State of Wisconsin ® DEPARTMENT OF REVENUE

DIVISION OF STATE AND LOCAL FINANCE * GFFICE OF TECHNICAL & ASSESSMENT SERVICES * 2135 RIMROCK ROAD MADISON, Wi 53713

Mailing Address:

PO Box 8971 #6-97
Madison, Wl £3708-8571
’ Phone: (B08) 266-2149

June 11, 2019 tif@wisconsin, gov

32-246

Teri Lehrke, City Clerk

City of La Crosse

400 La Crosse St

La Crosse, Wl 54601-3396

RE: Project Plan Approval — City of La Crosse TID 015

Dear Teri Lehrke:

The Wisconsin Départment of Revenue (DOR) approves your municipality's request to amend its
project plan for Tax [ncremental District (TID) 015. This project plan amendment does not alter the
TID's boundaries or base value.

DOR confirms the municipality followed the amendment procedures, under state law {sec. 66.1105 or
sec. 60.85 Wis. Stats.); however, DOR does not review the facts or feasibility of the amended project
plan.

If you have questions, contact us at tif@wisconsin.gov.

Sincerely,

e e

~ Kristin Filipiak
Community Services Specialist
Office of Technical and Assessment Services

TID371WI
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Lehrlce, Teri -
M

From: DOR Tax Incremental Financing <DORTaxIncrementalFinancing@wisconsin.govs
Sent: Tuesday, June 11, 2019 11:43 AM

To: . Lehrke, Teri

Cc: DOR Tax Incremental Financing; Schnick, Andrea

Subject: RE: Tax Incremental District No. 15 Plan Amendment

Attachments; Project approve ltr-La Crosse#15 2019.pdf

- Teri,

Attached is the approval letter for TID 15's project plan amendment.
Please keep a copy in the TID records because we do not send paper copies.
Contact me with any questions.

Thank you.

Kristin Filipiak

Tax Incremental Financing (TiF)
State and Local Finance Division
Wisconsin Department of Revenue
{608} 266-5708
Kristin.Filipiak@wisconsin.gov

TiF website

From: Lehrke, Teri [mailto:Lehrket@cityoflacrosse.org]

Sent: Friday, May 24, 2019 3:06 PM

To: DOR Tax incremental Financing <DORTaxIncrementalFinancing@wisconsin.gov>
Subject: Tax Incremental District No. 15 Plan Amendment

Attached are required documents for the Project Plan amendment for TID 15; which was approved by the La Crosse
Common Council on May 9, 2019. Please let me know if anything further is required.

Thank you.

Teri Lehrke, WCPC
City Clerk

400 La Crosse St.

La Crosse, WI 54601
Populatipn 52,282
608-789-7556

lehrket@cityoflacrosse.org
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Flawarpls PLANNING AND DEVELOPMENT
400 La CrosSE STREET | La CRossE, W1 54601 | P: {608) 789-7512

Memorandum

To: Teri Lehrke, City Clerk

From: Andrea Schnick, Economic Development Planner
Date: June 12, 2019

Re: TID #15 - Amendment #1

When the City submitted the necessary documents to the Department of Revenue (DOR) regarding the first
amendment to the hroject plan for TID 15, the DOR questioned a discrepancy in the resolution and the project
plan, pointing out that the project plan amendment stated there would be an increase in expenses. However,
the narrative and the resolution stated it would not increase the budget for the TID.

At the request of the DOR, the executive summary, the estimated project expenditures on page 4 and section 8
were updated to reflect that the amount in the original project plan would not change and that the amendment
was being made to allow those funds to be used within the half-mile radius. '

It was discussed with the DOR that this change was clarifying the resolution and the narrative and that since
additional expenses were not being incurred, this was not a substantlal change that would require additional
approval by the Joint Review Board.

On June 11, 2018, the DOR notified the City Clerk that the TID 15s project plan amendment had been accepted.

