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EXECUTIVE SUMMARY

DESCRIPTION OF DISTRICT
•

Type of District, Size and Location. TID No. 2 is proposed to be created as a mixed-use
district. A map of the proposed District boundaries are located in Section 3 of this plan.

•

Estimated Total Project Expenditures. The Village anticipates making total project
expenditures of approximately $15,408,500 to undertake the projects listed in this
Project Plan. The Village anticipates completing the projects in 6 phases. The
Expenditure Period of this District is 15 years from the date of adoption of the Creation
Resolution by the Village Board. The projects to be undertaken pursuant to this Project
Plan are expected to be financed with taxable and non-taxable General Obligation
Bonds issued by the Village, however, the Village may use other alternative financing
methods which may provide overall lower costs of financing, preserve debt capacity,
mitigate risk to the Village, or provide other advantages as determined by the Village
Board. A discussion and listing of other possible financing mechanisms, as well as a
summary of project financing by phase is located in Section 9 of this plan.

•

Economic Development. As a result of the creation of this District, the Village projects
that additional land and improvements value of approximately $150,200,000 will be
created as a result of new development, redevelopment, and appreciation in the value of
existing properties. This additional value will be a result of the improvements made and
projects undertaken within the District. A table detailing assumptions as to the timing of
new development and redevelopment, and associated values is located in Section 10 of
this plan. In addition, creation of the District is expected to result in other economic
benefits as detailed in the Summary of Findings hereafter.

•

Expected Termination of District. Based on the Economic Feasibility Study located in
Section 10 of this plan, this District would be expected to generate sufficient tax
increments to recover all project costs by the year 2022; 6 years earlier than the 20 year
maximum life of this District.

SUMMARY OF FINDINGS
As required by s.66.1105 Wis. Stats., and as documented in this Project Plan and the exhibits
contained and referenced herein, the following findings are made:
1. That “but for” the creation of this District, the development projected to occur as
detailed in this Project Plan: 1) would not occur; or 2) would not occur in the manner,
at the values, or within the timeframe desired by the Village. In making this
determination, the Village has considered the following information:
•

In order to make the areas included within the District suitable for development and
redevelopment, the Village will need to make a substantial investment to pay for the
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costs of: property, right-of-way and easement acquisition, site preparation and property
assembly, installation of water, sewer and stormwater utilities, including detention ponds;
installation of streets and related streetscape items; development incentive payments,
façade, and other associated costs. Due to the extensive initial investment in public
infrastructure that is required in order to allow development to occur, the Village has
determined that development and redevelopment of the area will not occur solely as a
result of private investment. Accordingly, the Village finds that absent the use of TIF,
development and redevelopment of the area is unlikely to occur within the desired time
frame and with the quality of development as outlined in the Village’s amended Master
Plan adopted on May 22, 2006.
•

It is the intention of the Village, as project opportunities present themselves, to review
and verify the need for Tax Increment Financing on a project by project basis. Individual
developments will be analyzed to determine the benefit to the community and the need
for Tax Increment Financing assistance. The analysis may include the review of the
developer’s private financial pro forma to verify that a “Gap” in financing exists to justify
TID participation.

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:
•

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

3. The benefits of the proposal outweigh the anticipated tax increments to be paid by
the owners of property in the overlying taxing jurisdictions. Since the development
expected to occur is unlikely to take place 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 Section 66.1105(4)(i)4., a calculation of the
share of projected tax increments estimated to the paid by the owners of property in the
overlying taxing jurisdictions has been made and can found in Appendix A of this plan.
4. Not less than 50% by area of the real property within the District is suitable for a
combination of industrial, commercial and residential uses, defined as “mixed-use
development” within the meaning of Section 66.1105(2)(cm) of the Wisconsin Statutes.
Lands proposed for newly platted residential development comprise 4% by area of the real
property within the District. Project costs related to newly platted residential development
are eligible expenditures based on the finding that the development; has a residential
housing density of at least 3 units per acre as defined in Section 66.1105(3)(a), Wisconsin
Statutes .
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 the district.
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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 improvements to be made within the District are 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 Village, does not exceed 12% of the total equalized value
of taxable property within the Village.
9. The Village estimates that approximately 4% of the territory within the District will be devoted
to retail business at the end of the District’s maximum expenditure period, pursuant to
Section 66.1105(6)(am)1 of the Wisconsin Statutes.
10. The Project Plan for the District in the Village is feasible, and is in conformity with the master
plan of the Village.
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2

