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SECTION 1:

Executive Summary

Description of District

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

Estimated Total Project Expenditures.
The City anticipates making total project expenditures of approximately $325,000 to undertake the
projects listed in this Project Plan. The City anticipates complåtìng the p.ó¡."t, in multiple phases. The
Expenditure Period of this District is 15 years from the date òf adoption of the authorizing Resolution of
the Common Council (the "Creation Resolution'). The projects to Èe undertaken pursuant to this project
Plan are expected to be financed with General obligation däbt issued by the City, ïowever, the City may
use other alternative financing methods which may provide overall lower costs oi financing, pr".".uL d"bt
capacity, mitigate risk tothe City, or provide other ãdvantages as determined by the Common Council. A
discussion and listing of other possible financing mechaiisms, as well as a summary of total project
financing, is located in Section 10 of this plan.

Economic Development
As a result of the creation of this District, the City projects that additional land and improvements valueof approximately $1,150,000 will be created as ã iesult of new development, redevelopment, and
appreciation in the value of existing properties. This additional value will be ã result of the imþrovements
made and projects undertaken within the District. A table detailing assumptions as to the timing of new
development and redevelopment and associated values is located in Sectlon 10 of this plan. In addition,
creation of the District is expected to result in other economic benefits as detailed in the Summary of
Findings hereafter.

Expected Termination of District
Based on the Economic- Feasibility Study located in Section 10 of this plan, this District would be
expected to generate sufficient tax increments to recover all project costs by the year 2l34,requiring the
maximum life of this District.

Summary of Findings

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

1' That "but for" the creation of this District, the development projected to occur as detailed in
this Project Plan: 1) would not occur; or 2) would nol occur-i., ih" -urrner, at the values, orwithÍn the timeframe desired by the City. In making this determination, the iity has considered
the following information:

o Some of the sites proposed for development and/or redevelopment have remained vacant for
several years due to lack of adequate infrastructure. Given that the sites have not developed as
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would have been expected under normal market conditions, it is the judgment of the City that the
use of Tax Incremental Financing ("TIF") will be required to providå thã necessary infrãstructure
and inducements to encourage development on the sites consistent with that desireã by the City.

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

¡ Due to its geographic location and market conditions, the City has seen little growth or new
investment in the community. Net new construction within the City for the p"iioO of 200g to
2013 has averaged only .42Vo, while Jefferson County has average .ïlTo. The-City of waterloo
has had lower than the County's average net new construction 7 out of the last 8 years. Absent
the use of Tax Increment Financing (TF), this trend is likely to continue. Use of TIF will
provide the City with the means to stimulate new development.

The economic benefÏts of the Tax Incremental Districto 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:

o As demonstrated in the Economic Feasibility Section of this Project plan, the tax increments
projected to be collected are more than sufficient to pay for the prãposed project costs. On this
basis alone, the finding is supported.

¡ The grocery store expansion as expected to occur is likely to generate a minimum of three jobs.

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

t If approved, the District's creation would become effective for valuation purposes as of Januaryl' 2014. As of this date, the values of all existing development would be fìozèn and the property
taxes collected on this base value would continue to be distributed amongst the various tá"ing
entities as they currently are now. Taxes levied on any additional value éstablished within the
District due to new construction, renovation or appreciation of property values occurring after
January I, 2014 would be collected by the TID and used to repay rhe costs of TlF-eligible
projects undertaken within the District.

' Since the development expected to occur is unlikely to take place or in the same manner without
the use of TIF (see Finding #1) and since the District will generate economic benefits that are
more than sufficient to compensate for the cost of the improvements (see Finding #Z), the City
reasonably concludes that the overall benefits of the District outweigh the ãnticipated 1¿;
increments to be paid by the owners of property in the overlying taxing juãsdictions. It is further
concluded that since the "but for" test ii saiisfied, there woìld, in iact, be no foregone tax
increments to be paid in the event the District is not created. As required by Section
66.1 105(4Xi)4., a calculation of the share of projected tax incremenrs esrimareã to b" paid by the
owners of property in the overlying taxing jurisdictions has been made and can bè found in
Appendix A of this plan.
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4' Not less than 50vo by area of the real property within the District is suitable for a combination of
commercial and residential uses, defined as "mixed-use development" within the meaning of
Wisconsin Statutes Section 66'1105(2xcm). There is no lands propåsed for newly platted residential
development at this-_time, if a development opportunity for residåntial develop-"n, should present
itself, in no event will exceed 357o by area of the real piop".ty within the District. Any project costs
related to newly platted residential development are ejigible expenditures based on the finding that
the development has a residential housing ãensity of at lãast : units per acre as defined in wisconsin
Statutes Section 66. 1 1 05(2)(f)3.a.

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

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

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

8' The equalized value of taxable property of the District, plus the value increment of all existing tax
incremental districts within the City, does not exceed l2vo of the total equalized value of taxable
property within the City.

9' The city estimates that approximately 33 vo of the territory within the District will be devoted toretail business at the end of the District's maximum expãnditure period, pursuant to wisconsin
Statutes Secrions 66.1 105(5Xb) and 66. i 105(6Xam) 1.

