 95107 o05'EEE 005Es T 000'08 14 ANV S VYL BEDCELES150)
oo o | rot'soe BEvEar 006262 00ETEE oon'os wo LONAREIS § HEY £ AN MV T8 60T LEDPELERTEN)
oo o | Tes'BiE TETLNE OO0K'ESE 0¥ EEE oo0'oE BT HEVAYN T WNLLSTHHO I TTT 3 A WOVTE TETT GEOTETESTED)
oo wo SITETE SLETRT 009'p0T 00a'wLL 000'0% oz DRI WO HIBDN NSNOWINN TEEE SEDTETESTSO)
000 wo | Besae 624" 006'( 12 005481 0008 o [EAORUSS, 50K WihY B SAAIY (EAOPUES OpoRulA 0 e Bupioo GE2T PEDCECESLSD)
ooy e | FEREET TEELET U5 00%ERT. DOI'GE E HISOMH | by SNINODE M GZTT EEDTEZERTAN)
o 660 RO SINTLE | @.2—«. 00051 DO0'SE BED AW ST NIWOONE MEZET  TEDZEZESTSO)
wo I3 Paapa=Y Ty 0 oae [ [ (T 3 66FE

oo o [Pauapsay | s WrsLr Ly d oorsE 0XIDE o i HiN 858 EOTECEGLSO)
000 #0 IeruappEay TYSERT TETEL ozt 002 BT DX'DE o ZITWATIVHSI 15 LIVHLN 199 GTOTETESTE0)
oo o [Fauapy BLGTEL 624051 oAt 00¢ ¥kl 000 sro H3EIM 1 819000 15 LIVMLN FES SIDTECESTSO|
000 %0 Iefauaprsay [papE| w0 Ter 11444 o0e'TsE (Lo gdts 000'SE o NIV TIHOIN woan M 96LT

