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e In order to make the areas included within the District suitable for redevelopment, the Village will need to make
a substantial investment to pay for the costs of: property, rights-of-way and easement acquisition, site
preparation including demolition, installation of utilities; installation of streets and related streetscape items;
development incentive payments, and other associated costs. Due to the extensive initial investment in public
infrastructure and/or rehabilitation that is required in order to allow redevelopment to occur, the Village has
determined that redevelopment of the area will not occur solely as a result of private investment. Accordingly,
the Village finds that absent the use of TIF, redevelopment of the area is unlikely to occur.

¢ The Village expects to conduct an independent review of the participating developer(s)’ sources and uses pro
forma for the proposed development and/or redevelopment project. This review would need to conclude that
a public investment is required at the level proposed to enable the development and redevelopment to occur in
the manner desired by the Village, while providing the developer a fair and reasonable return on their
investment.

2. The economic benefits of the Tax Incremental District, as measured by increased employment, business and
personal income, and property value, are sufficient to compensate for the cost of the improvements. In making this
determination, the Village has considered the following information:

e As demonstrated in the Economic Feasibility Section of this Project Plan (SECTION 10), the tax increments
projected to be collected are more than sufficient to pay for the proposed project costs. On this basis alone, the
finding is supported.

e The increased residential development will provide additional customers to support commercial activities

located within the Village.

¢ The development expected to occur within the District would create more than 300 residential units, providing

housing opportunities for current or future residents.

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

e If approved, the District’s creation would become effective for valuation purposes as of January 1, 2019. As of
this date, the values of all existing development would be frozen and the property taxes collected on this base
value would continue to be distributed amongst the various taxing entities as they currently are now. Taxes
levied on any additional value established within the District due to new construction, renovation or
appreciation of property values occurring after January 1, 2019 would be collected by the TID and used to repay
the costs of TIF-eligible projects undertaken within the District.

e Since the development expected to occur is unlikely to take place or in the same manner without the use of TIF
(see Finding #1) and since the District will generate economic benefits that are more than sufficient to
compensate for the cost of the improvements (see Finding #2), the Village reasonably concludes that the overall
benefits of the District outweigh the anticipated tax increments to be paid by the owners of property in the
overlying taxing jurisdictions. It is further concluded that since the “but for” test is satisfied, there would, in
fact, be no foregone tax increments to be paid in the event the District is not created. As required by Wisconsin
Statutes Section 66.1105(4)(i)4., a calculation of the share of projected tax increments estimated to be paid by
the owners of property in the overlying taxing jurisdictions has been made and can be found in Appendix A of

this Project Plan.

4. Not less than 50% by area of the real property within the District is in need of rehabilitation - conservation work
within the meaning of Wisconsin Statutes Section 66.1337(2m)(b).
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II.  Site Preparation Activities

Environmental Audits and Remediation
There has been one known environmental study performed within the proposed District. If it becomes necessary to evaluate
any land or improvement within the District, any cost incurred by the Village related to environmental audits, testing, and

remediations are eligible Project Costs.

Demolition
In order to make sites suitable for redevelopment, the Village will incur costs related to demolition and removal of structures
or other land improvements, to include abandonment of wells or other existing utility services.

Site Grading

Land within the District will require grading to make it suitable for redevelopment, to provide access, and to control
stormwater runoff. The Village may need to remove and dispose of excess material, or bring in fill material to provide for
proper site elevations. Expenses incurred by the Village for site grading are eligible Project Costs.

Bluff Stabilization

Land within the District that is located along the Lake Michigan shoreline will require geotechnical engineering design and
construction services to control shoreline recession, and to make it suitable for redevelopment. Expenses incurred by the
Village for bluff stabilization are eligible Project Costs.

The Village, with assistance from the Racine County Economic Development Corporation (RCEDC), intends to explore
opportunities to receive grants for buff stabilization, and demolition activities.

[II. Utilities

Sanitary Sewer System Improvements

There are inadequate sanitary sewer facilities serving areas of the District. To allow development to occur, the Village needs
to provide sanitary sewer infrastructure to serve the District. Eligible Project Costs include, but are not limited to, capacity
purchases; construction, alteration, rebuilding or expansion of: collection mains; manholes and cleanouts; force mains;
interceptor sewers; pumping stations; lift stations; and all related appurtenances. To the extent sanitary sewer projects
undertaken within the District provide direct benefit to land outside of the District, the Village will make an allocation of costs
based on such benefit. Those costs corresponding to the benefit allocated to land within the District, and necessitated by the
implementation of the Project Plan, are eligible Project Costs. Implementation of the Project Plan may also require that the
Village construct, alter, rebuild or expand sanitary sewer infrastructure located outside of the District. That portion of the
costs of sanitary sewer system projects undertaken outside the District which are necessitated by the implementation of the
Project Plan are eligible Project Costs.