10' The Project Plan for the District in the City is feasible, and is in conformity with the master plan of
the City.
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SECTION 2:

Type and General Description of District

The District is being created by the City under the authority provided by Wisconsin Statutes Section
66'1105. The District is created as a "Mixed Use District" baied upon a finding that at least 50Vo,by
area, of the real property within the District is suitable for a combinãtion of industrial, commercial anã
residential uses as defined within the meaning of Wisconsin Statutes Section 66.1 105(2xcm) (See Section
5 of this plan for a breakdown of District parcels by class and calculation of 

"o*pìiun"" with the 50Vo
test). Lands proposed for newly platted residential development comprise ¡Va of th" u."u of the District
To the extent that project costs will be incurred by the City for newly ptutt.a residential development, the
residential development will have a density of at least 3 units per acre as defined in Wisconsin Statutes
Section 66. 1 105(2)(f)3.a.

A map depicting the boundaries of the District is found in Section 3 of this plan. A map depicting the
proposed uses of the District is found in Section 8 of this plan. The City intends thar TIF will be used to
assure that a combination of private industrial, commercial and residential development occurs within the
District consistent with the City's development objectives. This will be accompliiir"a Uy installing public
improvements and making necessary related expenditures to induce and promôte development wiihìn the
District. The goal is to increase the tax base and to provide for and pr"r".u" employment opportunities
within the City' The project costs included in the Plan relate directly to prämoting mixed-use
development in the District consistent with the purpose for which the District is creaìed.

Based upon the findings, as stated within this Plan, the District is declared to be a mixed-use District
based on the identification and classification of the property included within the district.
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SECTION 3:

Map of Proposed District Boundary
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SECTION 4:

Map Showing Existing Uses and Conditions
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SECTION 5:

Preliminary Parcel List and Analysis

City of '|iløter[oo, WI
Tax Increment Distr¡ct No.4
Prel¡minary Parcel L¡st

PÄRCET NO
REf- ! MCFAOORESS ASSESSCDVAIUE

¡usrN6susÉ

^cñÉssufa4cloRMlx€ousE
ASSESSEDVATUÉ" asGsþ vaLUE- lolat assE$Eo

VALUE{LANO& €QUATIZ€DVAIUÊ

IMP)
PA¡CEIACRAGE CUREENIZONING ACTAIUSC

acREszoilEooR aciszoNÊooR
PUÑNEOFOfi PIANNIDßON

RESIDENIßI US NfuTY PIAftO
ÍEXISNGON RESIDEÑT^L

ffi THLERSqffiË ar;iútärN ßrc É,NAlit'i

ESTIMAÍEO OASE fOTAL OISIRIÍ
VALUE ACRû68

fOfAL |OIAL EXIS|ING OR TO|AL NEWLY
PAftD PA?EÞ fofaLMlxEDßE

BEsTDENnaL REyDENfaL aCREAGE

Petcena ol Tôtol Diît¡ct Acrcoge 31.803% 14.s69% o.om% so.312%
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SECTION 6:

Equalized Value Test

The following calculations demonstrate that the City is in compliance with Wisconsin Statutes
Section'66.1105(a)(gm)4.c., which requires that the equalized value of the taxable properry in the
proposed District, plus the value increment of all existing tax incremental districts, does not exceed l2To
of the total equalized value of taxable property within the City.

The equalized value of the increment of existing tax incremental districts within the City, plus the
estimated base value of the proposed District, totals $9,018,600. This value is less than the eitimated
maximum of $22,311,192 in equalized value that is permitted for the City of Waterloo. The City is
therefore in compliance with the statutory equalized valuation test and may proceed with creation of this
District.

City of 'Iilater[oo, WI
Tax lncrement District No. 4

Valuation Test Compliance Calcuation

Anticipated Creation/Amendment

Property Appreciation Factor:

As ofJanuary 1.,

Total Equalized Value (TlD lN)

Limit for 12%Test

t/L/2or4

1.00%

Valuat¡on Data

Estâbl¡shing 12% t_imit
Valuãt¡on Data Based on Anticipated

Currentfy Available Creation Date

ACTUAL ESTIMATED

Estimated Valuation
Data Establ¡shing Base

Value

ESTIMATED

2013 2014

1 85,98 1,60 2

20r5

184,1,40,2QO

22,096,824 22,3L7,792

I n crement Va I ue of Exi sti ne Tl D's

TID No.1 lncremenl

TID No.2 lncremen't

TID No.3 lncrement

Tota I Existi ng I ncrement

6,511,700

0

1 94,300

6,7 A6,AAO

6,57 6,817

0

1,96,243

6,77 3,060

Per€entage lncrease in

Base Value at Which
EV Test will Fa¡l

565.52%

2,3 59,083Proiected Base Value of New District

Existi ng Tl D New Construciion Factor

TOTAL VALUE SUBJ ECT TO TEST/LI M IT

COMPTIANCE

2,335,726

9,018,600

PASS

9,108.786

PASS

9,132,!43

PASS

i *@.ùtFtfî.ztcgrt*t

of V! n t tr l oo, Wi s t ot tsin
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SECTION 7:

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

The following is a list of public works and other TlF-eligible projects that the City expects to implement
in conjunction with this District. Any costs necessary or convenient to the creâtion of the Diitri.t o,.
directly or indirectly related to the public works and other projects are considered "project Costs" and
eligible to be paid with tax increment revenues of the District.