000 wo L ] [Briapay| OCTTE o o008 o 00008 o IV abusainy GOT Iy " UL M RTT THOLPIESTSO|
wo {221 Py aiapyiay| SRR 113,14 oog'ese [ 4443 000'0E oo IS T NYAY HO 071314 ONAeOO 18 0821 CHOLFIESTS0]
00 o I#Taspry i I h 65’ ca1 0o5'61E nosset o00'oe tro TANDNHO0H S OONREY O 0131 DNODTE M ELEL L0 FIES15D)
o0 o T T | G5 ERE 005 T1E DO0EL [T DO00E [0 NITSBON L HYIEVA F § NIHEILS, WO 11313 DNRRODTE A P9ET BEDTPTES LS|
00D 810 [efubpray [Btiapray| (O1'¥OE e DO9'ESE 00FELE 000'0E o NOSIB0Y ‘W AN MO AT DNNOOTE M BSET LEOLFLESTSD|
oo sto Permppay (ejmpiay| EEE'EE Epnrst oo’z novrEL oo0'te 6o WO O 131 SNINOOTE M 052 GLOUFTESLSD)
oow wo ey fepumpsoy| ERTE T BERSIT O0E'EE o e0r oou'nE ] uzyoy ) 5w TIH HIMOLL 5B SLDLRTESTSD)
oo 61 |eudpprany [papeY| S6H'PES aeEE 005'522 n0%'5s1 000'0¢ o HADNYH 8 OV S5 11IH MIMOL ESEE FEOLPTERLSD)
oo st permappy Imruapiay| E1E00E Enosat OUE'Z6T noEzaL ()3 6o VONM N YI0383H S5 TIH HIMOL 6521 ELDIPTERTEY)
L] wo Iepuapry Iepmumpisay| BOT KT BSEETE oo¥'sET no¥'sDT oo0'0E wo OIS F0ES P TI00M B ¥ I8 S5 TIH SIMOL LT TLOTHIESTSD)
w0 a0 [ PR SIERET SITERE 0ONESL [ DO00E o AU Y R PUT X g 1 saa ] LT TZOTPIER TS|
] o fermiappsy [Py | BdeEE auriel op'ELe nowERL on0'0E 'y THSEINGE 3 NATOUY T 0 T S50 TIM HAMOL SREL
oo Y [upapoy] seL05E v o0e'aeE nos t0E oo0'sE {5 VAN 18 MV 3NYT 3P0 S8 TIH MIMOL 621 G40
oo wo |mappa| €18 0 oos't o o5t o an o3 15 MY W £02 a0
(3 1wo [esapy| fTy0Ee ot [reied 007 161 000'0E wo O 4 L0 NTWINGMING FaEL £50
oo e (g R 9SELEL 006'452 =y oon'ue oy [rsiazIey g ONY T INENIN S B92 T
o 7o [epapaY| ETEUED EnnssT ooT'TEE 0OT'TST oo0'E o gL N VINSNINGE 8T oo
[E G5 [ FEROIT [T To¥TOT DO00E 500 T3 OAI00Y NTVITGNINGE THTE o
oo sl | BTWERE BRIZSL [yl oorzee 06 ] WD O NS NIAINSNNNGD (RET FHOTPEESLSD)
oy 3] | ez TEnERt 00£%08 0045 T 000'0E a1 FIONTA YISV 8 350 WTVINSMINGS ST ZROTRTERTSD)
(] "o LTV0RT LOTERT D0T'69T 002667 00008 0z i3y 1333 NTVINSNING 92T TBOTHTESTSY)
oo oo a'nEe oS o6 00'0E o na 3500
Do 4] O0u'SET 00850 o00'nE o DU IN
D 300 JO0O'HTz  sowust  0000E  [EZD e A
oo ¥ [T 0029t 000°0E L SYOUVA-ZYI NvE 1153
000 (14 000755 008'0LE OF Y 000°08 114 NVPRLO B YWY M MIMOL SLET 9501
000 0o sy O06'ELT 06 THE 000 0E 020 QIAYT 3 VWINYHOW L% T MIMOL FBZ1 SSOLFEESTSO)
0w e [l SEERSE Logaly ood'oey 00a00H ood'ty e LLIMH6 UL S5 TN MAMOL PG EsOLFLEsISH)
00w o IPmnprey| TrS'ELE L Do9'gae oS EED o00'0e o Adstys sojhe Pt uopna wng i DL OEE T OSOLFIES1SD)
0w s teueprsay| EEEELE £aUeNe oow'eae novrEe o00'0e 6o D Y T U g gps samC] OREL GhOLpLESLED)
L] 23] Iofsiapr| L1G'ETE 09 18E 00v'00E 0030 E 000'0E (14 ¥R 0 LML GpET EROLFLESTED)
oo a0 [T BICEEL DOCEEE [T T Y T T DulnEsyie izl GLoLFiEsian]
oo G4 eS| T6T LR T DOv'EET 0¥ eo oo0'0E G L HIAIE EIVTE GTET BEOTRTESTEN)
000 4] EpreY| O5T'TE ] oo0'oe 0 000'08 3] SO0 2/ QTEVT LML TTHI0NZI I NN o 018 S0ET
o 4] TS| SWES o w606 [ (3 4] I uvnaun SOER IAY NISNO UM M 871 OIFTESTSY)
(e &o [epmumpysay| EER T ERTEN 00765 0w BET oo0'0E £ 31V 5 VONTUE § 3 TNV 10 BN XTE TT SEDTPTESTED)
] W Ay apT95 SEEVIT 006°58T 008'51T 00008 ¥ D TONFHNA 15 NISNCIISIAN § 10 WEDTPLERTSD)
oo 3] (oS | P62 0 Lt o0¢'seL 00es9L o00'0E 5] FOMNIIH I MINGLS A WIMH XOVTE ELEL EZOTPIESTS0)
oo ] AP OGT TE 0 DO00E 0 oO00E (73] 371 PUR SBERIRAPY DG [[PH UMD L AUDULTH W | T0E TIOTRTERTE|
2] w0 BFEOIE E00'5aT 005862 005 T5T ' 050 SV 0T 9 0 N A2 WINTH XV E5TT OZOTPEESTSH)
(] wo LR a o'y L] o 1 Il TV AL Lo b 5150
o L41] | ESETE L] HI0E L] 24 ANV PUT ARy PROH VN UMD | Ausuty N LTOT FIOLPTESTSD)
{144 L LT6TTE (99 TET DO0'01E DO ORT o LOpIog Sap ) Aposy HNo) Jannf y2e99 9071
000 Sl | DST'TE o 000 o 90 IU)pus) Slvpunagny ey (e e Al
THNPE ey (eauepney  seunng [ B2 i [ iy [ RO I

