City of Verona
Joint Review Board Agenda
Monday, March 15, 2021 at 5:30 p.m.
www.ci.verona.wi.us
TAX INCREMENTAL DISTRICT NO. 9
PROJECT PLAN & BOUNDARY AMENDMENT

Due to the COVID-19 pandemic, the Joint Review Board will hold its meeting
as a virtual meeting. The Joint Review Board will not meet at City Hall, 111
Lincoln Street. Members of the Joint Review Board and Staff will join the
meeting by using Zoom Webinar, as described immediately below.
Members of the public can join the meeting using Zoom Webinar via a
computer, tablet, or smartphone, or by calling into the meeting using phones,
as described immediately below. Those requiring toll-free options are asked to
contact City Hall for details prior to the meeting at
adam.sayre@ci.verona.wi.us or 608-848-9941.
Join the meeting via computer, tablet, or smart phone:
https://zoom.us/j/93891151827
Webinar ID: 938 9115 1827
Join the meeting via phone by dialing:
312-626-6799
Webinar ID: 938 9115 1827
The online meeting agenda and all support materials can be found
at https://www.ci.verona.wi.us/. In addition to the public, all Joint Review Board
members and Staff will also be participating remotely. Anyone with questions prior to
the meeting may contact the City at (608) 848-9941 or adam.sayre@ci.verona.wi.us.
1. Call to Order
2. Roll Call
3. Approval of Minutes from February 23, 2021 Joint Review Board meeting.
4. Review the public record, planning documents, Plan Commission resolution, and
resolution passed by the Common Council approving the amendment.
5. Consideration and possible action on “Resolution Approving the Project Plan &
Boundary Amendment of Tax Incremental District No. 9.”
6. Adjournment

Luke Diaz, Mayor

Posted:

Verona City Hall,
Verona Public Library,
Miller’s Market
All agendas are posted on the City’s website at:

www.ci.verona.wi.us

Notice: If need an interpreter, materials in alternative formats, or other accommodation to access the
meeting, please contact the City Clerk at 845-6495 at least 48-hours preceding the meeting. Every
reasonable effort will be made to accommodate your request.
Notice is hereby given that a quorum of the members of the City Council or other standing committees of
the City Council may be present at the meeting of the Joint Review Board to gather information about a
subject over which they have decision-making responsibility. The City Council and any other standing
committees will not take formal action at this meeting.