Property, Right-of-Way and Easement Acquisition

Propefiy Acquisition for Development and/or Redevelopment
In order to promote and facilitate development andlor redevelopment the City may acquire property
within the District. The cost of property acquired, and any costs associated with the trãnsactìon, urä
eligible Project Costs. Following acquisition, other Project Costs within the categories detailed in this
Section may be incurred in order to make the property suitable for development ind/or redevelopment.
Any revenue received by the City from the sale of property acquired pursuant to the execution of this plan
will be used to reduce the total project costs of the District. If total Þroject Costs incurred by the City to
acquire property and make it suitable for development and/or redevelopment exceed the revenues or other
consideration received from the sale or lease of that property, the nei amount shall be considered ,.real
property assembly costs" as defined in Wisconsin Statutes Section 66.ll}5(2)(f)1.c., and subject to
recovery as an eligible Project Cost.

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

Acquisition of Easements
The City may need to acquire temporary or perrnanent 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 eaiement rights are eliigible
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: preparåtion of a relocàtion plan;
allocations of staff time; legal fees; publication of notices; obtaining uppráiruir; and payment of relocãtion
benefits as required by wisconsin Statutes sections 32.19 and32.lg5.

Site Preparation Activities

Environmental Audits and Remediation
There have been no known environmental studies performed within the proposed District. If, however, it
becomes necessary to evaluate any land or improvement within the District, any cost incurred by the City
related to environmental audits, testing, and remediations are eligible project Cósts.
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Demolition
In order to make sites suita-ble for development and/or redevelopment, the City may incur costs related to
demolition and removal of structures or other land improvemônß, to includô abándonment of wells or
other existing utility services.

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

Utilities

Sanitary Sewer System lmprovements
There may be inadequate sanitary sewer facilities serving areas of the District. To allow development
and/or redevelopment to occur, the City may need to construct, alter, rebuild or expand sanitary ì"*",
infrastructure within the District. Eligible Project Costs include, but are not limiied to, conslruction,
alteration, rebuilding or expansion of: collection mains; manholes and cleanouts; service laterals; force
mains; interceptor sewers; and all related appurtenances. To the extent sanitary sewer projects undertaken
within the District provide direct benefit to lánd outside of the District, rhe City will *äk" un allocation of
costs based on such benefit. Those costs conesponding to the benefit allocateà 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, altãr, rebuild or expand sanitary sewer
infrastructure located outside of the District. That portion of the costs of sanitary såwer system projects
undertaken outside the District which are necessitated by the implementation of the project ptun *"
eligible Project Costs.

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

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

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

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

Comm un ications I nf rastructure
In order to create sites suitable for development and/or redevelopment, the City may incur costs to
provide, relocate or upgrade infrastructure required for voice and data communicatiåns, including, but not
limited to: telephone lines, cable lines and fiber optic cable. Costs incurred by the city to undertake this
work are eligible Project Costs.

Streets and Streetscape

Street lmprovements
There may be inadequate street improvements serving areas of the District. To allow development and/or
redevelopment to occur, the City may need to construct and/or reconstruct streets, alleys, ã"."rs 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 ðulverts, boi culverts and signals;
utility relocation, to include burying overhead utility lines; street lighting; installation of traffic control
signage and traffic signals; pavement marking; right-of-way restoration; installation of retaining walls;
and installation of fences, berms, and landscaping.

Streetscaping and Landscaping
In order to attract development and/or redevelopment consistent with the objectives of this plan, the City
may install amenities to enhance development sites, rights-of-way and óther public spaces. Thesä
amenities include, but are not limited to: landscaping; lighting of sireets, sidewaiks, parking areas and
public areas; installation of planters, benches, clocks,-tree ringi, trash receptacles an¿ iimitaiitems; and
installation of brick or other decorative walks, terraces and striet crossings. These and any other similar
amenities installed by the City are eligible project Costs.

CDA Type Activities

Contribution to Community Development
As provided for in Wisconsin Statues Sections 66. 1 105(2xfl 1 .h and 66.1333(13). the City may provide

Project Plan TID No. 4 Creation
Submitted by Ehlers

City of Waterloo, Wl
December6,2013Page 14



funds to its CDA to be used for administration, planning operations, and capital costs, including but not
limited to real property acquisition, related to the purpo*r Ìo. which it was èstablished in furtherance of
any redevelopment or urban renewal project. Funds provided to the CDA for this purpose are eligible
Project Costs.

Revolving Loan/G rant Program
To encourage private redevelopment consistent with the objectives of this plan, the City, through its
CDA, may provide loans and/or matching grants to eligible pioperty owners in the District. Loan and/or
matching grant recipients will be required to sign an ag."ement specifying the nature of the property
improvements to be made. Eligible improvements will be those that are titet! to improve the value of the
property, enhance the visual appearance of the property and surrounding u."ã, .or.".t safety deficiencies,
or as otherwise specified by the CDA in the program manual. Any funds returned to the CDA from the
repayment of loans made are not considered revenues to the District, and will not be used to offset
District Project Costs. Instead, these funds may be placed into a revolving loan fund and will continue to
be used for the program purposes stated above. Any funds provideJ to the CDA for purposes of
implementing this program are considered eligible project Costs.

Míscellaneous

Cash Grants (Development lncentives)
The City may enter into agreements with property owners, lessees, or developers of land located within
the District for the purpose of sharing costs to encourage the desired kind of improvements and assure tax
base is generated sufficient to recover project costs. No cash grants will be provided until the City
executes a developer agreement with the recipient of the cash grant. Any puyrn"nt, of cash grants madL
by the City are eligible Project Costs

Professional Service and Organizational Costs
The costs of professional services rendered, and other costs incurred, in relation to the creation,
administration and termination of the District, and the undertaking of the projects contained within this
Plan, are eligible Project Costs. Professional services include, but are not limited to: architectural;
environmental; planning; engineering; legal, audit; financial; and the costs of informing the public with
respect to the creation of the District and the implementation of the plan.

