AMENDED JOINT REVIEW BOARD

Maiiston AGENDA

January 14, 2025 at 4:00 PM
303 Mansion Street Mauston, WI

1. Call to Order/Roll Call
2. Discussion and action relating to Minutes
a. September 4, 2024
3. Appointments (as needed)
a. Public Member
b. Chairperson
4. Review responsibilities of the Joint Review Board.
5. Review and discuss the draft Project Plan for TID No. 5
a. Publication Notice and Amended Project Plan
6. Set next meeting date to consider approval of TID No. 5

7. Adjourn

NOTICE:

It is possible that action will be taken on any of the items on the agenda and that the agenda may be
discussed in any order. It is also possible that a quorum of other governmental bodies of the municipality
may be in attendance at the above-stated meeting to gather information; no action will be taken by any
governmental body at the above-stated meeting other than the governmental body specifically referred
to above in this notice.

Also, upon reasonable notice, efforts will be made to accommodate the needs of disabled individuals
through appropriate aids and services. For additional information or to request this service, contact City
Deputy Clerk Nicole Lyddy (608) 747-2706.

Any member of the public wishing to join the meeting telephonically should call City Hall by 4pm the day
of the meeting. Staff will be happy to provide instructions on joining the meeting by phone. City Hall main
number: 608-847-6676
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JOINT REVIEW BOARD MINUTES

THE CITY OF
MauSton September 04, 2024 at 3:00 PM

303 Mansion Street Mauston, WI

Call to Order/Roll Call- The Joint Review Board met on Wednesday, September 4, 2024, in the
Council Chambers of Mauston City Hall. Administrator Daron Haugh called the meeting to order at
3:00 p.m. Present were Western Technical College representative Christina Heit (who appeared by
phone), Mauston School District representative Sue Goyette (who appeared by phone), Juneau
County representative Denise Giebel, Member at Large Leonard Kluge, and City of Mauston
representative Administrator Daron Haugh. Also present was Josh Low from Ehlers and Deputy
Clerk Nicole Lyddy.

Appointments- Public Member- The motion was made by Haugh and seconded by Goyette to
reaffirm Kluge as the member at large. Motion carried. Chairperson- The motion was made

by Giebel and seconded by Goyette to appoint Haugh as chairperson. Motion carried.

Review Annual PE-300 Reports- Josh Low went through both tax district reports. TID #4 was
created on September 29, 2022, as a blight elimination district, it was amended on September 12,
2023, in order to add territory to the District for a new multi-family apartment building and
development incentives. TID #5 was created on September 29, 2022, as a mixed-use district. He
explained that revenue for the districts will not happen until the third year after any construction

(the second year is a valuation year). Overall he stated that both TIDs are in good shape.

The motion was made by Haugh and seconded by Kluge to approve Resolution 2024-11
Acknowledging Filing of Annual Reports and Compliance with Annual Meeting

Requirement. Motion carried.

Adjourn- The motion was made by Haugh and seconded by Goyette to adjourn. Motion carried at
3:20 pm.

Chair Date
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NOTICE OF PUBLIC HEARING
AND JOINT REVIEW BOARD MEETING
CITY OF MAUSTON, WISCONSIN

NOTICE IS HEREBY GIVEN that the City of Mauston will hold a Joint Review Board
meeting on January 14, 2025 at 4:00 PM.

The meeting will be held at the Mauston City Hall, located at 303 Mansion St. Any
member of the public wishing to join the meeting telephonically should call City Hall
by 3:00 pm the day of the meeting. Staff will be happy to provide instructions on
joining the meeting by phone. City Hall main number: 608-847-6676

The purpose of the meeting is to organize the Joint Review Board for consideration of
the City’s proposal to amend Tax Incremental District No. 5.

NOTICE IS HEREBY GIVEN that the Plan Commission of the City of Mauston will hold
a public hearing on January 14, 2025 at 5:30 PM.