TYPE & GENERAL DESCRIPTION OF DISTRICT

Tax Incremental District No. 2 (the “District”) is being created by the Village of Mt. Pleasant
under the authority provided by Wisconsin Statute Section 66.1105. The District is created as a
“Mixed Use District” based upon a finding that at least 50%, by area, of the real property within
the District is suitable for a combination of industrial, commercial and residential uses as defined
within the meaning of Wisconsin Statute Section 66.1105(2)(cm) (See Section 5 of this plan for
a breakdown of District parcels by class and calculation of compliance with the 50% test).
Lands proposed for newly platted residential development comprise 4% of the area of the
District. To the extent that project costs will be incurred by the Village for newly platted
residential development, the residential development will have a density of at least 3 units per
acre as defined in s. 66.1105(3)(a), Wisconsin Statutes.
The configuration and size of the proposed 1,100.573 acre area for Tax Increment District #2
was designed to address the following goals and concerns of the Village of Mt. Pleasant:
•
•

•
•

The need to strengthen the commercial and industrial sectors in the center of the
community.
The size of the district will create a larger economic engine that will provide for a quicker
pay back for the projects proposed to be undertaken. Due to the fact that a number of
the projects included within the District are of such a nature that they serve a broader
geographic area within the District, in order to pay for these projects in a timely fashion
(within the 20 year scope of the time statutorily allowed for a mixed-use district) it is
necessary to include a larger development area than just that area in which the specific
improvement is located. Specifically, these types of improvements include Stormwater
facilities, water mains to provide looping which would assure adequate supply and water
pressures within the District, as well as roadway improvements to provide connectivity
within the District and beyond. These are infrastructure projects that would unlikely be
affordable within the 20 year timeframe of district life if done on a piecemeal basis or
outside the scope of TIF.
The potential increment that is likely to occur in Tax Increment District #1 may preclude
the Village’s ability to create smaller subsequent districts.
The projects to be undertaken provide for a better facilitation of the overall storm water
management plan on a regional basis.

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 Village of Mt.
Pleasant intends that tax increment financing (TIF) will be used to assure that a combination of
private industrial, commercial and residential development occurs within the District consistent
with the Village’s development objectives. This will be accomplished by installing public
improvements, and making necessary related expenditures, to promote development within the
District. The goal is to increase the tax base and to provide for and preserve employment
opportunities within the Village. The project costs included in the Plan relate directly to
promoting mixed-use development in the District consistent with the purpose for which the
District is created.
Based upon the findings, as stated within this Plan the District is declared to be a mixed-use
district based on the identification and classification of the property included within the district.
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MAP OF PROPOSED DISTRICT BOUNDARY
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MAP SHOWING EXISTING USES AND CONDITIONS
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PRELIMINARY PARCEL LIST & ANALYSIS

SEE FOLLOWING PAGES
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EQUALIZED VALUE TEST

The following calculations demonstrate that the Village is in compliance with
s.66.1105(4)(gm)4.c. Wis. Stats., which requires that the equalized value of the taxable property
in the proposed 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 Village.
The equalized value of the increment of existing Tax Incremental Districts within the Village,
plus the base value of the proposed District, totals $102,039,129. This value is less than the
maximum of $324,256,404 in equalized value that is permitted for the Village of Mt. Pleasant.
The Village is therefore in compliance with the statutory equalized valuation test and may
proceed with creation of this District.
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STATEMENT OF KIND, NUMBER AND LOCATION OF
PROPOSED PUBLIC WORKS AND OTHER PROJECTS