Jason GiLmai, AICP, PLANNING & DEVELOPMENT DIRECTOR CAROLINE GREGERSON, COMMUNITY DEVELOPMENT ADMINISTRATOR
Tim ACKLIN, AICP, SENIOR PLANNER . ) DAWN REINHART, NEIGHRORHOOD HOUSING DEVELOPMENT ASSOCIATE
ANDREA SCHNICK, ECONOMIC DEVELOPMENT PLANNER . TARA FITZGERALD, PROGRAM COORDINATOR

LEWIS KUHLMAN, AICP, ENVIRONMENTAL PLANNER Kevin CLEMENTS, HOUSING SPECIALIST

JACK ZABROWSKI, ASSOCIATE PLANNER KEVIN CONROY, HOUSING REHABILITATION SPECIALIST

ASHLEY MARSHALL, CLERK STENO 111






Lehrke, Teri

B
From: DOR Tax Incremental Financing <DORTaxIincrementalFinancing@wisconsin.gov>
Sent: Monday, June 10, 2019 11:53 AM
To: Schnick, Andrea; DOR Tax Incremental Financing
Cc: ' Lehrke, Teri
Subject: , RE: Tax Incremental District Ne. 15 Plan Amendment

Andrea,

Thank you for updating the project plan to make the wording consistent. These changes answer my questions.

| will send this amendment to the next level of review. We will contact you if there are any additional questions.
Thanks.

iristin Filipiak

Tax Incremental Financing (TIF)
State and Local Finance Division
Wisconsin Department of Revenue
{608) 266-5708
Kristin.Filipiak@wisconsin.goy

TIF website

From: Schnick, Andrea [mailto:schnicka@cityoflacrosse.org]

Sent: Thursday, fune 06, 2015 3:05 PM

To: DOR Tax Incremental Financing <DORTaxIncrementalFinancing@wisconsin.gov>
Cc: Lehrke, Teri <Lehrket@cityoflacrosse.org>

Subject: FW: Tax Incremental District No. 15 Plan Amendment

Hi Kristin,
Are the attached revisions satisfactory?

Thank you,
Andrea

From: DOR Tax Incremental Financing <DO RTaxIncrementalFinancing @ wisconsin.gov>
Sent: Friday, May 31, 2019 11:18 AM :
To: Schnick, Andrea <schnicka@cityoflacrosse.org>

Cc: Lehrke, Teri <Lehrket@cityoflacrosse.org>; DOR Tax Incremental Financing
<DORTaxIncrementalFinancing@wisconsin.gov>

Subject: RE: Tax Incremental District No. 15 Plan Amendment

1



Andrea,

Thank you for these clarifications.

Regarding the project costs, | was not clear that you were referring to the same 1.5 million for this budget item as was
described in the original project plan.
Can you update the Executive summary and section 8 to make this clear and send us a new version?

The Estimated project expenditures on page 4 should explain that no additional cost are being added but the 1.5 million
in the original project plan may be used within the half-mile radius.

Similarly, in section 8, could you add an explanation that this is not an additional project cost but allowing the original
budgeted amount to be used in the half-mile radius.

|
Then the plan would be internally consistent. ‘
Thank you.

Kristin Filipiak

Tax Incremental Financing (TIF)
State and Local Finance Division
Wisconsin Department of Revenue
{608) 266-5708
Kristin.Filipiak@wisconsin.gov

TIF website

From: Schnick, Andrea [mailto:schnicka@cityoflacrosse.org]

Sent: Friday, May 31, 2019 9:51 AM

To: DOR Tax Incremental Financing <DORTax|ncrementalFinancing@wisconsin.gov>
Cc: Lehrke, Teri <Lehrket@cityoflacrosse.org> '

Subject: FW: Tax Incremental District No. 15 Plan Amendment

Hi Kristin,

After reviewing in more detail, | have a couple questions about this project plan amendment,

e  Can you clarify whether or not cash grants are planned? The project plan says they may be provided (page 8)
but it is not mentioned in the hearing notice.
Cash grants/development incentives were in the original project plan at the time the District was created. The
City did not intend for this project plan budget item to increase in the context of this project plan
amendment. Section 6 of the amendment is a general list of the types of TIF-eligible expenditures and a
restatement of much of the language in the original plan. The “Housing Replacement and Rehabilitation”
budget item {pg. 15) would come by way of the City’s direct investment/acquisition of property or through
homeowner loans, rather than cash grants (again, there is already a budget for that type of expense}. .

»  Both the resolution and page 6 of the project plan state, "The project costs will not change. .. " and "There are
no additional improvements. . .". This seems to conflict with the purpose of the amendment which is 1,500,000
in expenditures in the half-mile radius. Can you explain this discrepancy?
1. The original project plan allocates funds for Housing Revitalization Programs in the amount of about $1.5M

in the TID. The intent then is to expand those programs to the ¥ mile without increasing the overall
2



expenditures. | see the discrepancy in the project plan that “this proposed amendment would provide for
additional estimated expenditures”, which is not the intent. How do you suggest we remedy that
misstaternent?