Administrative Costs
The City may charge to the District as eligible Project Costs reasonable allocations of administrative
costs, including, but not limited to, employee salaries. Costs allocated will bear adirect connection to the
time spent by City employees in connection with the implementation of the plan.

Financing Costs
Interest expense, debt issuance expenses, redemption premiums, and any other fees and costs incurred in
conjunction with obtaining financing for projects undertaken under this Plan are eligible project Costs.

With all projects the costs of engineering, design, survey, inspection, materials, construction, restoring
property to its original condition, apparatus necessary for public works, legal and other consultant fees,
testing, environmental studies, permits, updating City ordinances and plans, judgments or claims for
damages and other expenses are included as project Costs.
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In the event any of the public works project expenditures are not reimbursable out of the special TIF fund
under Wisconsin Statutes Section 66.1 105, in the written opinion of counsel retained by thì City for such
purpose or a court of record so rules in a final order, then such project or projecis shall be deleted
herefrom and the remainder of the projects hereunder shall be deemeá the entlrety of the projects for
purposes of this Pro.ject Plan.

The City reserYes the right to implement only those projects that remain vÍable as the plan perÍod
proceeds.

Project Costs are any expenditure made, estimated to be made, or monetary obligations incurred or
estimated to be incurred, by the City and as outlined in this Plan. Project Costs witt Ue ¿lminished by any
incorne, special assessments or other revenues, including user fees ôr charges. To the extent the costs
benefit the municipality outside the District, a proportionate share of the cosi is not a project Cost. Costs
identified in this Plan are preliminary estimates made prior to design consideration, und are subject to
change after planning is completed. Prorations of costs in the PIan are also estimates and subject to
change based upon implementation, future assessment policies and user fee adjustments.
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SECTION 8:

Map Showing Proposed lmprovements and Uses
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SECTION 9:

Detailed List of Project Costs

All costs are based on 2013 prices and are preliminary estimates. The City reserves the right to increase
these costs to reflect inflationary increases and other uncontrollable circumstances betweenZ0l3 and the
time of construction- The City also reserves the right to increase certain project costs to the extent others
are reduced or not implemented without amending the Plan. The tax increment allocation is preliminary
and is subject to adjustment based upon the implementation of the plan.

This Plan is not meant to be a budget nor an appropriation of funds for specific projects, but a
framework within which to manage projects. All costi included in the Plan are estimates based on
best information available. The City retains the right to delete projects or change the scope and/or
timing of projects implemented as they are individually auihorized by the 

-Common 
Council,

without amending the PIan.
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Tax lncrement District No.4
pffidhr¡rÉ¡r,/a'd,"G,ß/crÁ¡!¡. Project List

Waterloo, Wisconsfut

Phase I Phase ll Phase lll

Proiects

Development I ncentives

Revolving Loan

Buy Local Campaign

Signage & Wayfindings
Professional Services

Utility lmprovements

TID Cieation & AdminisÍation

Subtotal Needed for Projects

2014

25,000

4,000

1,000

25.000

2016

5,000

1"20,000

4,000

15,000

30,000

Future

1-45,000

4,000

35,000

55,000 t74,O0O 184,000
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SECTION 1O:

Economic Feasibility Study, Financing Methods, and the
Time when costs or Monetary obligations Related are to
be lncurred

The information and exhibits contained within this Section demonstrate that the
economically feasible insofar as:

proposed District is

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

The City expects to complete the projects in one or multiple phases, and can adjust the timing of
implementation as needed to coincide with the pace- of private devËlopment and/or
redevelopment. A discussion of the phasing and projected timelìne for project completion is
discussed under "Plan Implementation" within this Section. A table iAentitying the iinancing
method for each phase and the time at which that financing is expected to be incuned is included.

The development anticipated to occur as a result of the implementation of this plan will generate
sufficient tax increments to pay for the cost of the projects. Within this Section are tables
identifying: 1) the development and/or redevelopment expected to occur, 2) a projection of tax
increments to be collected resulting from that development and./or redevelopment and other
economic growth within the District, and 3) a cash flow model demonstrating that the projected
tax increment collectìons and all other revenues available to the District will be sufficient to pay
all Project Costs.

Available Financing Methods

General Obligation (G.O.) Bonds or Notes
The City may issue G.O. Bonds or Notes to finance the cost of Projects included within this plan.
Wisconsin Statutes limit the principal amount of G.O. debt that u 

"o--unity 
may have outstanding at any

point in time to an amount not greater than five percent of its total equalizLd vãlue (including inðrement
values). The tables on page 22 provide a calculation of the City'i current and projecteJ C.O. ¿"Ut
capacity. Tables I and 2 project, respectively, the City's equalized value, and the full faith and credit
borrowing capacity of the City. Equalized valuation projections were made using two methods. The first
projects future valuation of the City using the average annual percentage of valuãtion growth experienced
between 2009 and 2013. This method is identified as the percentage method. The second method
projects the future valuation based upon the average annual value change between 2009 and 2013. This
method is identified as the straight-line method. Table 2 projects the G.ô. borrowing capacity of the City
utilizing the straight-line valuation projection and considering the existing debt of tnã Cliy, demonstratin!
that the City will have sufficient G.O. debt capacity during the implementation period of the District to
finance projects using this method if it chooses.