The meeting will be held at the Mauston City Hall, located at 303 Mansion St. Any
member of the public wishing to join the meeting telephonically should call City Hall
by 4:00 pm the day of the meeting. Staff will be happy to provide instructions on
joining the meeting by phone. City Hall main number: 608-847-6676

The hearing will be held to provide the public a reasonable opportunity to comment
on the proposed amended boundaries of Tax Incremental District No. 5, and the
proposed amendments to its Project Plan.

The proposed amendment would add territory to the District as permitted under
Wisconsin Statutes Section 66.1105(4)(h)2. The proposed amendment to the District’s
boundary would add parcel number 292511687.

Based on the planned use of properties within its boundaries at time of creation,
territory within the District was previously identified as suitable for mixed use
development.

Projects to be undertaken within the District and costs to be incurred (Project Costs)
will continue to be for the purpose of promoting mixed-use development and may
include acquisition of property, rights of way or easements, site preparation,
installation or rehabilitation of utilities and streets, payment of cash grants as
development incentives to owners, lessees, or developers of land located within the
District, professional services and organizational costs, administrative costs, financing
costs and other costs as may be necessary to implement the District’s Project Plan.
Projects may be undertaken within the District’s proposed boundary and in areas
located in the City within %2 mile of that boundary.
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As permitted under Wisconsin Statutes Section 66.1105(4)(h)1., the list of estimated
Project Costs in the current Project Plan would be amended and increased by
approximately $2,500,000.

All interested parties will be given a reasonable opportunity to comment on the
proposed amended boundaries of the District and the proposed amendments to its
Project Plan. A copy of the proposed amendment to the District’s Project Plan,
including a description of the proposed amended boundary, is available for public
inspection and will be provided on request during normal business hours at the office
of the City Clerk at the Mauston City Hall, located at 303 Mansion St. This information
can also be viewed on the City’s website at www.mauston.com, if applicable.

By Order of the City of Mauston, Wisconsin

Published January 2, 2025




Section 5, Item a.

January 14, 2025

PROJECT PLAN AMENDMENT

City of Mauston, Wisconsin

Tax Incremental Distrigt No. 5

“EHLER

- PUBLIC FINANCE ADVISO

Prepared by:

Ehlers
30600 Centre Pointe Driv
Roseville, MN 55113

BUILDING COMMUNITIES. IT’S WHAT WE DO.
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KEY DATES

Organizational Joint Review Board Meeting Held: January 14, 2025

Public Hearing Held: January 14, 2025
Approval by Plan Commission: January 14, 2025
Adoption by Common Council: January 14, 2025
Approval by the Joint Review Board: To Be Determined
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SECTION 1:
Executive Summary

DESCRIPTION OF DISTRICT
Tax Incremental District (“TID”) No. 5 (“District”) is a 133-acre mixed-use district
created on September 29, 2022. The District was created to:

e pay for infrastructure costs, property acquisition, and development
incentives intended to promote housing, commercial, and industrial
development.

Purpose of Amendment
The purpose of this amendment, referred to her,
Amendment, or the Plan Amendment, is to:

ter as the Plan, the

er Wis. Stat. &
ory amendments

e Add territory to the District as p
66.1105(4)(h)2. This is the first of fou
available to the District.

¢ Amend the categories, locations or cos
permitted under Wis. Stat. &

project costs to be made as
y Project”).

Estimated Total Project Cost Expen
The City anticipates making itures of approximately $2.67 million
from this amendment (“P undertake the projects listed in this
Include Utility Extensions, Property
Acquisition, and associated ts for interest on long-term debt, financing, and
ongoing planning s i ration. Additional projects from the original

The City projects tha land and improvements value of approximately $7
million will result from the projects anticipated in this Plan Amendment.
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 all Project Costs within its allowable 20 years.

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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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 the substantial
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.