2. This amendment allows for expanding the originally anticipated projects within the % mile area and
improvements related to those % mile expenditures will not result in additional value increment in the
boundary area of the TID, hence the reference to “no additional improvements”,

Thank you,
Andrea

Andrea D. Schnick

Economic Development Planner
City of La Crosse

400 La Crosse Street

La Crosse, WI 54601

Office: 608.789.8321

Email: schnicka@cityoflacrosse.org
www.cityoflacrosse.org

From: DOR Tax Incremental Financing [mailto: DORTaxIncrementalFinancing@wisconsin.gov]
Sent: Tuesday, May 28, 2019 10:53 AM

To: Lehrke, Teri; Schnick, Andrea

Cc: DOR Tax Incremental Financing

Subject: RE: Tax Incremental District No. 15 Plan Amendment

Teri and Andrea,

After reviewing in more detail, [ have a couple questions about this project plan amendment.
e Canyou clarify whether or not cash grants are planned? The project plan says they may be provided (page 8)
but it is not mentioned in the hearing notice.
e Both the resolution and page 6 of the project plan state, "The project costs will not change, . . " and "There are
no additional improvements. . .". This seems to conflict with the purpose of the amendment which is 1,500,000
in expenditures in the half-mile radius. Can you explain this discrepancy? '

Thank you.

Kristin Filipiak

Tax Incremental Financing (TIF)
State and Lecal Finance Division
Wisconsin Department of Revenue
(608) 266-5708

Rristin, Filipiak@wisconsin,gov

TiF website

Sent: Friday, May 24, 2019 3:06 PM ,
To: DOR Tax Incremental Financing <DORTaxIncrementalFinancing @wisconsin.govs
Subject: Tax Incremental District No. 15 Plan Amendment




Attached are required documents for the Project Plan amendment for TID 15, which was approved by the La Crosse
Common Council on May 9, 2019. Please let me know if anything further is required.

Thank you.

Teri Lehrke, WCPC

City Clerk

400 La Crosse St.

La Crosse, Wl 54601
Population 52,282
608-789-7556
lehrket@cityoflacrosse.org
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SECTION 1
Executive Summary

Description of District

Type of District, Size and Location

"Tax Incremental District (*“TID”) No. 15 {The “TID” or “ Disttict” or “Dlstnct”) is an existing mixed-use
district, created by a resolution of the City of La Crosse (“City ”} Commeon Council adopted on August 8,
2013 (the “Creation Resolution™). '

Amendments _
The District has not previously been amended.

Purpose of this Amendment

This Amendment will allow for the District to incur project costs outside of, but within % mile of, the
boundaries of the District as allowed under Wisconsin Statutes Section.66.1105(2)(f)1.n. The intention of
the City is to aflow for some of the original Project Plan expenditures to be made within the 12 mile area.

Estimated Total Project Expenditures.

The current Project Plan provides for estimated total project cost expenditures of $12 902,000, This
proposed amendment would not increase the overall budget for the District. Rather, it will allow for some
of the original expenditures to occur within the % mile area, as described below.

Specific-details as to the types, locations and cost estimates are found in Sections 7, 8§ and 9 of this plan.
It is anticipated that the remaining and additional projects will be completed in multiple phases, extending
through the end of the expenditure period. A discussion and listing of possible financing mechanisms, as
well as a summary of total project financing is located in Section 10 of this plan. The expenditure period
of this Existing District terminates on August 8, 2028.

The amended project costs include costs for housing replacement and rehabilitation, as identified in the
original Project Plan. These project areas are located outside of, but within, %4 mile of the District’s
boundaries.