Bonds lssued to Developers ("Pay as you Go,' Financing)
The City may issue a bond or other obligation to one or more ãevelopers who provide financing for
projects included in this Plan. Repayment of the amounts due to the develop", .rná". the bonds or other
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obligations are limited to an agreed percentage of the available annual tax increments collected that result
from the improvements made by the developer. To the extent the tax increments collected are insufficient
to make annual payments, or to repay the entire obligation over the life of the District, the City's
obligation is limited to not more than the agreed percentage of the actual increments collected. Bonds or
other obligations issued to developers in this fashion are not general obligations ofthe City and, therefore,
do not count against the City's statutory borrowing capacity.

Tax lncrement Revenue Bonds
The City has the authority to issue revenue bonds secured by the tax increments to be collected. These
bonds may be issued directly by the City, or as a form of lease revenue bond by a Community
Development Authority (CDA). Tax Increment Revenue Bonds and Lease Revenue Bonds are not
general obligations of the City and therefore do not count against the City's statutory borrowing capacity.
To the extent tax increments collected are insufficient to meet the annual debt servióe requireménts of ttre
revenue bonds, the City may be subject to either a permissive or mandatory requirement to appropriate on
an annual basis a sum equal to the actual or projected shortfall.

Utility Revenue Bonds
The City can issue revenue bonds to be repaid from revenues of the its various systems, including
revenues paid by the City that represent service of the system to the City. There is neither a statutory noi
constitutional limitation on the amount of revenue bonds that can be issued, however, water rates are
controlled by the Wisconsin Public Service Commission and the City must demonstrate to bond
purchasers its ability to repay revenue debt with the assigned rates. To the extent the City utilizes utility
revenues other than tax increments to repay a portion of the bonds, the City must reduce the total eligibll
Project Costs in an equal amount.

Special Assessmerìt "8" Bonds
The City has the ability to levy special assessments against benefited properties to pay part of the costs for
street, curb, gutter, sewer, water, storm sewers and other infrastructure. In the event the City determines
that special assessments are appropriate, the City can issue Special Assessment B bon6s pledging
revenues from special assessment installments to the extent assessment payments are outstanding. -¡.ñesã

bonds are not counted against the City's statutory borrowing capacity. If special assessments are levied,
the City must reduce the total eligible Project Costs under this Plan in ãn amount equal to the total
collected.
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Equalized Valuation Projection

City of Wøterfoo, WI ,¿i:;; EHLERS
î.:13 fffirp.re

Projection of General Obligation Debt Borrowing Capacity

ih¡ of Wttrln. luVisconsû¡

Table 1 - Projection of Growth in Equalized Value (TtD lN)

l ----PERCENTAGE M ETHOD---- |

HISTORICAL DATA

l-STRATGHT LtNE MFÍHOD-- |

2009
201.O

201.1

2012
201.3

203,494,800
202,L47,600
197,597,LOg
217,356,810
I84,t40,200 -2.38yo

2009
20I0
20Lt
201"2

20t3

203,494,800
202,L07,600
197,597,100
2r7,356,810
I84,140,200 -4,838,650

PROJECTED VALUATIONS

201.4
¿U 15
2016
2017
2018
2019
2020
2021.
2022

179,767,759
I75,487,427
t7t,31,4,730
167,24L,250
163,264,628
L59,382,561
1ss,592,801.
151,893,1s4
t48,28t,475

-2.38%
-2.38%
-2.38o/o

-2.38%
'2.38o/o
-238%
'2.38o/o
-2.38To

'2.38o/o

20L4
201.5
20t6
2077
2018
20L9
2020
2021.
2072

179,301,550
174,46?,900
1.69,624,250
t64,785,600
1.59,946,950
1s5,108,300
150,269,650
L45,437,000
140,592,350

-2.63%
-2.70%
-2.77%
-2.85%
-2.94%
-3.03%
-3.!2o/o
-322%
-3.33o/"

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

BUDGET EqUALIZED
YEAR VALUE

GROSS DEBT
LIMIT

9,207,Otl
8,96s,078
8,723,t45
8,48r,2r3
8,239,280
7,997,348
7,755,41.5
7,s1"3,483
7,27L,550
7,O29,61,8
6,787,68s
6,545,753
6,303,820
6,061,888
s,819,955
5,sl8,023
5,336,090
5,094,L58
4,852,225
4,610,293
4,368,3 60
4,1.26,428

DEBI
BALANCE

4,435,854
3,957,775
3,523,633
3,073,7sI
2,611.,1.21.

2,1.22,082
L,626,51.0
1-,721,103

775,400
390,000

201.4
201,5
2016
201,7
2018
2019
2020
2021"
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031.
2032
2033
2034
2035

1.84,1.40,200
179,301,5s0
174,462,900
!69,624,250
164,785,600
159,946,950
155,108,300
1s0,269,650
145,43 1,000
140,592,350
135,753,700
130,91s,050
126,076,400
12I,237,750
116,399,100
1l-1,560,450
106,721,,800
101,883,150
97,044,500
92,205,gs]
87,367,200
82,s28,5s0
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Plan lmplementation

Projects identified will provide the necessary anticipated governmental services to the area. A reasonable
and orderly sequence is outlined on the following page. However, public debt and expenditures should be
made at the pace private development and/or redevelopment occurs to assure increment is sufficient to
cover expenses.