Water System Improvements

There are inadequate public water distribution facilities serving areas of the District. To allow development to occur, the
Village needs to provide water system infrastructure to serve the District. Eligible Project Costs include, but are not limited to,
capacity purchases; construction, alteration, rebuilding or expansion of: distribution mains; manholes and valves; hydrants;
pumping stations; 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 Village will make an allocation of costs
based on such benefit. Those costs corresponding to the benefit allocated to land within the District, and necessitated by the
implementation of the Project Plan, are eligible Project Costs. Implementation of the Project Plan may also require that the
Village 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.
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Stormwater Management System Improvements

Development within the District will cause stormwater runoff and pollution. To manage this stormwater runoff, the Village
will need to construct, alter, rebuild or expand stormwater management infrastructure within the District. Eligible Project
Costs include, but are not limited to, construction, alteration, rebuilding or expansion of: stormwater collection mains; inlets,
manholes and valves; service laterals; ditches; culvert pipes; box culverts; bridges; stabilization of stream and river banks; and
infiltration, filtration and detention Best Management Practices (BMPs). To the extent stormwater management system
projects undertaken within the District provide direct benefit to land outside of the District, the Village will make an
allocation of costs based on such benefit. Those costs corresponding to the benefit allocated to land within the District, and
necessitated by the implementation of the Project Plan, are eligible Project Costs. Implementation of the Project Plan may
also require that the Village construct, alter, rebuild or expand stormwater management infrastructure located outside of the
District. That portion of the costs of stormwater management system projects undertaken outside the District which are
necessitated by the implementation of the Project Plan are eligible Project Costs.

Electric Service

In order to create sites suitable for redevelopment, the Village may incur costs to provide, relocate or upgrade electric
services. Relocation may require abandonment and removal of existing poles or towers, installation of new poles or towers,
or burying of overhead electric lines. Costs incurred by the Village to undertake this work are eligible Project Costs.

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

Communications Infrastructure

In order to create sites suitable for redevelopment, the Village 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 Village to undertake this work are eligible Project Costs.

IV.  Streets and Streetscape

Street Improvements

There are inadequate street improvements serving areas of the District. To allow development to occur, the Village will need
to construct and/or reconstruct streets, highways, alleys, access drives and parking areas. Eligible Project Costs include, but
are not limited to: excavation; removal or placement of fill; construction of road base; asphalt or concrete paving or repaving;
installation of curb and gutter; installation of sidewalks and bicycle lanes; installation of culverts, box culverts and bridges; rail
crossings and signals; utility relocation, to include burying overhead utility lines; street lighting; installation of traffic control
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 redevelopment consistent with the objectives of this Project Plan, the Village may install amenities to
enhance development sites, rights-of-way and other public spaces. These amenities include, but are not limited to:
landscaping; lighting of streets, sidewalks, parking areas and public areas; installation of planters, benches, clocks, tree rings,
trash receptacles and similar items; and installation of brick or other decorative walks, terraces and street crossings. These
and any other similar amenities installed by the Village are eligible Project Costs.
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V. Miscellaneous

Cash Grants (Development Incentives)

The Village 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 Village executes a developer agreement with the recipient of
the cash grant. Any payments of cash grants made by the Village are eligible Project Costs.

Projects Outside the Tax Increment District

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

e 5 Mile road extension — Street Construction: Entire District and within % mile of District
e 4% Mile road extension — Street Construction: Within % mile of the District

e Reconstruction of what is currently Erie Street, complete with amenities: Entire District and within ¥% mile of District
(e.g., the portion of Erie Street from the District’s boundary South to 4 Mile road)

® Bicycle and pedestrian connectivity (e.g., trails, sidewalks, crosswalks, and bus stops) — Entire District and within %

mile of 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 Project 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

Project Plan.

Administrative Costs
The Village 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 Village employees in

connection with the implementation of the Project Plan.
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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 Project 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 Village ordinances and plans, judgments or claims for damages and other expenses are included as Project Costs.

In the event any of the public works project expenditures are not reimbursable out of the special TIF fund under Wisconsin
Statutes Section 66.1105, in the written opinion of counsel retained by the Village for such purpose or a court of record so
rules in a final order, then such project or projects shall be deleted herefrom and the remainder of the projects hereunder
shall be deemed the entirety of the projects for purposes of this Project Plan.

The Village reserves the right to implement only those projects that remain viable as the Project Plan period proceeds.

Project Costs are any expenditure made, estimated to be made, or monetary obligations incurred or estimated to be
incurred, by the Village and as outlined in this Project Plan. Project Costs will be diminished by any income, special
assessments or other revenues, including user fees or charges. To the extent the costs benefit the municipality outside the
District, a proportionate share of the cost is not a Project Cost. Costs identified in this Project Plan are preliminary estimates
made prior to design considerations and are subject to change after planning is completed. Any prorations of costs in the
Project Plan are also estimates and subject to change based upon implementation, future assessment policies and user fee

adjustments.