2. The economic benefits of the District, as
employment, business and personal incom
sufficient to compensate for the cos
demonstrated in the Economic Feasibilit
tax increments projected to be collecte
the proposed project costs. On this basi

asured by increased
property value, are
improvements. As

3. The benefits of the proposal ou
be paid by the owners of proper
required by Wis. Stat. § 66.110
projected tax increments be paid by the owners of property in

i een prepared and can be found in this

Plan. However, becau j ould not occur without the use of tax

incremental financgi Se tax increments would not be paid but for

4. Not less than 50%¥by area of the real property within the District, as
amended, is suitable for mixed use development as defined by Wis. Stat. &
66.1105(2)(cm).

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

6. The Project Costs relate directly to promoting mixed-use development in
the District, consistent with the purpose for which the District is created.
Lands proposed for newly-platted residential development comprise no
more than 35% of the real property area within the amended District. Costs
related to newly-platted residential development may be incurred based on

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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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.

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 within the territory to be added to
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 Plan for the District is feasible and is in conformity with the Master Plan
of the City.

10. The City estimates that less than 35% the territor
devoted to retail business at the end of the Dis
period, pursuant to Wis. Stat. § 66.1105(5)(b

ithin the District will be
aximum expenditure

1. That a cooperative plan boundary agre ibh the TOwn of Lemonweir
exists regarding those parcels to be in
annexed by the City within the preceding e-year period.

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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SECTION 2:

Preliminary Map of Original District Boundary and
Territory to be Added

Map Found on Following Page.

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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SECTION 3:

Map Showing Existing Uses and Conditions Within the
Territory to be Added

Map Found on Following Page.

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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SECTION 4:
Preliminary Identification of Parcels to be Added

Section 5, Item a.

Suitable Acres
Map Reference ) Previously-
P IN A A -
Number arcel Number ddress Owner cres Commercial/ platted Newl)_/ Plat_ted Industrial
. . Residential

Residential

Existing TID Area 0.00 7.7 0.00
N/A ROW Areas
1 29251687 HAMM FAMILY LIMITED PARTNERSHIP
TOTALS 0.00 717 0.00
Percentage of TID Area Suitable for Mixed Use Development (at least 50%) 100%
Percentage of TID Area Not Suitable for Development
Total Area 100%
Percentage of TID Area Suitable for Newly Platted Residential Development (no
Assessed Value Equalized Value?
Parcel ID Number g
Land Improvement Improvement Total

29251687 - - -
TOTALS $0 $0 $0 $0

1) Estimated based on values as of January
2) Calculation based on aggregate assessment

100.00%.

Tax Incremental District No. 5 Project Plan Amendment
Prepared by Ehlers

City of Mauston

Page | 10
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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 proposed to be added to the District,
plus the value increment of all existing tax incremental districts, does not
exceed 12% 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 value of the territory proposed to be added to the District,
totals $14,240,600. This value is less than the maximam of $43,488,552 in
equalized value that is permitted for the City.

$362,404,600

$43,488,552

$0

$0

$14,240,600

$0

Less: Value of Under D Parcels $0

Total Value Subject to 12% Valuation Limit $14,240,600

Total Percentage of TID IN Equalized Value 3.93%

Residual Value Capacity of TID IN Equalized Value $29,247,952
Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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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 tside the District, a
proportionate share of the cost is not a Project Cosf? Costs identified in this
Plan are preliminary estimates made prior to de nsiderations and are
is completed.

With all Project Costs, the costs of engi
materials, construction, restoring propert
necessary for public works, legal and
environmental studies, permits, upd

urvey, inspection,
iginal condition, apparatus
r consultant fees, testing,
s and plans, judgments or

ocation of Proposed Public Works and
he original District Project Plan approved on
d to add the following Project Costs that the
ake, or may need to make, in conjunction with the

Property, Right-of-Wa¥y 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

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
Prepared by Ehlers Page | 12
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property, the net amount shall be considered “real property assembly costs” as
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 consegivancy, and any costs

Acaquisition of Rights-of-Way

lation of streets,
ent practices and other
to identify, negotiate and

The City may need to acquire property t
driveways, sidewalks, utilities, stormwate
public infrastructure. Costs incurred by th
acquire rights-of-way are eligible Prgj

Acquisition of Easements

The City may need to acquirggie or permanent easements to allow for
ets, driveways, sidewalks, utilities,

installation and mainte
other public infrastructure. Costs

stormwater manageme
d Yy, negotiate and acquire easement rights are

incurred by the City to i
eligible Project Co

Relocation Cos

If relocation expe incurred in conjunction with the acquisition of
property, those expe 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

Environmental Audits and Remediation

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. 5 Project Plan Amendment City of Mauston
Prepared by Ehlers Page | 13

17




Section 5, Item a.