10) MRS aliel Andy  Beem] s ahaasy

Jajemayiym jo M



SECTION 5:
Equalized Value Test

The following calculations demonstrate that the City expects to be in
compliance with Wis. Stat. & 66.1105(4)(gm)4.c., which requires that the
equalized value of the taxable property in the proposed District does not
exceed 12% of the total equalized value of taxable property within the City.

The estimated equalized value base value of the proposed District totals
$39,075,088 This value is less than the maximum of $88,896,288 in equalized
value that is permitted for the City.

Tax Incremental District No. 14 Project Plan City of Whitewater
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City of Whitewater, Wi

Tax Increment District No. 14

Valuation Test Compliance Calculation

District Creation Date 8/3/2021

Valuation Data
Currently Available

2020

Total EV (TID In) _
12% Test 88,896,288
Increment of Existing TIDs

Total Existing Increment 0
Projected Base of New or Amended District 39,075,088
Less Value of Any Underlying TID Parcels 0
Total Value Subject to 12% Test 39,075,088

Tax Incremental District No. 14 Project Plan City of Whitewater
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SECTION 6:

Statement Listing the Kind, Number and Location
of All Proposed Public Works or Improvements
Within the District

Project Costs are any expenditure made, estimated to be made, or monetary
obligations incurred or estimated to be incurred as outlined in this Plan. 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 in connection with the implementation of
the Plan. If Project Costs incurred benefit territory 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, design and construction is completed.

With all Project Costs, 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.

The following is a list of public works and other tax incremental financing
eligible Project Costs that the City expects to make, or may need to make, in
conjunction with the implementation of the District’s Plan. The map found in
Section 7 of this Plan along with the Detailed List of Project Costs found in
Section 8 provide additional information as to the kind, number and location of
potential Project Costs.

Property, Right-of-Way and Easement Acquisition

Property Acquisition for Development

To promote and facilitate development 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 to make
the property suitable for development. 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 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

Tax Incremental District No. 14 Project Plan City of Whitewater
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defined in Wis. Stat. § 66.1105(2)(f)1.c., and subject to recovery as an eligible
Project Cost.

Property Acquisition for Conservancy

To promote the objectives of this Plan, the City may acquire property within
the District that it will designate for conservancy. These conservancy objectives
include: preserving historic resources or sensitive natural features; protection
of scenic and historic views; maintaining habitat for wildlife; maintaining
adequate open space; reduction of erosion and sedimentation by preserving
existing vegetation; and providing adequate areas for management of
stormwater. The cost of property acquired for conservancy, and any costs
associated with the transaction, are eligible Project Costs.

A isition of Rights-of-
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 Wis. Stat. Chapter 32 and Wis. Admin. Code
ADM 92,

Site Preparation Activities

Envi bl Audit /R iati

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

Tax Incremental District No. 14 Project Plan City of Whitewater
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Demolition

To make sites suitable for development, 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, 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

To allow development 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; pumping stations; lift stations; wastewater treatment
facilities; 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 2 mile radius, is an
eligible project cost under Wis. Stat. § 66.1105(2)(f)1 k.