Economic Development

The City does not anticipate additional value increment accruing to the District as a result of this
amendment. The project areas identified under this amendment are not within the boundaries of the TID.
Therefore, any new value created through expenditures within the ¥ mile will not create additional value
increment, -

Expected Termination of District

The District has a maximum statutory life of 20 years, and must close not later than August 8, 2033,
resulting in a final collection of increment in budget year 2034, Pre-amendment cash flow projections
indicate that the entire available life of the District will be required to retire current and projected District
liabilities. Based on the Economic Feasibility Study located in Section 10 of this Plan, amendment of the
District would not result in a shift in the projected District closute year of 2034,

Project Plan TID No. 15 Project Plan .Ameﬂdment : City of La Crosse
Submitied by Ehlers Page 4 April 18, 2019 — Version 2




Summary of Findings

As required by Wisconsin Statutes Section.66.1105, and as documerited in this Projeet Plan Amendment

and the exhibits contained and referenced herein, the following findings are made:

1. That “but for” amendment of the District’s Project Plan, the remaining 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 City . In making this
determination, the City has considered the following information:

e The additional expenditures contemplated by the plan amendment are necessary to fully achieve
the original goals of the District Project Plan, including creation of new tax base, investment in
the City’s housing stock (as a form of “mixed use”), and other economic benefits. The City
expects that without the amendment, the full development as projected will be less likely to
occur, '

e These additional expenditures are associated with projects that were unanticipated at the time of
District creation but have now been determined necessary to enable the District to fully
implement its Project Plan. Investment in the City’s residential housing stock is anticipated to
contribute to the areas vitality, character, and economic growth,

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

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

e The City has established policy priorities related to investment in and rchabilitation of it’s single-
and multi-family housing stock. This investment will confribute to the general economic vitality
of other sectors of the City’s economy and mitigate blighted conditions in certain residential
corridors, which weighs on property values and economic conditions of adjacent areas.

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

»  Given that it is not likely that the District will achieve all of the objectives of its Project Plan or in
the same manner without the continued use of tax incremental financing (see finding # 1), and
since the District is expected to generate additional economic benefits that are more than

sufficient to compensate for the additional cost of the improvements (see Finding #2), the City -

reasonably concludes that the overall additional benefits of the District outweigh the anticipated
tax increments to be paid by the owners of property in the overlying taxing jurisdictions. Ii 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 Project Plan is not amended.

4, The boundaries of the District are not being amended. At the time of creation, and any subsequent
additions of territory, 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 Wisconsin Statutes Section 66.1105(2)(cm). Lands proposed or developed for
newly-platted residential development will not exceed 35%, by area, of the real property within the
District. Any project Costs related to newly-platted residential development are eligible expenditures

Project Plan TID No. 15 Project Plan Amendmant City of La Crosse
Submitied by Ehlers Page 5 April 19, 2019 — Version 2



based on the finding that the development has a residential housing density of at least 3 units per acre
as defined in Wisconsin Statutes Section 66.1105(2)(f)3.a., is located in a conservation subdivision as
defined in Wisconsin Statutes Section 66.1027(1)(a)., or is located in a traditional neighborhood
development as defined in Wisconsin Statutes Section 66.1027(1)(c).

5. Based upon the findings as stated above, and the original findings as stated in the Creation Resolution
and in any subsequent resolutions amending the boundaries of the District, the District remains
declared a mixed-use district based on the 1dent1ﬁcat1on and clagsification of the property incloded
within the District.

6. The project costs will not change as a result of this amendment.

7. There are no additional improvements as a result of this amendment.

8. 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 expcnduure period, pursuant to Wisconsin Statutes

Section 66.1105(5)(b).

9, The Project Plan for the District, as amended, is feasible, and is in conformity with the Master Plan of
the City .

SECTION 2:
Type and General Description of District

The District was created under the authority provided by Wisconsin Statutes Section-66.1105 on August
8, 2013 by resolution of the Common Council. The District’s valuation dats, for purposes of establishing
base value, was January I, 2013, ‘

The existing District is a “Mixed Use District” based upon a finding that at least 50%, by area, of the real
property within the District was suitable for a combination of industrial, commercial and residential uses
within the meaning of Wisconsin Statutes Section 66.1105(2)(cm). Since this amendment does not add
any territory to the District, the District remains in compliance with this provision. The District also
remains in compliance with the prohibition that no more than 35% of the area of the District be allocated
" for newly-platted residential development. '

Wisconsin Statutes Section 66.1105(4)(h)2. provides authority for a City to amend the boundaries of an
existing Tax Increment District for purposes of adding and/or subtracting tetritory up to a total of four
times during the life of the District. The boundaries of the District have not previously been amended.
Since this amendment does not involve the addition or subtraction of territory from the District, it is not
counted against the number of available boundary amendments.

This Project Plan Amendment supplements and does not supersede or replace any component of the
original Project Plan unless specifically stated. All components of the original Project Plan remain in
effect.