The following is a list of public works and other projects that the Village expects to implement in
conjunction with this District. Any costs 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
¾ PROPERTY ACQUISITION FOR DEVELOPMENT AND REDEVELOPMENT. In order to
promote and facilitate development and redevelopment the Village 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 in order to make the property suitable for
development and redevelopment. Any revenue received by the Village 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 Village to acquire property
and make it suitable for development and redevelopment exceed the revenues or other
consideration received from the sale or lease of that property, the net amount shall be
considered “real property assembly costs” as defined in State Statutes Section
66.1105(2)(f)1.c., and subject to recovery as an eligible Project Cost.
¾ ACQUISITION OF RIGHTS-OF-WAY. The Village 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 Village to identify, negotiate and acquire
rights-of-way are eligible Project Costs.
¾ ACQUISITION OF EASEMENTS. The Village may need to acquire temporary or permanent
easements to allow for installation and maintenance of streets, driveways, sidewalks,
utilities, stormwater management practices and other public infrastructure. Costs incurred
by the Village to identify, negotiate and acquire easement rights are eligible Project Costs.
¾ RELOCATION COSTS. If relocation expenses are incurred in conjunction with the
acquisition of property, those expenses are eligible Project Costs. These costs may include,
but are not limited to: preparation of a relocation plan; allocations of staff time; legal fees;
publication of notices; obtaining appraisals; and payment of relocation benefits as required
by Wisconsin Statutes Sections 32.19 and 32.195.

SITE PREPARATION ACTIVITIES
¾ ENVIRONMENTAL AUDITS AND REMEDIATION. There are no environmental problems
known to exist within the proposed District. If, however, it becomes necessary to evaluate
any land or improvement within the District, any cost incurred by the Village related to
environmental audits, testing, and remediation are eligible Project Costs.
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¾ DEMOLITION. In order to make sites suitable for development and redevelopment, the
Village may incur costs related to demolition and removal of structures or other land
improvements, to include abandonment of wells or other existing utility services.
¾ SITE GRADING. Land within the District may require grading to make it suitable for
development and 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.

UTILITIES
¾ SANITARY SEWER SYSTEM IMPROVEMENTS. There are inadequate sanitary sewer
facilities serving the District. To allow development and redevelopment to occur, the Village
will need to construct, alter, rebuild or expand sanitary sewer infrastructure within the
District. Eligible Project Costs include, but are not limited to, construction, alteration,
rebuilding or expansion of: collection mains; manholes and cleanouts; service laterals; force
mains; interceptor sewers; pumping stations; lift stations; wastewater treatment facilities;
and all related appurtenances. To the extent sanitary sewer projects undertaken within the
District provide direct benefit to land outside of the District, the 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.
¾ WATER SYSTEM IMPROVEMENTS. There are inadequate water distribution facilities
serving the District. To allow development and redevelopment to occur, the Village 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 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.
¾ STORMWATER MANAGEMENT SYSTEM IMPROVEMENTS.
Development and
redevelopment within the District will cause stormwater runoff and pollution. To manage this
stormwater runoff, the Village may need to construct, alter, rebuild or expand stormwater
management infrastructure within the District. Eligible Project Costs include, but are not
limited to, construction, alteration, rebuilding or expansion of: stormwater collection mains;
inlets, manholes and valves; service laterals; ditches; culvert pipes; box culverts; bridges;
stabilization of stream and river banks; and infiltration, filtration and detentionponds or
basins Best Management Practices (BMP’s). To the extent stormwater management
system projects undertaken within the District provide direct benefit to land outside of the
District, the 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
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stormwater management system projects undertaken outside the District which are
necessitated by the implementation of the Project Plan are eligible Project Costs.
¾ ELECTRIC SERVICE. In order to create sites suitable for development and 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.
¾ GAS SERVICE. In order to create sites suitable for development and 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.
¾ COMMUNICATIONS INFRASTRUCTURE. In order to create sites suitable for development
and 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.