Water System Improvements

To allow development 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

Tax Incremental District No. 14 Project Plan City of Whitewater
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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 within the District will cause stormwater runoff. 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; bridges; stabilization of stream and
river banks; 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 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.

Electri rvi

To create sites suitable for development, 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

To create sites suitable for development, 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.

Tax Incremental District No. 14 Project Plan City of Whitewater
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Communications infrastructure

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

Streets and Streetscape

Street Improvements

To allow development to occur, the City may need to construct or reconstruct
streets, highways, alleys, access drives and parking areas. Eligible Project Costs
include, but are not limited 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
culverts, box culverts and bridges; rail crossings and signals; utility relocation,
to include burying overhead utility lines; street lighting; installation of traffic
control sighage and traffic signals; pavement marking; right-of-way restoration;
installation of retaining walls; and installation of fences, berms, and landscaping.

Streetscaping and Landscaping

To attract development 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.

Community Development
h Grants (Development Incentiv

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

Tax Incremental District No. 14 Project Plan City of Whitewater
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Miscellaneous

Rail Spur

To allow for development, the City may incur costs for installation of a rail spur
or other railway improvements to serve development sites located within the
District.

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 Ilimited 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.

Contribution to Community Development Authority

As provided for in Wis. Stat. § 66.1105(2)(f)1.h and Wis. Stat. § 66.1333(13), the
City may provide funds to its CDA to be used for administration, planning
operations, and capital costs within the District, 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. The Community
Development Authority (CDA) promotes economic development throughout
the community. The CDA offers financial assistance such as grants for
qualifying startups, industrial development loans for manufacturing businesses,
commercial enterprise loans for retail and service businesses, etc.

Revolving Loan/Grant Program (Development Incentives)

To encourage private development consistent with the objectives of this Plan,
the City, through its CDA, may provide loans or grants to eligible property
owners in the District. 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. These funds may be placed into a revolving fund and
will continue to be used for the program purposes stated above within the
District. Any funds remaining at the time of District closure or received
following District closure shall be proportionally distributed to all taxing
jurisdictions based on the final allocations identified in the District’s final audit.
Any funds provided to the CDA for purposes of implementing this program are
considered eligible Project Costs.
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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 relating to 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.
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SECTION 7:
Map Showing Proposed Improvements and Uses

Map Found on Following Page.
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SECTION 8:
Detailed List of Estimated Project Costs

The list on the following page identifies the Project Costs that the City currently
expects to incur in implementing the District’s Plan. All projects identified and
related costs reflect the best estimates available as of the date of preparation
of this Plan. All costs are preliminary estimates and may increase or decrease.
Certain Project Costs listed may become unnecessary, and other Project Costs
not currently identified may need to be made. (Section 6 details the general
categories of eligible Project Costs). Changes in Project Cost totals or the types
of Project Costs to be incurred will not require that this Plan be amended unless
Total Project Costs exceed the estimates plus an annual 2% increase plus a 25%
contingency. This Plan is not meant to be a budget nor an appropriation of
funds for specific Project Costs, but a framework within which to manage
Project Costs.

Based on the initial incremental valuation projections for developments in the
near term and anticipated construction of residential homes, approximately
$3.2 million of the total project costs can be supported. The Plan includes
other TID eligible costs if actual incremental valuation exceeds these initial
projections and additional costs to achieve the objectives of the Plan can be
funded by the District.
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City of Whitewater, Wi