(The remainder of this page has been left blank intentionally
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Tax Increment Revenue Bonds

The Village has the authority to issue revenue bonds secured by the tax increments to be collected. These bonds may be
issued directly by the Village, or as a form of lease revenue bond by a Community Development Authority (CDA) or by a
Redevelopment Authority (RDA). Tax Increment Revenue Bonds and Lease Revenue Bonds are not general obligations of the
Village and therefore do not count against the Village’s statutory borrowing capacity. To the extent tax increments collected
are insufficient to meet the annual debt service requirements of the revenue bonds, the Village 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 Village can issue revenue bonds to be repaid from revenues of the its various systems, including revenues paid by the
Village that represent service of the system to the Village. There is neither a statutory nor 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 Village must demonstrate to bond purchasers its ability to repay revenue debt with the assigned rates.
To the extent the Village utilizes utility revenues other than tax increments to repay a portion of the bonds; the Village must
reduce the total eligible Project Costs in an equal amount.

Special Assessment “B” Bonds

The Village 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 Village determines that special assessments are
appropriate, the Village can issue Special Assessment B bonds pledging revenues from special assessment installments to the
extent assessment payments are outstanding. These bonds are not counted against the Village’s statutory borrowing
capacity. If special assessments are levied, the Village must reduce the total eligible Project Costs under this Project Plan in

an amount equal to the total collected.

Sale of Land for Development
The Village will own real property in the District and intends to sell such properties for development. No developer has been
selected as of the date of this plan.

Project Plan Implementation

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 occurs to assure increment is sufficient to cover expenses.

It is anticipated developer agreements between the Village and property owners will be in place prior to major public
expenditures. These agreements can provide for development guarantees or a payment in lieu of development. To further
assure contract enforcement, these agreements 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 agreements. The Village reserves the right to alter the implementation of this Project 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
methods of financing have been approved and securities or other obligations are issued.

If financing as outlined in this Project Plan proves unworkable, the Village reserves the right to use alternate financing

solutions for the projects as they are implemented.
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Projected Development Increment and Increment Revenue

Village of Caledonia, WI

Tax Incremental District No. 5
Projected Development Increment / Increment Revenue

East of Erie St. West of Erie St. Equalized Value Total
Constr.  Valuation Revenue Luxury Single Family Market Rate Total Tax Rate Increment
Year Year Year Multi-Family Homes Multi-Family Increment (per $1,000) Revenue

1 2019 2020 2021 2,000,000 -- -- 2,000,000 21.07 42,140
2 2020 2021 2022 14,000,000 -- -~ 16,000,000 21.07 337,120
3 2021 2022 2023 6,000,000 1,200,000 1,800,000 25,000,000 21.07 526,751
4 2022 2023 2024 6,000,000 1,200,000 4,500,000 36,700,000 21.07 773,270
5 2023 2024 2025 6,000,000 1,200,000 1,800,000 45,700,000 21.07 962,900
6 2024 2025 2026 6,000,000 400,000 4,500,000 56,600,000 21.07 1,192,563
7 2025 2026 2027 - -- - 56,600,000 21.07 1,192,563
8 2026 2027 2028 - -- - 56,600,000 21.07 1,192,563
9 2027 2028 2029 -- -- - 56,600,000 21.07 1,192,563
10 2028 2029 2030 -~ -- - 56,600,000 21.07 1,192,563
11 2029 2030 2031 - - - 56,600,000 21.07 1,192,563
12 2030 2031 2032 - -- -- 56,600,000 21.07 1,192,563
13 2031 2032 2033 -- -- -- 56,600,000 21.07 1,192,563
14 2032 2033 2034 - - -- 56,600,000 21.07 1,192,563
15 2033 2034 2035 -- -~ -- 56,600,000 21.07 1,192,563
16 2034 2035 2036 -- - -- 56,600,000 21.07 1,192,563
17 2035 2036 2037 -- - - 56,600,000 21.07 1,192,563
18 2036 2037 2038 -- -- -- 56,600,000 21.07 1,192,563
19 2037 2038 2039 -- -- - 56,600,000 21.07 1,192,563
20 2038 2039 2040 - -- -~ 56,600,000 21.07 1,192,563
21 2039 2040 2041 - - -- 56,600,000 21.07 1,192,563
22 2040 2041 2042 -- - -- 56,600,000 21.07 1,192,563
23 2041 2042 2043 -- -- -- 56,600,000 21.07 1,192,563
24 2042 2043 2044 - -- -- 56,600,000 21.07 1,192,563
25 2043 2044 2045 -- -- - 56,600,000 21.07 1,192,563
26 2044 2045 2046 -- - - 56,600,000 21.07 1,192,563
27 2045 2046 2047 - - - 56,600,000 21.07 1,192,563
Total 40,000,000 4,000,000 12,600,000 28,878,567
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