STREETS AND STREETSCAPE
¾ STREET IMPROVEMENTS. There are inadequate street improvements serving the District.
To allow development and redevelopment to occur, the Village may 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-ofway restoration; installation of retaining walls; and installation of fences, berms, and
landscaping.
¾ STREETSCAPING AND LANDSCAPING.
In order to attract development and
redevelopment consistent with the objectives of this 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.

CDA TYPE ACTIVITIES
¾ CONTRIBUTION TO COMMUNITY DEVELOPMENT AUTHORITY. As provided for in
Wisconsin Statues Section 66.1333(13), the Village may provide funds to its CDA to be
used for administration, planning and operations related to the purposes for which it was
established in furtherance of any redevelopment or urban renewal project. Funds provided
to the CDA for this purpose are eligible Project Costs.
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¾ REVOLVING LOAN/GRANT PROGRAM. To encourage private redevelopment consistent
with the objectives of this Plan, the Village, through its CDA, may provide loans and/or
matching grants to eligible property owners in the District. Loan and/or matching grant
recipients will be required to sign an agreement specifying the nature of the property
improvements to be made. 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 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 will be placed into a revolving loan fund and will continue to be used for the program
purposes stated above. Any funds provided to the CDA for purposes of implementing this
program are considered eligible Project Costs.

MISCELLANEOUS
¾ 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 a
developer agreement is executed with the recipient of the cash grant. Any payments of
cash grants made by the Village are eligible Project Costs.
¾ 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.
¾ 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 Plan.
¾ 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 the 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 Statute Section 66.1105, in the written opinion of nationally
recognized bond 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 “Plan”).
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The Village reserves the right to implement only those projects that remain viable as the
Plan period proceeds.
Project costs are any expenditures made, estimated to be made, or monetary obligations
incurred or estimated to be incurred, by the Village and as outlined in this 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 Plan are preliminary estimates
made prior to design considerations and are subject to change after planning is completed.
Proration of costs in the Plan are also estimates and subject to change based upon
implementation, future assessment policies and user fee adjustments.
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MAPS SHOWING PROPOSED IMPROVEMENTS AND USES

SEE FOLLOWING PAGES
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DETAILED LIST OF PROJECT COSTS

All costs are based on 2007 prices and are preliminary estimates. The Village reserves the right
to increase these costs to reflect inflationary increases and other uncontrollable circumstances
between 2007 and the time of construction. The Village 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 costs included in the Plan are
estimates based on best information available. The Village retains the right to delete
projects or change the scope and/or timing of projects implemented as they are
individually authorized by the Village Board, without amending the Plan.
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0

0

0

0

Area "C"
Roadway
Sanitary Sewer
Water Main
Storm Water Modifications
Site Grading
Street Realignment
Engineering/Legal/Admin/Contingency
Subtotal
Area "D"
Roadway
Sanitary Sewer
Water Main
Storm Sewer
Site Grading & Detention Pond
Engineering/Legal/Admin/Contingency
Subtotal
Area "E"
Roadway
Sanitary Sewer
Water Main
Storm Sewer
Detention Pond
Site Grading
Engineering/Legal/Admin/Contingency
Subtotal
Area "F"
Roadway
Signalized Intersection
Water Main
Storm Sewer
Site Grading & Detention Pond
Engineering/Legal/Admin/Contingency
Subtotal
Area "G"
Roadway
Sanitary Sewer
Water Main
Storm Sewer
Site Grading
Engineering/Legal/Admin/Contingency
Subtotal

Project costs provided by Crispell - Snyder, Inc.