Tax Increment District No. 14

Estimated Project List

1/2 mile or TID Non TID
utilities Amount Amount

Project ID Project Name/Type Project year outside boundary

1 ‘Water Tower 2022 Utility Extension 648,750 1,730,000

2 Vanderlip Lift Station 2022 Mo 1,400,000 1,400,000

3 Riesch Road Sanitary/Water/Street/Storm 2022 No 270,000

4 Land Acquisition 2022 Mo 400,000

5 Riesch Rd Extension-Street/Sanitary/Water/Storm 2023 No 500,000

6 Pearson Lane improvements 2024 MNo 80,000

7 Meadowview improvements 2026 No 110,000

8 ‘Water Main Looping Pearson to Main 2029 No 450,000

9 Black River Ct Looping Water Main 2031 No 175,000

10 Sewer/Water/Street Infrastructure 2032 Mo 1,750,000

11 Indian Mound Pkwy improvements-Main to Meadown 2033 No 65,000

12 Sewer/Water/Street Infrastructure 2036 No 480,000

13 Developer incentives TBD as Needed Mo 2,038,875

14 CDA Contributions Througout District Mo 415,000

15 Administrative Costs Througout District Mo 52,500
Total Projects 8,835,125 3,130,000
Notes:

Mote 1 Project costs are estimates and are subject to modification

Tax Incremental District No. 14 Project Plan
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SECTION 9:

Economic Feasibility Study, Description of the
Methods of Financing Estimated Project Costs and
the Time When Related Costs or Monetary
Obligations are to be Incurred

This Section includes a forecast of the valuation increases expected within the
District, the associated tax increment collections, a summary of how Project
Costs would be financed, and a projected cash flow demonstrating that the
District is economically feasible.

Key Assumptions

The City projects that new land and improvements value of approximately $13.0
million will result from developments in the near term and anticipated
construction of residential homes. Estimated valuations and timing for
construction are included in Table 1. Assuming economic appreciation of 1%,
the District would generate $4,478,551 in incremental tax revenue over the 20-
year term of the District as shown in Table 2.

Based on the Project Cost expenditures as included within the cash flow exhibit
(Table 3), the District is projected to accumulate sufficient funds by the year
2042 to pay off Project Cost liabilities and obligations. The projected closure is
based on the various assumptions noted in this Plan and will vary dependent
on actual Project Costs incurred and the actual amount of tax increments
collected.
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Table 1 - Development Assumptions

City of Whitewater, WI

Tax Increment District No. 14

Development Assumptions

. Proposed Residential .
Construction Year Arch Development Annual Total Construction Year
Development Homes
1 2021 1,050,000 950,000 800,000 2,300,000 2021 1
2 2022 1,050,000 950,000 800,000 2,800,000 2022 2
3 2023 1,050,000 800,000 1,850,000 2023 3
4 2024 800,000 800,000 2024 4
5 2025 800,000 800,000 2025 5
[ 2026 800,000 800,000 2026 [
7 2027 800,000 800,000 2027 7
8 2028 800,000 800,000 2028 8
9 2029 800,000 800,000 2029 9
10 2030 800,000 800,000 2030 10
11 2031 0 2031 11
12 2032 0 2032 12
13 2033 0 2033 13
14 2034 0 2034 14
15 2035 0 2035 15
16 2036 0 2036 16
17 2037 0 2037 17
18 2038 0 2038 18
19 2039 0 2039 19
20 2040 0 2040 20

Totals 3,150,000 1,900,000 8,000,000 13,050,000

Notes: Four residental homes per year at $200,000 per home

Tax Incremental District No. 14 Project Plan
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Table 2 - Tax Increment Projection Worksheet

City of Whitewater, WI

Tax Increment District No. 14

Tax Increment Projection Worksheet - Walworth County

Type of District

District Creation Date

Valuation Date

Max Life (Years)

Expenditure Period/Termination
Revenue Periods/Final Year
Extension EFigibilit\r,;"l"ears:|
Eligible Recipient District

Base Value

Appreciation Factor

Base Tax Rate

Rate Adjustment Factor (3 years)