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 m eed to conStruct, alter, rebuild
District. Eligible Project
on, alteration, rebuilding or
nouts; service laterals; force
ions; wastewater treatment

expansion of: collection mains; man
mains; interceptor sewers; pumping
facilities; and all related appurtenan xtent sanitary sewer projects
undertaken within the Distri irect benefit to land outside of the
District, the City will mak i f costs based on such benefit. Those
it 2 ated to land within the District, and
necessitated by the implée ation of the Project Plan, are eligible Project
Costs. Implementg Project Plan may also require that the City
sanitary sewer infrastructure located outside
of the costs of sanitary sewer system projects
undertaken outsidé iStrict which are necessitated by the implementation
of the Project Plan ar&@@hgible Project Costs.

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
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

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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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, ration, rebuilding or
expansion of: stormwater collection mains; inlets, m oles and valves; service
laterals; ditches; culvert pipes; box culverts; bridg jlization of stream and
river banks; and infiltration, filtration and detenti

within the District provide direct benefit t de of the District, the City
will make an allocation of costs base such benefit. Those costs
corresponding to the benefit allo d within the District, and

Costs. Implementation of the Proj ay also require that the City
construct, alter, rebuild or water management infrastructure
i portion of the costs of stormwater

Costs.

Electric Service

relocate or upgrade € ic 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. 5 Project Plan Amendment City of Mauston
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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; removalor placement of fill;
construction of road base; asphalt or concrete paving’or repaving; installation
of curb and gutter; installation of sidewalks and lanes; installation of
culverts, box culverts and bridges; rail crossin ; utility relocation,
to include burying overhead utility lines; st
control signage and traffic signals; pavem
installation of retaining walls; and installation

ces, berms, and landscaping.

Streetscaping and Landscaping

To attract development consistent wi
install amenities to enhance d

tives of this Plan, the City may
sites, rights-of-way and other public
ot limited to: landscaping; lighting of
ublic areas; installation of planters,

other similar a ledOy the City are eligible Project Costs.
Community Deve

Cash Grants (Developmiéent Incentives)

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 (CDA) or Redevelopment
Authority (RDA)

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 (RDA) to be used for administration,

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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planning operations, and capital costs, including but not limited to real property
acquisition, related to the purposes for which it was established in furtherance
of any redevelopment or urban renewal project. Funds provided to the CDA
(RDA) for this purpose are eligible Project Costs.

Revolving Loan/Grant Program (Development Incentives)

To encourage private development consistent with the objectives of this Plan,
the City, through its CDA (RDA), 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 (RDA) in the program manual. Angfunds returned to the
CDA (RDA) from the repayment of loans made are ng¥’considered revenues to
the District and will not be used to offset District Costs. Instead, these
funds may be placed into a revolving fund and i to be used for the
program purposes stated above. Any fund CDA (RDA) for
purposes of implementing this program ar

ovided to

Miscellaneous

Property Tax Payments to Town

Property tax payments due to the of Lemonweir under Wis. Stat. &
66.1105(4)(gm)1. because [ on of lands annexed after January 1,
2004 within the boundari

Pursuant to Wis. . ‘ 2)(f)1.n, the City may undertake projects within
territory locate ithin on&half m|le of the boundary of the District prowded

2) the projects are a ved by the Joint Review Board. The cost of projects
completed outside theDistrict pursuant to this section are eligible project costs
and may include any project cost that would otherwise be eligible if undertaken
within the District. None of the proposed project will be located outside, but
within one-half mile of the boundary of 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

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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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 obtainingdfinancing for projects
undertaken under this Plan are eligible Project Costs

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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SECTION 7:

Map Showing Proposed Improvements and Uses Within
the Territory to be Added

Map Found on Following Page.