TOTAL ESTIMATED PROJECT COSTS

General TIF adminstration and Creation
7,607,500

1,250,000

0

0

2,100,000
220,000
430,000
500,000
180,000
1,000,000
1,107,500
5,537,500

234,000
109,000
83,000
130,000
100,000
164,000
820,000

0

0

0

PHASE II
Area "D" & "E"
PROJECTS
2009-2010

TOTAL OF PHASES I THROUGH VI

1,933,750

500,000

0

Area "B"
Storm Water Quality Pond
Engineering/Legal/Admin/Contingency
Subtotal

Development Incentives/Land Acquisition & Assembly
(not site specific)

154,000
243,000
750,000
286,750
1,433,750

PHASE I
Area"A"
PROJECTS
2007-2008

Area "A"
Water Main
Roadway
Intersection
Engineering/Legal/Admin/Contingency
Subtotal

PROJECT LIST

1,306,000

500,000

0

0

0

0

54,000
29,000
23,000
100,000
100,000
400,000
100,000
806,000

0

0

PHASE III
Area "C"
PROJECTS
2009-2010

1,901,250

250,000

0

468,000
213,000
280,000
260,000
100,000
330,250
1,651,250

0

0

0

0

0

PHASE IV
Area "F"
PROJECTS
2010

Proposed Tax Increment District No. 2 Project Costs

Village of Mount Pleasant

1,847,500

1,500,000

72,000
37,000
29,000
40,000
100,000
69,500
347,500

0

0

0

0

0

0

PHASE V
Area "G"
PROJECTS
2010-2012

15,408,500

812,500

500,000

0

0

0

0

0

250,000
62,500
312,500

0

PHASE VI
Area "B"
PROJECTS
2010-2012

Project Plan
TID No. 2 Creation

PROPOSED TIF PROJECT COST ESTIMATES
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MAP IDENTIFYING PROJECT AREA LOCATIONS
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ECONOMIC FEASIBILITY STUDY & A DESCRIPTION OF THE
METHODS OF FINANCING AND THE TIME WHEN SUCH
COSTS OR MONETARY OBLIGATIONS RELATED THERETO
ARE TO BE INCURRED
The information and exhibits contained within this Section demonstrate that the proposed
District is economically feasible insofar as:
•

The Village 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 Village expects to complete the projects in six phases, and can adjust the timing of
implementation as needed to coincide with the pace of private development. A
discussion of the phasing and projected timeline for project completion is discussed
under “Plan Implementation” within this Section. A table identifying the financing method
for each phase and the time at which that financing is expected to incur 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 expected to occur, 2) a projection of tax
increments to be collected resulting from that development and other economic growth
within the District, and 3) a cash flow model demonstrating that the projected tax
increment collections and all other revenues available to the District will be sufficient to
pay all Project Costs.

AVAILABLE FINANCING METHODS
Implementation of this Plan will require that the Village issue obligations to provide direct or
indirect financing for the Projects to be undertaken. The following is a list of the types of
obligations the Village may choose to utilize.
The Village has adopted impact fees, some of which may be collected from development within
the tax increment area. To the extent that fees are collected for storm water or roadway
improvements, within this area, they will be utilized to offset the TIF participation needed for the
implementation of this plan.
General Obligation (G.O.) Bonds or Notes
The Village 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 a community may have
outstanding at any point in time to an amount not greater than five-percent of its total equalized
value (including increment values). The tables on page 39 provide a calculation of the Village’s
current and projected G.O. debt capacity. Tables 1 and 2 project, respectively, the Village's
equalized value, and the full faith and credit borrowing capacity of the Village. Equalized
valuation projections were made using two methods. The first projects future valuation of the
Village using the average annual percentage of valuation growth experienced between 2003
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and 2007. This method is identified as the percentage method. The second method projects
the future valuation based upon the average annual increment between 2003 and 2007. This
method is identified as the straight-line method. Table 2 projects the G.O. borrowing capacity of
the Village utilizing the straight-line valuation projection and considering the existing debt of the
Village, demonstrating that the Village will have sufficient G.O. debt capacity during the
implementation period of the District to finance projects using this method if it chooses.
Bonds Issued to Developers (“Pay as You Go” Financing)
The Village may issue a bond to one or more developers who provide financing for projects
included in this Plan. Repayment of the amounts due to the developer under the bonds 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 Village’s obligation is limited to not more than the agreed percentage of the actual
increments collected. Bonds issued to developers in this fashion are not general obligations of
the Village and therefore do not count against the Village’s borrowing capacity.
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 Lease Revenue Bond by
a Community Development Authority (CDA). Tax Increment Revenue Bonds and Lease
Revenue Bonds are not general obligations of the Village and therefore do not count against the
Village’s 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 sewer and/or water
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 underwriters 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 G.O. debt limit. If special assessments are levied, the Village must reduce the total
eligible Project Costs under this Plan in an amount equal to the total collected.
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EQUALIZED VALUATION PROJECTION
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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 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 issued.
If financing as outlined in this Plan proves unworkable, the Village reserves the right to
use alternate financing solutions for the projects as they are implemented.
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IMPLEMENTATION & FINANCING TIMELINE