Tax Exempt Discount Rate
Taxable Discount Rate

Tax Increment

Construction Valuation Inflation
Year Value Added Year Increment Revenue Year Tax Rate
1 2021 2,800,000 2022 0 2,800,000 2023 520.03
4] 2022 2,800,000 2023 14,000 5,614,000 2024 $19.82
3 2023 1,850,000 2024 28,070 7,492,070 2025 519.63
4 2024 800,000 2025 37,460 8,329,530 2026 519.43
5 2025 800,000 2026 41,648 9,171,178 2027 519.43
6 2026 800,000 2027 45,856 10,017,034 2028 519.43
7 2027 800,000 2028 50,085 10,867,119 2029 519.43
8 2028 800,000 2029 54,336 11,721,455 2030 519.43
9 2029 800,000 2030 58,607 12,580,062 2031 519.43
10 2030 800,000 2031 62,900 13,442,962 2032 $19.43
11 2031 0 2032 67,215 13,510,177 2033 519.43
12 2032 0 2033 67,551 13,577,728 2034 $19.43
13 2033 0 2034 67,889 13,645,617 2035 519.43
14 2034 0 2035 68,228 13,713,845 2036 519.43
15 2035 0 2036 68,569 13,782,414 2037 $19.43
16 2036 0 2037 68,912 13,851,326 2038 $19.43
17 2037 0 2038 69,257 13,920,583 2039 $19.43
18 2038 0 2039 69,603 13,990,185 2040 $19.43
19 2039 0 2040 69,951 14,060,136 2041 519.43
20 2040 0 2041 70,301 14,130,437 2042 $19.43

Notes:
Actual results will vary depending on development, inflation of overall tax rates
NPV calcuiations represent estimated amount of funds that could be horrowed (including project cost, capitalized interest and |ssuance costs)
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SECTION 10:
Annexed Property

A tax incremental district cannot include annexed territory unless at least three
years have elapsed since the annexation, or certain other requirements are met.
None of the property within the proposed District boundary was annexed
during the past three years.
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SECTION 11:
Estimate of Property to Be Devoted to Retail

Business

Pursuant to Wis. Stat. § 66.1105(5)(b), the City estimates that less than 35% of
the territory within the District will be devoted to retail business at the end of
the District’s maximum expenditure period.
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SECTION 12:
Proposed Changes of Zoning Ordinances, Master
Plan, Map, Building Codes and City Ordinances

Zoning Ordinances

The proposed Plan is in general conformance with the City’s current zoning
ordinances. Individual properties may require rezoning at the time of
development.

Master (Comprehensive) Plan and Map

The proposed Plan is in general conformance with the City’s Comprehensive
Plan identifying the area as appropriate for commercial and residential
development.

Building Codes and Ordinances

Development within the District will be required to conform to State Building
Codes and will be subject to the City's permitting and inspection procedures.
The proposed Plan conforms to all relevant State and local ordinances, plans,
and codes. No changes to the existing regulations are proposed or needed.

Tax Incremental District No. 14 Project Plan City of Whitewater
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SECTION 13:
Statement of the Proposed Method for the
Relocation of any Persons to be Displaced

Should implementation of this Plan require relocation of individuals or business
operations, relocations will be handled in compliance with Wis. Stat. Chapter
32 and Wis. Admin. Code ADM 92.
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SECTION 14:
How Creation of the Tax Incremental District
Promotes the Orderly Development of the City

Creation of the District and the implementation of the projects in this Plan will
promote the orderly development of the City by creating new industrial sites,
creating opportunities for commercial development, providing opportunities
for more workforce housing, and providing appropriate financial incentives for
private development projects. Through use of tax increment financing, the City
can attract new investment that results in increased tax base. Development will
occur in an orderly fashion in accordance with approved plans so that the
development will be compatible with adjacent land uses. Development of new
uses in the District will add to the tax base and will generate positive secondary
impacts in the community such as increased employment opportunities.

Tax Incremental District No. 14 Project Plan City of Whitewater
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SECTION 15:
List of Estimated Non-Project Costs

Non-project costs are public works projects which only partly benefit the
District. Costs incurred that do not benefit the District may not be paid with tax
increments. Examples of non-project costs are:

e 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.