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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Section 5, Item a.

SECTION 8:
Detailed List of Estimated Project Costs

The following list identifies the Project Costs that the City expects to make, or
may need to make in conjunction with the implementation of the District’s
Plan or this Plan Amendment. The project costs related to this Plan
Amendment total $2,674,133.

All projects identified and related costs reflect the best estimates available as
of the date of preparation of this Plan Amendment. All costs are preliminary
estimates and may increase or decrease. Certain Project Costs listed may
become unnecessary, and other Project Costs not curregdly identified may need
to be made. (Section 6 details the general categorie eligible Project Costs).
Changes in Project Cost totals or the types of Proj sts to be incurred will

not require that this Plan be amended. This PI nt to be a budget
nor an appropriation of funds for specific Proj ramework within
which to manage Project Costs.
Est. Cost
Project ID Project Name/Type Plan Amendment Ongoing Totals
1 State Highway 82 Right-Hand Tug 160,000
2 Kennedy/Sherman Blvd. Upg 1,166,000
3 Commercial Ave. Right-Hand T 150,000
4 Commercial Ave. Extension 647,500 647,500
5 College Ave. Extension 901,000 901,000
6 Sherman St. Upg 1,325,000 1,325,000
7 1,378,000 1,378,000
8 1,378,000 1,378,000
9 500,000 500,000
10 0 1,300,000 1,300,000
11 Property Acquisi 528,500 528,500
12 Interest on Long-Tel 639,033 639,033
13 Financing Costs 91,600 91,600
14 Ongoing Planning & Administrative Costs 115,000 115,000
Total Projects $7,605,500 $1,828,500 $845,633 $10,279,633
Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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Section 5, Item a.

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 an updated forecast of the valuation increases expected
within the District, the associated tax increment collections, a summary of how
remaining Project Costs would be financed, and a projected cash flow
demonstrating that the District remains economically feasible.

Key Assumptions

The District has created $6,824,900 in incremen
2022. The Project Costs associated with this P,
create an additional $7 million in incre

va since its creation in
Amend t are expected to
lue by¥2030. Estimated

thousand of equalized value, and ogie ual economic appreciation,
the Project would generate $5,386,6 ; acntal tax revenue over the 20-
year term of the District as shown in

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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Section 5, Item a.

Table 1 - Development Assumptions

City of Mauston, Wisconsin
Tax Increment District No. 5
Development Assumptions
Construction Project Plan Construction
Actual Annual Total
Year Amendment Year

1 2022 2022 1

2 2023 6,824,900 2023 2

3 2024 2024 3

4 2025 1,000,000 2025 4

5 2026 2,500,000 2026 5

6 2027 2027 6

7 2028 2,500,0 2028 7

8 2029 - 2029 8

9 2030 00,000 1,000,000 2030 9
10 2031 - 2031 10
11 2032 - 2032 11
12 2033 - 2033 12
13 2034 - 2034 13
14 2035 - 2035 14
15 2036 - 2036 15
16 2037 - 2037 16
17 2038 - 2038 17
18 203 - 2039 18
19 2040 - 2040 19
20 2041 - 2041 20

Totals $6,824,900 $7,000,000 $13,824,900
Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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Section 5, Item a.

Table 2 - Tax Increment Projection Worksheet

Base Value

Economic Change Factor
Apply to Base Value
Base Tax Rate

Rate Adjustment Factor

Type of District

District Creation Date

Valuation Date

Max Life (Years)

Expenditure Period/Termination
Revenue Periods/Final Year
Extension Eligibility/Years
Eligible Recipient District

Construction Economic Total
Year Value Added Valuation Year Change Increment Tax Rate' Tax Increment