Village of Mount Pleasant
Proposed Tax Increment District No. 2 Project Financing
PROJECT LIST

Area "A"
Water Main
Roadway
Intersection
Engineering/Legal/Admin/Contingency
Subtotal
Area "C", "D" & "E"
Roadway
Sanitary Sewer
Water Main
Storm Water
Site Grading & Detention Ponds
Street Realignment
Engineering/Legal/Admin/Contingency
Subtotal
Area "B" & "F" & "G"
Roadway
Signalized Intersection
Sanitary Sewer
Water Main
Storm Sewer
Site Grading & Detention Pond
Engineering/Legal/Admin/Contingency
Subtotal

Issue #1
Phase I
2008

Issue #2
Phases II & III
2009
GO Taxable
GO Non-taxable

154,000
243,000
750,000
286,750
1,433,750

0

0

0

0

2,388,000
358,000
536,000
730,000
1,380,000
400,000
1,371,500
7,163,500

0

0

540,000
213,000
37,000
309,000
550,000
200,000
462,250
2,311,250

0

0

500,000

2,000,000

TOTAL ESTIMATED PROJECT COSTS

1,933,750

2,000,000

7,163,500

4,311,250

TOTAL ESTIMATED PROJECT COSTS TO BE FINANCED

1,933,750

2,000,000

7,163,500

4,311,250

Development Incentives/Land Acquisition & Assembly (not site specific)

0

Issue #3
Phases IV, V & VI
2010

2,000,000

General TIF adminstration and Creation

Financing Expenses
Fees (Advisory, Bond Counsel, Discount, Rating)
Reserve Fund
Capitalized Interest
Subtotal
TOTAL CAPITAL REQUIRED
Less Rounding/Interest Earnings
NET BOND SIZE

56,641

40,981

142,060

94,665

205,214
261,855

234,133
275,114

798,565
940,625

387,734
482,399

2,195,605

2,275,114

8,104,125

4,793,649

(25,605)
2,170,000

(25,114)
2,250,000

(84,125)
8,020,000

(53,649)
4,740,000

Page 41

Project Plan
TID No. 2 Creation

DEVELOPMENT ASSUMPTIONS

Village of Mount Pleasant
Tax Increment District No. 2 Creation
Development Assumptions

Const.
Year
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033

TOTAL

Value Loss from
Demolition Village Hall

(1,000,000)

Village Hall
Site
(Retail/Com)
Area "A" 3

Hwy 11
Industrial
Area "B"

16th Street
Office
(Com)
Area "C"

New Village
Campus Area

90th Street
(Res/Co,)

Area"E"

Area "F"2

Hwy 20
70 Acres
(Com/Ind)
Area "G"

5,000,000
6,500,000
12,500,000
5,000,000

10,000,000
7,500,000

3,500,000

1,500,000
1,500,000
1,500,000
1,500,000
1,500,000

10,000,000

7,500,000

17,500,000

2,500,000
2,500,000

(1,000,000)

Frontage Road
(Hwy 20)
(Com)
Area "D"

1

22,500,000

5,000,000

10,000,000
10,000,000
10,000,000
10,000,000
10,000,000
10,000,000
4,200,000

64,200,000

1,500,000
2,000,000
7,000,000
7,000,000
7,000,000

24,500,000

Annual

Total
0
4,000,000
19,500,000
33,500,000
27,000,000
21,000,000
21,000,000
10,000,000
10,000,000
4,200,000
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0
0