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

e 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 Plan includes the following non-costs:

e Water Tower $1,730,000
e Vanderlip Lift Station (Walworth to Railroad) $1,400,000
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SECTION 16:

Legal Opinion Advising Whether the Plan is
Complete and Complies with Wis. Stat. &
66.1105(4)(f)

Legal Opinion Found on Following Page.

Tax Incremental District No. 14 Project Plan City of Whitewater
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Harrison, Williams & McDonell, LLP
Attorneys at Law

Wallace K. McDonell 452 W. Main Street Jonathan K. McDonell
whkmighmatiys.com P.O. Box 59 im@@hmattys.com
Whitewater, WI 53190
(262) 473-7900; Fax: (262) 473-7906

July 23, 2021

Cameron Clapper

City Manager of the City of Whitewater
312 W Whitewater Street

Whitewater, Wl 53190

Re:  Project Plan for Tax Incremental District No. 14

Dear Cameron;

Wisconsin Statute 66.1105(4)(f) requires that a project plan for a tax incremental
financing district include an opinion provided by the city attorney advising as to whether the plan
is complete and complies with Wisconsin Statute 66.1105.

As city attorney for the City of Whitewater, I have been asked to review the above-
referenced project plan for compliance with the applicable statutory requirements. Based upon
my review, in my opinion, the Project Plan for the City of Whitewater Tax Incremental District
No. 14 is complete and complies with the provisions of the Wisconsin Statute 66.1105(4)(f).

Sincerely,
HARRISON, WILLIAMS & MCDONELL, LLP

é—-”()ﬁ[w« [t )44@0-‘7

Wallace K. McDonell
State Bar: 1008713

WKM:scr
"'JL"' | WSO LNTERS
STATERAR ¢ | EIPRT MDY
WO | S g
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SECTION 17:

Calculation of the Share of Projected Tax
Increments Estimated to be Paid by the Owners of
Property in the Overlying Taxing Jurisdictions

The following projection is provided to meet the requirements of Wis. Stat. &

66.1105(4)(i)4.

Estimated portion of taxes that owners of taxable property in each taxing jurisdiction

overlaying district would pay by jurisdiction.

Statement of Taxes Data Year:
Percentage
Walworth County 16.49%
Municipality 29.00%
School District 50.84%
Technical College 3.66%
100.00%
Total
Walworth Technical
Revenue Year County Municipality  School District College Total Revenue Year
2023 9,248 16,263 28,508 2,051 112,140 2023
2024 18,357 32,281 56,586 4,072 222,593 2024
2025 24,253 42,649 74,761 5,380 294,087 2025
2026 26,695 46,942 82,287 5,921 323,690 2026
2027 20,392 51,686 90,601 6,519 356,397 2027
2028 32,103 56,453 98,958 7,121 389,268 2028
2029 34,827 61,243 107,356 7,725 422,303 2029
2030 37,565 66,058 115,795 8,332 455,503 2030
2031 40,317 70,897 124,278 8,942 488,869 2031
2032 43,083 75,760 132,802 9,556 522,401 2032
2033 43,298 76,139 133,466 9,604 525,013 2033
2034 43,514 76,520 134,134 9,652 527,639 2034
2035 43,732 76,902 134,804 9,700 530,277 2035
2036 43,951 77,287 135,478 9,748 532,928 2036
2037 44,170 77,673 136,156 9,797 535,593 2037
2038 44,391 78,062 136,836 9,846 538,271 2038
2039 44,613 78,452 137,521 9,895 540,962 2039
2040 44 836 78,844 138,208 9,945 543,667 2040
2041 45,061 79,238 138,899 9,995 546,385 2041
2042 45,286 79,634 139,594 10,045 549,117 2042
738,695 1,298,984 2,277,028 163,845 8,957,103
Notes:
The projection shown above is provided to meet the requirments of Wisconsin Statute 66.1105(4)(i)4.
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