A map depicting the current boundaries of the District is found in Section 3 of this Plan. Based upon the
findings stated above, the original findings stated in the Creation Resolution, and the findings contained

Project Plan TiD No. 15 Project Plan Amendment City of La Crosse
Subrmitted by Ehlers Page 6 April 19, 2018 — Version 2




in any subsequent resolution adding territory to the District, the District remains a mixed-use district
based on the identification and classification of the property included within the District.

ij‘ec:t Plan TiD No. 15 Project Plan Amendment City of La Croase
Submitted by Ehlers Page 7 April 19, 2019 - Version 2



SECTION 3: ‘
Map of Current District Boundary

D

Project Plan TID Ne. 15 Project Plan Amendment City of La Crosse
Submitted by Ehlers Page 8 April 19, 2018 ~ Version 2




SECTION 4:
Map Showing Existing Uses and Conditions

There will be no change to District boundaries, nor any changes to the existing uses and conditions within
the District as a result of this amendment. A copy of this map can be found in the original project plan
Document.

SECTION 5:
Equalized Value Test

No additional territory will be added to the District. Demonstration of compliance with the equalized
value test is not required for this Amendment.

SECTION 6: |
Statement of Kind, Number and Location of Proposed
Public Works and Other Projects

The proposed projects costs within the Distriet may also include, but are not limited to: various public
improvements and cash grants to owners, lessees or developers of land located within the District
(development incentives), professional and organizational services, administrative costs, and finance
cOsts.

The City proposes to allow for the Disirict to incur project costs outside of, but within ¥ mile of, the
boundaries of the District as allowed under Wisconsin Statutes Section 66.1105(2)(f)1.n.

The following is a summary list of public works and other TIF-eligible projects that the City has
implemented, or intended to implement based on the original project Plan, and includes the modifications
detailed above. Any costs directly or indirectly related to the public works and other projects are
considered "Project Costs" and are eligible to be paid with tax increment revenues of the District.

Property, Right-of-Way and Easement Acquisition

Property Acquisition for Development and/or Redevelopment

In order to promote and facilitate development and/or redevelopment 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 in order to make the property suitable for development and/or redevelopment.

Project Plan TiD No. 18 Project Plan Amendment City of La Crosse
Submitted by Ehlers Page © Aprit 19, 2018 — Version 2



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 tofal project costs of the District. If total Project Costs incurred by the
City to acquire property and make it suitable for development and/or redevelopment exceed the revenues
or other consideration received from the sale or lease of that property, the net amount shall be considered
“real property assembly costs” as defined in Wisconsin Statutes Sectlon 66.1105(2)(H1.c., and subject to
recovery as an eligible Project Cost.

Property Acquisition for Conservancy

In order to promote the objectives of this Plan, the City intends to 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 histeric views; maintaining habitat for
wildlife, maintaining adequate open space; reduction of erosion and sedimentation by preserving existing
vegetation; and providing adequate areas for management of stormwater. The cost of property acquired
for conservancy, and any costs associated with the transaction, are eligible Project Costs.

Acquisition of Rights-of-Way

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

Acquisition of Easements

The City may need to acquire temporary or permanent easements to allow for installation and
maintenance of streets, driveways, sidewalks, utilities, stormwater management practices and other public
infrastructure. Costs incurred by the City to identify, negotiate and acquire easement rights are eligible
Project Costs,

Relocation Costs

If relocation expenses are incurred in conjunction with the acquisition of property, those expenses are
eligible Project Costs. These costs may include, but are not limited to: preparation of a relocation plan;
allocations of staff time; legal fees; publication of notices; obtaining appraisals; and payment of” relocatzon
benefits as required by Wisconsin Statutes Sect1ons 32.19 and 32.195.

Site Preparation Activities

Environmental Audits and Remediation

There have been no known environmental studies performed within the District. If, however, it becomes
necessary to evaluate any land or improvement within the District, any cost incurred by the City related
to environmental audits, testing, and remediations are eligible Project Costs.

Demoalition

In order to make sites suitable for development and/or redevelopment, the City may incur costs related to
demolition and removal of structures or other land improvements, to include abandomment of wells or
other existing utility services. :

Site Grading

Land within the District may require grading to make it suitable for development and/or redevelopment,
to provide access, and to control stormwater runoff. ‘The City may need to remove and dispose 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.