1 2022 2,539,900 2023 2,539,900 $22.57

2 2023 6,824,900 2024 25,399 6,850,299

3 2024 0 2025 68,503

4 2025 1,000,000 2026 69,188

5 2026 2,500,000 2027 79,880

6 2027 0 2028 105,679

7 2028 2,500,000 2029 106,735

8 2029 0 2030 132,803

9 2030 1,000,000 2031 134,131
10 2031 0 2032 7
11 2032 0 2033
12 2033 0 2034
13 2034 0 2035
14 2035 0 2036 15,289,272
15 2036 0 15,442,165
16 2037 0 15,596,586 2039 $20.97
17 2038 0 15,752,552 2040 $20.97
18 2039 0 15,910,078 2041 $20.97
19 2040 0 16,069,179 2042 $20.97
20 2041 0 160,692 16,229,870 2043 $20.97

Notes:
1) Tax rates shown through t

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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Section 5, Item a.

Financing and Implementation

The proposed Utility Extensions are anticipated to be financed with an issuance
of General Obligation Promissory Notes in 2025. Costs associated with
Property Acquisition are expected to be paid in installments of cash as
available. Table 3 provides a summary of the District’s financing plan related to
this Plan Amendment. Projects from the original Project Plan will be financed
with a combination of General Obligation Notes and State Trust Fund Loans,
and are incorporated here by reference.

Table 3 - Financing Plan

DEB” 'LSUES

Projects

Phase | . 0 $1,300,000
Total Project Funds 1,300,000 $1,300,000
Other Funds

Capitalized Int 164,625

72,100

Ex 19,500

1,556,225

3,775

$1,560,000 $1,560,000

The Project Cost expenditures related to this plan amendment are shown within
Table 4. The full set of projects, shown in Section 8 above, includes projects
from the original Project Plan approved in 2022, and the project cost
expenditures related to this Plan Amendment. With all of the projects
contemplated for Tax Incremental District No. 5, the development assumptions
are projected to generate sufficient funds by the year 2043 to pay off all Project
cost liabilities and obligations. The cash flow for District including all Project
Costs is shown in Table 5. 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. 5 Project Plan Amendment City of Mauston
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Section 5, Item a.

Table 4 - Cash Flow (Amendment Only)

City of Mauston, Wisconsin
Tax Increment District No. 5
Cash Flow Projection
Projected Revenues Projected Expenditures Balances
2025 G.O.
Promissory Note Property
Tax Land Sale Total $1,560,000 Acquisition

Year Increments Proceeds Revenues Issue Total Annual Cumulative Year
2022 - - - - 2022
2023 - - - 16,125 2023
2024 57,323 57,323 - 47,323 63,448 2024
2025 143,625 192,000 335,625 - 128,500 15,000 143,500 192,125 255,573 2025
2026 145,061 145,061 - 100,000 105,000 40,061 295,634 2026
2027 167,478 167,478 - 105,000 62,478 358,112 2027
2028 221,568 221,568 135,850 240,850 (19,282) 338,829 2028
2029 223,784 223,784 138,295 5,000 243,295 (19,511) 319,318 2029
2030 278,437 278,437 140,520 5,000 145,520 132,917 452,235 2030
2031 281,221 281,221 5,000 142,520 138,701 590,936 2031
2032 305,000 305,000 5,000 144,520 160,480 751,416 2032
2033 308,050 308,0 5,000 141,290 166,760 918,175 2033
2034 311,130 311,1 5,000 142,890 168,240 1,086,415 2034
2035 314,241 314,241 5,000 144,245 169,996 1,256,412 2035
2036 317,384 38 135,303 5,000 140,303 177,081 1,433,493 2036
2037 320,558 5,000 141,265 179,293 1,612,786 2037

2038 [ : 323,763 4| 3237 65— 5000| 141,965 | 181,798 1,794,584 2038 |
2039 327,001 327,001 137,398 5,000 142,398 184,603 1,979,188 2039
2040 330,271 330,271 137,558 5,000 142,558 187,713 2,166,901 2040
2041 333,574 137,383 5,000 142,383 191,191 2,358,092 2041
2042 336,909 136,923 5,000 141,923 194,987 2,553,079 2042
2043 340,278 136,110 5,000 141,110 199,168 2,752,247 2043
Totals $5,386,655 $192,000 $5,578,655 $2,199,033 $528,500 $115,000 $2,842,533 Totals

LEGEND:

_______ END OF EXP. PERIOD

Tax Incremental District No. 5 Project Plan Amendment City of Mauston 30
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Table 5 - Cash Flow (All TID 5 Projects)

Section 5, Item a.