It is anticipated developer agreements between the City and property owners will be in place prior to
major public expenditures. These agreements can provide roioeietopment guarantees or a payment in
lieu of development. To further assure contract enforcement, these agrcements might include levying of
special assessments against benefited properties.

The order in which public improvements are made should be adjusted in accordance with development
and execution of developer agïeements. The City reserves the right to alter the implementation of this
Plan to accomplish this objective.

Interest rates projected are based on current market conditions. Municipal interest rates are subject to
constantly changing market conditions. In addition, other factors such as the loss of tax-exempt status of
municipal bonds or broadening the purpose of future tax-exempt bonds would affect market conditions.
Actual interest expense will be determined once the methodi of financing have been approved and
securities or other obligations are issued.

ff fïnancing as outlined in this PIan proves unworkable, the City reserves the right to use alternate
fïnancing solutions for the projects as they are implemented.
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lmplementation and Financing Timeline

of Wnterloo, Wisconsifl
Citg of Wøterfoo,,l,!I

Tax lncrement D¡strict No.4

Estimated Project Costs & Financing plan
# gn*rem

Bank Note

;tffi
0

2s,000

4,000

1,000

0

0

25.000

Bank Note

ã6iP-ñffi

5,000

1.20,000

4,000

0

15,000

30,000

0

0

774,O00

Bank Notê
Total Project

Costs

All Phases

s,000

290,000

12,000

1,000

15,000

3r3^000

Pro¡ects

Development lncentives

Revoìving Loan

Buy Local Campaign

Signage & Wayfindings
Professional Services

Utility lmprovementj

TID Creêtion & Administration

Subtotal Needed for Proiects

F¡nance Related Expenses

Financial Adv¡sor

Bond Counsel (Estimate)

Rat¡ng Agency Fee

Pa yi ng Agent (if Term Bonds)

Max. Underwriter's Discount
Capitali¿ed lnterest

Total Fi na ncing Required

Est¡ mated lnterest Eo rn ¡n g s

Assumed Spend Down (Months)

Roundi ng

NET ISSUE SIZE

Future

0

145,000

4,000

0

0

35,000

0

55,000 184,000

6,000

0

I soiol o

190,000

5,000 6,000

ls'-l ls"*l

ry

0

0

1E0.00060,000

Frs%] o

1

o lì:s7l o
1

I 6rpoo I d d
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Development Assumptions

ùf A i I¿ rla', l\t í ylns i t l

Cíty of Wøter[oo, W
Tax lncrement District No.4 æ

EHLERS

Development Assumptions

Construction

Year

Grocery Store
Expansion

_Eã."-õñd- 
C.eõuñd-

Private prívate
DevêlonmÊnt Develonmpnt

Annual

Total

20t4

201"5

2016

2017

2078

2019

2020

2021

2022

2023

2024

2025

2026

zo27

2028

2029

2030

2031

2032

TOTATS

NOTES:

145,600 145,600

0

500,000

0

0

500,000

0

0

0

0

0

0

0

0

0

0

0

0

0

1,,145,600

500,000

500,000

145,600 500,000 500,000
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lncrement Revenue Projections

City of '|iløter[oo, 'lrll ffiffþ;;

Apply lnflat¡on
Factor to Ease?

I
I z,ctz,too I Im='åf- s¿rt-l -I o.oov. I

I o.oox I

I o.oor¿ |

,Í

Tax lncrement District No.4
Tax lncrement Project¡on Worksheet

Type of Distr¡d
Actual Creation Oate

Valuation Date

Max¡mum Life (ln Years)

Expend¡ture Period (ln Years)

Revenue Periods/F¡nal Rev Year

End of Expenditure Period

LatestTerm¡nation Date

El igi ble for Extens¡on/No. of Yea rs

Êligible Recipient District

Prolected Base Value

Pre-Amendment Ease Value (Actual)

Property Appreclatlon Factor

Current Tax RÊte {per 9t,000 EV)

Tax Rate Adlustment tactor (N€xt 2 years)

Tax Rate Adlultmënt Factor (Followlng 2 years)

lax Rate AdJustment tactor (Thereafter)