Project Plan T No. 15 Prolect Plan Amendment City of La Crosse
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Utilities

Sanltary Sewer System Improvements

There are inadequate sanitary sewer facilities serving areas of the District. To allow development and/or
redevelopment to occur, the City may 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 Disfrict, the City will malke 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 requite that the City construct, alter, rebuild or expand sanitary sewer infrastructure located outside
of the District. That portion of the costs of sanitary sewer system projects undertaken outside the District
which are necessitated by the implementation of the Project Plan are eligible Project Costs. The
improvements to the wastewater treatment facilities, although not within the %2 mile radius, are an eligible
project cost under Section 66.1105(2)(H1 k.

Water System Improvements

There are inadequate water distribution facilities serving areas of the District. To allow development
and/or redevelopment to occur, the City may 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 cortesponding to the benefit allocated to land within the District, and necessitated by the
implementation of the Project Plan, are eligible Project Costs. Implementation of the Project Plan may
also require that the City construct, alter, rebuild or expand water system infrastructure located outside of
the District. That portion of the costs of water system projects undertaken outside the District which are
necessitated by the implementation of the Project Plan are eligible Project Costs.

Stormwater Management System Improvements

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

Electric Service

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

Project Plan TID No. 15 Project Plan Amendment City of La Crosse
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Gas Service

In order to create sites suitable for development and/or redevelopment, the City may incur costs to
provide, relocate or upgrade gas mains and services. Costs incurred by the City to undertake this work
are aligible Project Costs.

Communications Infrastructure

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

Streets and Streetscape

Street Improvements

There are inadequate street improvements serving areas of the District. To allow devclopment and/or
redevelopment to occur, the City may need to construct and/or reconstruct streets, highways, alleys,.
access drives and parking arcas. Eligible Project Costs include, but are not limited to: excavation;
removal or placement of fill; construction of road base; asphalt or concrete paving or repaving;
installation of curb and gutter; installation of sidewalks and bicycle lanes; installation of culverts, box
culverts and bridges; rail crossings and signals; utility relocation, to include burying overhead utility
lines; street lighting; installation of traffic control sighage and traffic signals; pavement marking; right-of-
way restoration; installation of retaining walls; and installation of fences, berms, and landscaping.

Streetscaping and Landscaping

In order to attract development and/or redevelopment consistent with the objectives of this Plan, the City
may install amenities to enhance development sites, rights-of-way and other public spaces. These
amenities include, but are not.limited to: landscaping; lighting of streets, sidewalks, parking areas and
public areas; installation of planters, benches, clocks, tree rings, trash receptacles and similar items; and
installation of brick or other decorative walks, terraces and street crossings. These and any other similar
amenities installed by the City are eligible Project Costs.

RDA Type Activities

Contribution to Redevelopment Authority (RDA)

As provided for in Wisconsin Statues Sections 66.1105(2)(f)1.h and 66.1333(13), the City may provide

funds to its RDA to be used for administration, 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 RDA for this purpose are eligible
" Project Costs.

Revolving Loan/Grant Program

Te encourage private redevelopment consistent with the objectives of this Plan, the Clty through its
RDA, may provide loans and/or matching grants to eligible property owners in the Districi. 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 RDA in the program manual. Any funds returned to the RDA from the
repayment of loans made are not considered revenues to the District and will not be used to offset District
Project Costs. Instead, these funds may be placed into a revolving loan fund and will continue to be used
for the program purposes stated above. Any funds provided to the RDA for purposes of implementing
this program are considered eligible Project Costs.

Projact Plan TID No, 15 Project Plan Amendment - City of La Crosse
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Miscellaneous

Cash Grants (Development Incentives)

The City may enter into agteements with property owners, lessees, or developers of land located within
the District for the purpose of shariig 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.

Projects Outside the Tax Increment District

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

¢ Housing replacement and rehabilitation, which may include acquisition and relocation costs.

Professional Service and Organizational Costs

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

Administrative Costs

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

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

With all projects the costs of engineering, design, survey, inspection, materials, construction, restoring
property to its original condition, site preparation, legal and other consultant fees, testing, environmental
studies, permits, updating City ordinances and plans, judgments or claims for damages, and other
expenses are included as Project Costs.

In the event any of the public works project expenditures are not reimbursable out of the special tax
increment finance fund under Wiscongin Statutes Section 66.1105, in the written opinion of counsel
retained by the City 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 Amendment.