Projected Revenues Projected Expenditures Balances
2025 G.0. 2026 State Trust 2027 G.O. 2029 G.0. 2030 State Trust Development Ongoing
Promissory Note Fund Loan Promissory Notes Promissory Notes Fund Loan Incentives Land Advance Planning &
Tax Land Sale Total $1,560,000 $167,000 $2,065,000 $5,655,000 $1,010,000 $500,000 Acquisition yment Administration Total Liabilities
Year Increments Proceeds i Annual Cumulative O di Year
2022 - - - 2022
2023 - - 16,125 2023
2024 57,323 57,323 10,000 10,000 47,323 63,448 2024
2025 143,092 192,000 335,092 128,500 15,000 143,500 191,592 255,040 1,960,000 2025
2026 144,523 144,523 100,000 5,000 214,273 (69,750) 185,291 2,027,000 2026
2027 334,664 334,664 15,751.40 100,000 5,000 120,751 213,913 399,203 3,984,127 2027
2028 547,672 547,672 135,850 15,751.40 183,545 100,000 5,000 440,146 107,526 506,729 3,752,950 2028
2029 595,081 595,081 138,295 15,751.39 182,385 000 5,000 491,431 103,650 610,379 9,576,375 2029
2030 842,143 842,143 140,520 15,751.40 183,464 544,645 5,000 939,380 (97,237) 513,142 10,144,406 2030
2031 871,531 871,531 137,520 15,751.40 184,298 543,455 5,000 1,048,762 (177,231) 335,911 9,506,931 2031
2032 901,212 901,212 139,520 15,751.40 180,008 545,735 5,000 1,048,752 (147,540) 188,371 8,858,234 2032
2033 1,004,572 1,004,572 136,290 15,751.39 180,620 547,268 112,738 5,000 1,047,667 (43,095) 145,276 8,185,538 2033
2034 1,014,618 1,014,618 137,890 15,751.39 181,008 543,228 5,000 1,045,615 (30,997) 114,279 7,488,780 2034
2035 1,024,764 1,024,764 139,245 15,751.39 181,138 5,000 1,047,572 (22,808) 91,471 6,762,717 2035
2036 1,035,012 1,035,012 135,303 15,751.40 180,973 5,000 1,043,254 (8,242) 83,230 6,012,222 2036
2037 1,045,362 1,045,362 136,265 15,751 5,000 1,047,615 (2,253) 80,977 5,226,765 2037
" T2038 [ “Lossele | 1055816 | 1 136,965 1575139 179628 545278 A 112738 Weso000 5000 | 1,045,355 | 10461 | 91,438  4a41Lisi| 2038 |
2039 1,066,374 1,066,374 137,398 15,751.40 5,000 1,001,250 65,124 156,562 3,605,162 2039
2040 1,077,038 1,077,038 137,558 15,751.40 5,000 995,290 81,748 238,309 2,768,455 2040
2041 1,087,808 1,087,808 137,383 15,751.39 5,000 1,002,379 85,429 323,739 1,885,572 2041
2042 1,098,686 1,098,686 136,923 15,751.40 5,000 997,545 101,141 424,880 966,217 2042
2043 1,109,673 1,109,673 136,110 15,751.40 5,000 1,000,644 109,029 533,909 - 2043
(2022 - 2043) [ $16,056,966 $192,000 $16,248,966 $2,199,033 $267,774 532,583 65,600 $500,000 $528,500 $109,273 $115,000 [ $15,731,182 (2022 - 2043)
LEGEND: I PROJECTED CLOSURE YEAR
_______ END OF EXP. PERIOD
Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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Section 5, Item a.