Olscount Rate 1 Tor NpV Cãlculatlon

O¡scount Rato 2 fo. NpV Câlculatlon

Vøluøtion RcvñLe Tdv

l-:--3sox I

I s.oosr I

Tox

Net Present Velue Câlculâtion

Construd¡on Vdludtion

1,145,600

Future Vâlue of tncrement l--atr"t* 
*l

*.4"fti EHLERStl,;aI$ ,-rrui;s rmnurì rìnmii

Mlxed uÊe

t2/sl2ot3
Jan.1. 2014

20

15

19 I 20¡¿

12/s/2028
L2t5 t2023

Yesl 3

No
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Cash Flow

Citt of 'L/øter[oo, 'lrll
Tax lncrement D¡str¡ct No.4
Cash Flow Pro Forma

ly of Wnh:rlm, Wist't¡¡tsitt
r,ilii¡ _EHLERS

,,;,".f Lt^0Êns lN PusL c lrN^NcE

Revenues Expenditures Ba I a nces
Project Cost

Principal
O utsta nd¡ ng

Yeâr

Tax

lncrements
lnvestment

Earnings

Total

Revenues

Ba nk Note

S60,ooo

8/7/2074

Bank Note

s180,000

8/tl20L6

Bank Note

5190,000

8lLl2020
Admi n

Tota I

:xpendi tures
Ann ua I Cumulat¡ve

20r4
20L5
201,6

201,7

20L8
2079
2020
202L
2022
2023
2024
2025
2026
2027

2028
2029
2030
2031
2032
2033

2034

Tôrâl

437r
5,013

18,614

19,399
20,L92
33,94s
34,883

35,831
36,788
37,755
38,732

39,718
40,7L4

4t,721,
42,737

43,763

44,800

45,847

46,944

0

0
0

5

0
8

1,2

28
59

55
68

98
96

113

150
156

134

134

r57
205
227

0

0

4,37L
5,01E

x8,614
t9,407
20,2O4
ts,972
34,942
35,886
36,856

37,854
38,828
39,831
40,864
41,877
42,47t
45,497

44,957

46,O52
47,732

Prin (8/1) Est. Rate

3.5000/0 L,925
0 3.500% Lp2s
o 3.500% 7,925

5,000 3.500% L,925
5,000 3.500% L,750
s,000 3.500% 1,s75
5,000 3.500% 1,400
s,o00 3,500% 1,22s
s,000 3.500% 1,0s0
s,000 3.500% 875
5,000 3.500% 700
5,000 3.500% 52s
5,000 3500% 350
5,000 3.500% 775
5,000 3.500%

o 3500%

Prin (8/1) Est. Rate lnterest

3.7500/0 6,7s0
o 3.750% 6,7sO

5,000 3.750% 6,750
s,o00 3.750% 6,s63

to,ooo 3.750% 6,375
r"0,000 3.750% 6,000
1,O,OQO 3.t50% 5,62s
70,ooo 3.750% 5,250
LO,000 3.75Q% 4,875
ro,ooo 3.7500/0 4,500
L0,000 3.7s0% 4,L2s
70,000 3.7500/0 3,750
rs,ooo 3.750% 3,37s
L',OOO 3.750% 2,813
Ls,ooo 3.750% 2,2sO
L',OOO 3.750% 1,688
1s,000 3.750% 1,125
L5,000 3.750% 563

Pr¡n (8/1) Est. Rate

4.OO0% 7,600
5,000 4.000% 7,600
s,000 4.000% 7,400
5,OOO 4.OOA% 7,200

10,000 4.000% 7,000
10,000 4.000% 6,600
Lo,ooo 4.000% 6,200
15,000 4.000% s,800
L5,000 4.oo0% 5,200
20,oo0 4.000% 4,600
20,oo0 4.000% 3,800
20,ooo 4.000% 3,000
25,000 4.000% 2,200
30,000 4.000% L,200

500

500
500
s00
500

500
500
500

500

500

500

500

500

500

500

500

500
500

o

L,925
t,925
I,t75

t4,L75
19,000
r8,638
30,875
35,325

34,57s
3t,82s
38,075

37,X,25

36.t75
40,22s
44,075
42,9r3
4L,55O

40,188

43,825
47,263

0
(L,92s

2,446
(4,rs7
L L?q

407
t,567
3,097

(383 l

1,3Lt
3,03 L

122r)
L,703
3,656

639
(2,198)

l47J
2,347

4,770
2,227

(131)

0
( 1,92s l

52t
{3,6361

803
1,,2r0

2,777
5,87 4

5,491,

6,802
9,834

9,612
1 L,3 15

14,972
15,61. L

1,3,41,3

1,3,37L

L5,7 18

20,488

430,000

430,000

430,000

430,000
425,000
415,000
405,000

390,000

370,000
350,000

330,000

30s,000

280,000
255,000

225,OOO

L90,000

155,000

L20,000

85,000

201,4

2015

2016
20L7
201"8

2079

2020
2021,

2022
2023
2024

2025
2026
2027

2028
2029
2030
203 1

)01)
,^a"l

) qq4

63t-728 1.7fìS 63t,434 60.000 77 -12\ 180.000 79-t2S 190,000 75.¿OO 9,000 610.8s0 2?.5A4
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SECTION 11:

Annexed Property

lhere *9 ry lands proposed for inclusion within the District that wcre annexed by the City ort or after
January 1,2004.

)
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SECTION 12:

Estimate of Property to be Devoted to Retail Business

Pursuantto Wicconsin Statutes Sections 66.1105(5Xb) and 66.1105(6Xam)1, rhe City estimates that
approximateþ 33% of the territory within the District will be devoted to ro.tail business at the end of the.
District's maximum expendituro period.

)

l-
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SECTION 13:

Propos ed Zoning Ordinance Changes

The City anticipates that a portion of the Dishict will he rezoned prior to developmenl

)

) 
"","", 

t'*tt-.*"t Cityof Waterloo, Wl
December 6,2O13
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SECTION 14:

Propgsed changes in Master Plan, Map, Building codes
and City of Waterloo Ordinances

It is expeeted that this Plan will be complementary fo the city's Master pla¡. There arc no proposed

1lanSes to the lvlâster Plan, map, building eodes or other City o,rdinances for the implementaiion of tnis
Plan.

)

Project Plan TID No. 4 Crealio¡
Suþmittod by Ehlers

Ci$of Waterloo, Wl
December û, 2013Page 31



SECTION 15:

Relocation

It is not anticipated there will be a need to relocate persons or businesses in conjunction with this plan.
In the event relocation or the acquisition of property by eminent domain becomes necessary at some time
during the implementation period, the City will follow applicable Wisconsin Statutes Sectio¡ chapter 32.