150,200,000

NOTES:
1
2
3

Development assumptions taken from Worksheet provided by Director of Community Development on 7/9/07 updated for Area C via e-mail 7/25/07
Development assumptions for residential - 100 single family @300 M, 17 Duplex Units @$400 M, 16 Bldgs 8 Units each 128Units @ 175 M, 10 Commercial acres @ $500/Acre
2008 is the net of $5 million in development and the removal of $1 million of Village Hall complex improvements.
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INCREMENT REVENUE PROJECTIONS
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CASH FLOW
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ANNEXED PROPERTY

There are no lands proposed for inclusion within the District that were annexed by the Village on
or after January 1, 2004.

12

ESTIMATE OF PROPERTY TO BE DEVOTED TO RETAIL
BUSINESS

Pursuant to Section 66.1105(5)(b) of the Wisconsin State Statutes the Village estimates that 4%
of the territory within the District will be devoted to retail business at the end of the District’s
maximum expenditure period.

13

PROPOSED CHANGES IN ZONING ORDINANCES

The Village of Mt. Pleasant anticipates that a portion of the District will be rezoned prior to
development.
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PROPOSED CHANGES IN MASTER PLAN, MAP, BUILDING
CODES AND VILLAGE OF MT. PLEASANT ORDINANCES

It is expected that this Plan will be complementary to the Village's Master Plan, as amended.
There are no proposed changes to the master plan, map, building codes or other Village of Mt.
Pleasant ordinances for the implementation of this Plan.

15

RELOCATION

Implementation of this plan may require the Village to relocate businesses and individuals.
In the event relocation becomes necessary at some time during the implementation period, the
Village will take the following steps and actions:
Before negotiations begin for the acquisition of property or easements, all property owners will
be provided an informational pamphlet prepared by the Wisconsin Department of Commerce
and if any person is to be displaced as a result of the acquisition, they will be given a pamphlet
on "Relocation Rights". The Village will provide each owner a full narrative appraisal, a map
showing the owners of all property affected by the proposed project and a list of all or at least
ten neighboring landowners to whom offers are being made. The Village will file a relocation
plan with the Department of Commerce and shall keep records as required in Wisconsin Statute
Section 32.27.
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ORDERLY DEVELOPMENT AND REDEVELOPMENT OF THE
VILLAGE OF MT. PLEASANT

The District contributes to the orderly development and redevelopment of the Village by
providing the opportunity for continued growth in tax base and job opportunities.
Consistent with the Villages amended Master Plan, the implementation of the Tax Increment
District #2 project plan assist the Village in accomplishing the following needs and objectives:
•
•

•
•

The need to strengthen the commercial and industrial sectors in the center of the
community.
The size of the district will create a larger economic engine that will provide for a quicker
pay back for the projects proposed to be undertaken. Projects that would unlikely be
affordable under the timeframe of the desired district closure if done incrementally or
piece meal.
The potential increment that is likely to occur in Tax Increment District #1 may preclude
the Village’s ability to create smaller subsequent districts.
The projects to be undertaken provides for a better facilitation of the overall storm water
management plan on a regional basis.

17

A LIST OF ESTIMATED NON-PROJECT COSTS

Non-Project costs are public works projects that only partly benefit the District or are not eligible
to be paid with tax increments, 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 properties outside of the
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 to properties outside 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 Village has adopted impact fees, to the extent that fees are realized for similar project costs
identified within this plan, they will be considered non-project costs.
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OPINION OF ATTORNEY FOR THE VILLAGE OF MT.
PLEASANT ADVISING WHETHER THE PLAN IS COMPLETE
AND COMPLIES WITH WISCONSIN STATUTES, SECTION
66.1105
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EXHIBIT A - CALCULATION OF THE SHARE OF PROJECTED TAX INCREMENTS ESTIMATED TO
THE PAID BY THE OWNERS OF PROPERTY IN THE OVERLYING TAXING JURISDICTIONS
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