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.
Although territory proposed to be added to the District boundary has been
annexed within the past three years, it may be included in the District as a
permitted exception under Wis. Stat. § 66.1105(4)(gm)1. since the City has
previously entered into a cooperative plan boundary agreement, or other
agreement related to the annexation, with the Town of Lemonweir.

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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Section 5, Item a.

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. 5 Project Plan Amendment City of Mauston
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Section 5, Item a.

SECTION 12:

Proposed Changes of Zoning Ordinances, Master Plan,
Map, Building Codes and City Ordinances

Zoning Ordinances

The proposed Plan Amendment 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 Amendment is in general confg
Comprehensive Plan identifying the area as appropu

ance with the City’s
for Planned Business.

Building Codes and Ordinances

Development within the District will be re
Codes and will be subject to the City's pe
The proposed Plan Amendment conforms all relevant State and local
ordinances, plans, and codes. No es e existing regulations are
proposed or needed.

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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Section 5, Item a.

SECTION 13:
Statement of the Proposed Method for the Relocation of
any Persons to be Displaced

Should the continued 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. 5 Project Plan Amendment City of Mauston
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Section 5, Item a.

SECTION 14:

How Amendment of the Tax Incremental District
Promotes the Orderly Development of the City

This Plan Amendment promotes the orderly development of the City by
creating opportunities for mixed-use development, 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. Deyelopment of new uses
in the District will add to the tax base and will ge te positive secondary
impacts in the community such as increased em ent opportunities and
future commercial development.

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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Section 5, Item a.

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 Di
benefits property within the District. That
Costs allocable to properties outside of
project cost.

ct that only partially
ion of the total Project
ict would be a non-

e Projects undertaken within the Distri€t as of the implementation of
this Project Plan, the costs of which id fully or in part by impact
fees, grants, special assessme s other than tax increments.

No improvements to be made withi
the District. Furthermore, there will
District that will only partia fitt

: will benefit property outside
o improvements made outside the
2 District.

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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Section 5, Item a.

SECTION 16:
Legal Opinion Advising Whether the Plan is Complete
and Complies with Wis. Stat. § 66.1105(4)(f)

RICHARDS-BRIA

law office

January 8, 2025

Mayor Darryl Teske
City of Mauston
303 Mansion St.
Mauston, W1 53948

Re: Project Plan Amendment for T,

Dear Mayor Teske:

City Attorney
RRB/kr

cc: Daron Haugh, City Administrator

225 East State Street, Mauston, W1 53948
(608) 847-1800u100c (608) 847-1901 0«
www.rblo.law mail@rblo.law

Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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Section 5, Item a.

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.

City of Mauston, Wisconsin
Tax Increment District No
Estimated portion of taxes that owners of taxable pro ch taxing jurisdiction
overlaying district would pay
Revenue . Mauston Sch Revenue
Juneau County City of Mauston . Total
Year District Year
2024 57,323 2024
2025 6,369 143,625 2025
2026 6,433 145,061 2026
2027 7,427 167,478 2027
2028 9,826 221,568 2028
2029 9,924 223,784 2029
2030 12,348 278,437 2030
2031 12,472 281,221 2031
2032 104,121 13,526 305,000 2032
2033 105,162 13,661 308,050 2033
2034 106,214 13,798 311,130 2034
2035 72,199 120,830 107,276 13,936 314,241 2035
2036 72,921 122,039 108,349 14,075 317,384 2036
2037 73,651 123,259 109,432 14,216 320,558 2037
2038 74,387 124,492 110,526 14,358 323,763 2038
2039 75,131 125,736 111,632 14,502 327,001 2039
2040 75,882 126,994 112,748 14,647 330,271 2040
2041 76,641 128,264 113,875 14,793 333,574 2041
2042 77,408 129,546 115,014 14,941 336,909 2042
2043 78,182 130,842 116,164 15,091 340,278 2043
Totals $1,237,627 $2,071,244 $1,838,898 $238,886 $5,386,655
Tax Incremental District No. 5 Project Plan Amendment City of Mauston
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