The City reserves the right to implement only those projeets that remain viable as the Plan period
proceeds.

Project Costs are any expenditure made, estimated to be made, or monetary obligations incurred or
estimated to be incurred, by the City and listed in this Plan or the original Project Plan. To the extent the

Project Plan TiD No. 15 Project Plan Amendmaent _ City of La Crosse
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costs benefit the City 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. Prorations of costs in the Plan are also estimates and subject to
change based upon implementation, future assessment policies and user fee adjustments. 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 by the City in connection with
the implementation of this Plan.

Project Ptan TID No. 15 Project Plan Amendment ' City of La Crosse
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SECTION 7:

Map Showing Proposed Imprdvements and Uses

Projects identified in this Plan may occur in the entirety of the % mile area.

Tax Increment Finance District 15
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SEGTION 8:
Detailed List of Amended Project Costs

~ This ‘Section confains information relative to the specific projects and expenditures that the City
anticipates it will undertake within the District during the remainder of the expenditure period.

All costs are based on 2019 prices and are preliminary estimates. The City reserves the right to increase
these costs to reflect inflationary increases and other uncontrollable circumstances between 2019 and the
time of construction. The City also reserves the right to increase certain Project Costs to the extent others
are reduced or not implemented without amending the Plan, The tax increment allocation is preliminary
and is subject to adjustment based upon the implementation of the Plan.

This Plan is not meant to be a budget, nor an appropriation of funds for specific projects, but a
framework within which to manage projects. All costs included in the Plan are estimates based on
best information available. The City retains the right to delete projects or change the scope and/or
timing of projects implemented as they are individually authorized by the Common Council,
without further amending this Plan. '

Proposed TIF Project Cost Estimates

Housing Replacement and Rehabilitation $1,500,000
{and any other ancillary costs related to same)

- These costs were included in the original Project Plan budget. It is the intent of the City to
amend the Project Plan to allow for these costs to now be incurred within the TID or %2 mile of
its boundaries. :

Project Plan Ti) No.15 Project Plan Amendment ' City of La Crosse
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SECTION 9:

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

This amendment modifies the specific projects and expenditures that the City anhc1pates it will undertake
within the District during the remainder of the expenditure period.

The information and exhibits contained within this Section demonstrate that the District, as proposed to
be amended, will remain economically feasible insofar as:

e The City has available to it the means to secure the necessary financing required to accomplish
the remaining projects contained within this Plan. A listing of “Available Financing Methods”
Tollows.

e The City expects to complete the remaining projects in one or more 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.

» The City does not anticipate additional development and resulting value increment as a result of
this amendment. Current value increment and anticipated tax increment revenues are projected to
be sufficient to meet both recovery of existing and anticipated expenditures of the District.

Available Financing Methods

: Implementation of this Plan may require that the City issue debt obligations o provide direct or indirect
financing for the Projects to be undertaken. The following is a list of the types of obligations the City
may choose to utilize,

General Obligation (G.0.} Bonds or Notes

The City may issue G.O. Bonds or Notes to finance the cost of projects included within this Plan. The
Wisconsin State Constitution limits the principal amount of G.Q. debt that the community may have
outstanding at any point in time to an amount not greater than five percent of its total equalized value
(TTD IN).

Bonds Issued to Developers (“Pay as You Go” Financing)

The City may issue a bond or other obligation 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 or other
obligations are limited to an agreed percentage of the available annual tax increments collected that result
from the improvements made by the developer. To the extent the tax increments collected are insufficient
to make annual payments, or to repay the entire obligation over the life of the District, the City ’s
obligation is limited to not more than the agreed percentage of the actual increments collected. Bonds or
other obligations issued to developers in this fashion are not general obligations of the City and therefore
do not count against the City ’s statutory borrowing capacity.

Project Plany TID No. 15 Project Plan Amendment : City of La Crosse
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Tax Increment Revenue Bonds :

The City has the authority to issue revenue bonds secured by the tax increments to be collected. These
bonds may be issued directly by the City , or as a Lease Revenue Bond by its Redevelopment Authority
{RDA). Tax Increment Revenue Bonds and Iease Revenue Bonds are not general obligations of the City
and therefore do not count against the City s statutory borrowing capacity. To the extent tax increments
collected ate insufficient to meet the annual debt service requirements of the revenue bonds, the City may
be subject to either a permissive or mandatory requirement to- appropriate on an anmnual basis a sum equal
to the actual or projected shortfall.