)-' Project Plan TID No.4 Creation City of Waterloo, Wl
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sEcTtoN 16:

) .Ç¡derly Development and/or Redevelopment of the City of
Waterloo

The D'isffict csntributes to the orderþ developmont .ãnd1or redevelopment of the City by providing the
oppofiuüitJ for continued growth in ta,r base, job opportunities and general economic u*tiri.ity.

)

t-' Project Plan TID No. 4 Creation Gity of WaterJoo, Wl
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SECTION 17:

List of Estimated Non-Project Costs

Non-Project costs are public works projects that only pa.tly benefit the District or are not eligible to be
paid with tax incremeRts, or costs not eligible to be paid with TIF funds. Examples would include:

' A public improvement made within the District that also benefits property outside the District.
That portion of the total project costs allocable to properries outsiáe of tn" District would be a
non-project cost.

A public improvement made outside the District that only partially benefits property within the
District. That portion of the total project costs allocable io propertier oot.id" of the District
would be a non-project cost.

Projects undertaken within the District as part of the implementation of this Project plan, the costs
of which are paid fully or in part by impact fees, grants, special assessments, or revenues other
than tax increments.

The City does not expect to incur any non-project costs in the implementation of this project plan.
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SECTION 18:

opinion of Attorney for the City of waterloo Advising
whether the Plan is complete and compries with
Wisconsin Statutes 66.1 1 05

@.sxl".,r ^"*"*"ì'::ì':ï
TIi\4OTHY D. FII¡INER

*"1Íä"1',1;Íi1

November 27, 2013

Yia E-Mail

Mayo¡ Robert Thompson
Ciiy of Waterloo
136 NoÍh Motroe Street
\\¡aterloo, Wl 53594

Re: City of Waterloo
Wisconsin Tax Increnìental Disù.ìct No. 4
Our File No. I 1 I 10.52281

Dea Mayor Thompson:

As Cita Attomey for the Ciry of Waterloo. I have reviewed the projeet plan æd, in my opinion.
ha'e detemrined that it is complele æd complies ç'ith section 66.1105(4xÐ of rhe wisonsin
Statutes.

Sincsrely,

A-XLEY BRYNELSON. I,I -P
l/- ¿

,/ç',//1--/
Timfhy- D. Femer
TDF:av¡

PO Bo¡ 176? 'iiladkon \l'l il70l-t?óf '2 E¿s Mfd¡ Sæ¡ 'Sue 20{ 'Madb¡ H1 5tte3 .60$.?5?-5óitÌ ,åoül$.iúr .Þ; tr8ji7.# , $çr..:\ielroß
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Exhibit A:

Calculation of the Share of projected Tax lncrements
Estimated to be Paid by the owners of property in the
Overlying Taxing Ju risdictions

Estimated Share by Taxing Jurisdiction of Projected Tax tncrements to be paid by
Owners of Taxable Property in each of the Taxing Jurisdictions Overlying the Tax

lncrement District

County City
School

DistrÍd
Technical

College

L6.69% 37.93% 38.37% 7.OL%
2016 7_39 -____- 1.,þsg_.____1,6JJ__ 3os-__-__-_L1LL-.

- _20!8_ _ - ,-- _ ._3r1g!_ - _ 7,060 7,142 1,305 18.614
_--- ?0!e .--_,--_--_3,2-39--*__-.- 7,,19-__.___--7-,1!3- _, 1,3_çg -_-_ ts,3ge

194p__ -- _ " 3.12Q _, _ 7,6s9 _ 7,748 7,47s 2o.Ls2
____10?l-._..__-__5.Þ.,999_-.---._-_-!?,8ry_____-E_,9]!____ z,?J.g_ .. sLgSt--.

2022 5,823 73,23t 13,384 2,445

____-2Æ____-__- .J,s-8_1_- __-_*F__Þ91_,.. _ 13,7!9___--__-__ -1,y_?_ _--_.qå8-g1
2,579 36,788

_-__.?93Þ __---_____-_ø:g?___.__.-- t!.?]e__..--- __]!,4L6__ 2.,s1ç __-_:t7_jtr_s
.----.-?'0?9----..-----.----*9A9t--,-.----]4'99-!.---_-..---_-tLEg\ *--_*__-.2,7JL --_- Ag.,7?Z_._ _?qzz_ , _ _ .q.E!q _,- 1Þ,,0_6.5_ . 15,240 2,784 3s,7L8
_- _202t.--,_____ gJe6, ._ 1-s,!!3:___---..1r,ç?_2*_ 2,q1!_-_*!L7!_4

2029 15,825 4L,727
______?9.3!_ _ -__*Lr33__ __ -J6,4-0__-_-_ls'3s1 ____--_?,s_s6 _ 42,7_3,7

z03L 16,599

_.-*- 29?_?___ _-.-, _.-___-l,yF__-__ _!9,e2?__-_._-_!J,1þ9.-,-__-_ 1,!tg__--___*Lq.og_
-,- _ ?Q3?__ - -_-_ 7_!953----_ _ 77,3e0 _ 77,sst 3,21.4 4s.847
__?931__-_*_ 7,829 __-__!l;!gJ-__ t7,9gf___. 32gg_-__ 1gÊgl_

LOs,447 239,6L3 242,399 44,280 63t,729

NOTE: TheprojectionshownaboveisprovidedtomeettherequirementsofWisconsin
sratute 66.1 10s(4)(¡ )4.