Utility Revenue Bonds

The City can issue revenue bonds to be repaid from revenues of its various utility systems, including
revenues paid by the City that represent service of the system to the City . There is neither a statutory
nor constitutional limitation on the amount of revenue bonds that can be issued, however, waier rates are
controlled by the Wisconsin Public Service Commission and the City must demonstrate to bond
purchasers its ability to repay revenue debt with the assigned rates. To the extent the City utilizes utility
revenues other than tax increments to repay a portion of the bonds, the City must reduce the total ¢ligible
Project Costs in an equal amount.

Special Assessment “B” Bonds _

The City has the ability to levy special assessments against benefited properties to pay part of the costs
for street, curb, gutter, sewer, water, storm sewers and other infrasiructure. In the event the City
determines that special assessments are appropriate, the City can issue Special Assessment B bonds
pledging revenues from special assessment installments to the extent assessment paymenfs are
outstanding. These bonds are not counted against the City 's statutory borrowing capacity. If special
assessments are levied, the City must reduce the total eligible Project Costs under this Plan in an amount
equal to the total collected.

Plan Implementation

As stated in the original project plan, projects identified will provide the necessary anticipated
governmental services and/or development incentives fo the remaining district. The order in which
expenditures are made should be adjusted in accordance with development and execution of developer
agreements, if any. The City reserves the right to alier the implementation of this Plan to accomplish this
objective.

It is anticipated developer agreements between the City 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 agsure contract enforcement these agreements might include levying of
special assessments against benefited properties.

The order in which expenditures are made should be adjusted in accordance with development and
execution of developer agreements. The City rescrves the right to alter the implementation of this Plan to
accomplish this objective.

If financing as outlined in this Plan proves unworkable, the City reserves the right o use alternate
financing solutions for the projects as they are implemented.

Project Plan TID No. 15 Project Plan Amendment City of La Crosse
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Development Assumptions

The City does not anticipate new development as a result of this amendment. No additional
development is required to meet the existing and anticipated expenditures of the District.
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SECTION 10:
Annexed Property

No territory will be added or subtracted from the District as a result of this amendment.

SECTION 11: ,
Proposed Zoning Ordinance Changes

The City does not anticipate’the need to change any of its zoning ordinances in conjunction with the
implementation of this Project Plan amendment.

SECTION 12:
Proposed Changes in Master Plan, Map, Building Codes and
City of La Crosse Ordinances

It is expected that this Plan will be complementary to the City 's Master Plan. There ate no proposed changes to
the Master Plan, map, building codes or other City ordinances for the implementation of this Plan.

SECTION 13:
Relocation

There may be a need to relocate persons or businesses in conjunction with this Plan. In the event relocation or
the acquisition of property by eminent domain becomes necessary at some time during the implementation
period, the City will follow applicable Wisconsin Statutes chapter 32.
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SECTION 14:
Orderly Development and/or Redevelopment of the City of La

Crosse

This Project Plan Amendment will have no impact on the viability of the original Dlstrlct Project Plan as it
relates to the orderly development and/or redevelopment of the City . -

SECTION 15:
List of Estimated Non-Project Costs

Non-Project Costs are public wotks 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 tax incremental finance funds.

Examples would include:
A public improvement made within the District that also benefiis property outside the D}stnct 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 City does not expect to incur any non-project costs in the implementation of this Project Plan.
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SECGTION 16;

Opinioh of Attorney for the City of La Crosse Adwsmg : ‘
Whether the Plan is Complete and Comphes with Wisconsin

Statutes ¢ 66 1105

*

o Apeil 19,2019

Magior Tim Kabiat

Lity of La Crogeg:

400 T:a Crosee Strect

T4 Grosse; Wisconsin 54601

BE: Cliy of Lia Crosse, Wisconsin Tax Tngreraonial Distriet No. 15 Amcﬂéimgnt

Dear Mayor:

Ag City Attomey for-the Clity of Ta Crosse, T have: veviewsd the Projset Plaii find, tn niy opiview; have

ﬁﬁ*«l@imni_na& that it is eomplete-dnd complies with Wisconsin Stafutes Seoflon 66, LTSI,

Binseip

Cr;y of. La 016333

FrojadhBlan TID Mo, 45. ijeot Pl Amendieri. o - Gilyof LaCiggse
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