City of Verona
City Hall – 111 Lincoln Street
Verona, WI 53593-1520

MINUTES
JOINT REVIEW BOARD
February 23, 2021
Due to the COVID-19 pandemic, the Joint Review Board held its meeting as a virtual meeting.
The Joint Review Board did not meet at City Hall, 111 Lincoln Street. Members of the Joint
Review Board and Staff joined the meeting by using Zoom Webinar. Members of the public
were able to join the meeting using Zoom Webinar via a computer, tablet, or smartphone, or
by calling into the meeting via phone.
The meeting was called to order by City of Verona Mayor Luke Diaz at 5:30 p.m. using Zoom
Webinar.
Roll Call: City of Verona Mayor Luke Diaz, Dane County Treasurer Adam Gallagher, Verona
Area School District Superintendent Dean Gorrell, Verona Area School District Board Member
Amy Almond, Madison Area Technical College Laurie Gregg and Public Member Gary
Rockweiler.
Also present: City of Verona Administrator Adam Sayre, Finance Director Brian Lamers and
Todd Taves from Ehlers.
Approval of the May 13, 2020 Joint Review Board Meeting: Motion was made by Gallagher,
seconded by Rockweiler to approve the May 13, 2020 Joint Review Board Meeting. Motion
carried.
Appointments: Rockweiler made a motion, seconded by Gallagher to appoint Luke Diaz as the
Chair. Motion carried.
Review the responsibilities of the Joint Review Board: No new members, no action is required.
Review and Discuss Proposed Project Plan Amendment: Taves went over the map that was
originally approved at the opening of Tax Increment Financing District 9, which was in
September 2017. He explained the map of the proposed project plan. Steve Brown Apartments
and the Alexander Company are proposing to develop the former Sugar Creek/New Century
property and are requesting TIF funding with their development. The extended boundary would
add about 14 acres, which would be double the size of the current approved boundary. With the
extended TIF boundary the valuation would be as of 1/1/2021. The original project plan is
approximately $9.2 million and the amended plan would be approximately $17.7 million, an
increase of approximately $8.4 million. The main driver is the cost of the old school site. Over
the next four (4) years, there would be an estimated $48 million in value added and would add
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increments of about $1 million a year for the life of the district. Agreements with Developers
would be all pay as you go. There is an estimated bonding issue for infrastructure of $2.1
million. Based on all these assumptions, the estimated District closure would be in the year 2040.
Sayre stated that Sugar Creek development is intended to start in spring. The Klassik
development has received WHEDA tax credits from Dane County. There were no other
comments or concerns from the Committee.
Update on the Other City’s Tax Increment Districts: Sayre stated that TIF 6 is set to close, but
was approved by Council to extend it by one (1) year for affordable housing with the increment
of approximately $1.6 million to be placed in a fund for affordable housing. This will give the
City the ability to look at projects outside of TIF Districts. He stated that TIF 4 is in good shape.
TIF 8 includes the Milapore Sigma expansion and a pay go agreement with Livesey for public
road improvements. TIF 10 includes ACS construction in the Liberty Business Park and is
operating with an estimated 75 employees.
Gorrell asked if there will be a balance in TIF 6 for distribution. Taves stated that there is an
estimated excess of $417,000.
Set Next Meeting Date: The next meeting is set for March 15, 2021 at 5:30.
Adjournment: Motion was made by Rockweiler, seconded by Gallagher, to adjourn the Joint
Review Board Annual Meeting at 5:54 p.m. Motion carried.
Respectfully submitted,
Brian Lamers CPA
Finance Director
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CITY OF VERONA
RESOLUTION NO. R-21-001
RESOLUTION DESIGNATING PROPOSED AMENDED BOUNDARIES
AND APPROVING A PROJECT PLAN AMENDMENT
FOR TAX INCREMENTAL DISTRICT NO. 9
WHEREAS, the City of Verona (the “City”) has determined that use of Tax Incremental
Financing is required to promote development and redevelopment within the City; and
WHEREAS, Tax Incremental District No. 9 (the “District”) was created by the City on
September 25, 2017 as a blighted area district; and
WHEREAS, the City now desires to amend the Project Plan and boundaries of the
District (the “Amendment”) in accordance with the provisions of Wisconsin Statutes Section
66.1105 (the "Tax Increment Law"); and
WHEREAS, such Amendment will:
a. Add territory to the District as permitted under Wisconsin Statutes Section
66.1005(4)(h)2.
b. Amend the categories, locations or costs of project costs to be made as permitted
under Wisconsin Statutes Section 66.1005(4)(h)1.
WHEREAS, an amended Project Plan for the District has been prepared that includes:
a. A statement listing of the kind, number and location of all proposed public works or
improvements within the District, or to the extent provided in Wisconsin Statutes
Sections 66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;
b. An economic feasibility study;
c. A detailed list of estimated project costs;
d. A description of the methods of financing all estimated project costs and the time
when the related costs or monetary obligations are to be incurred;
e. A map showing existing uses and conditions of real property in the District;
f. A map showing proposed improvements and uses in the District;
g. Proposed changes of zoning ordinances, master plan, map, building codes and City
ordinances;
h. A list of estimated non-project costs;
i. A statement of the proposed plan for relocation of any persons to be displaced;
j. A statement indicating how the amendment of the district promotes the orderly
development of the City;
k. An opinion of the City Attorney or of an attorney retained by the City advising that the
plan is complete and complies with Wisconsin Statutes Section 66.1105(4)(f).
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CITY OF VERONA
RESOLUTION NO. R-21-013
RESOLUTION APPROVING AN AMENDMENT TO THE PROJECT PLAN
AND BOUNDARIES OF TAX INCREMENTAL DISTRICT NO. 9
WHEREAS, the City of Verona (the “City”) has determined that use of Tax Incremental
Financing is required to promote development and redevelopment within the City; and
WHEREAS, Tax Incremental District No. 9 (the “District”) was created by the City on
September 25, 2017 as a blighted area district; and
WHEREAS, the City now desires to amend the Project Plan and boundaries of the
District (the “Amendment”) in accordance with the provisions of Wisconsin Statutes Section
66.1105 (the "Tax Increment Law"); and
WHEREAS, such Amendment will:
a. Add territory to the District as permitted under Wisconsin Statutes Section
66.1005(4)(h)2.
b. Amend the categories, locations or costs of project costs to be made as permitted
under Wisconsin Statutes Section 66.1005(4)(h)1.
WHEREAS, an amended Project Plan for the District has been prepared that includes:
a. A statement listing of the kind, number and location of all proposed public works or
improvements within the District, or to the extent provided in Wisconsin Statutes
Sections 66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;
b. An economic feasibility study;
c. A detailed list of estimated project costs;
d. A description of the methods of financing all estimated project costs and the time
when the related costs or monetary obligations are to be incurred;
e. A map showing existing uses and conditions of real property in the District;
f. A map showing proposed improvements and uses in the District;
g. Proposed changes of zoning ordinances, master plan, map, building codes and City
ordinances;
h. A list of estimated non-project costs;
i. A statement of the proposed plan for relocation of any persons to be displaced;
j. A statement indicating how the amendment of the district promotes the orderly
development of the City;
k. An opinion of the City Attorney or of an attorney retained by the City advising that the
Project Plan is complete and complies with Wisconsin Statutes Section
66.1105(4)(f); and
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WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to
owners of all property in the proposed District, to the chief executive officers of Dane County,
the Verona Area School District, and the Madison Area Technical College District, and any other
entities having the power to levy taxes on property located within the District, in accordance with
the procedures specified in the Tax Increment Law; and
WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the
Plan Commission, on March 1, 2021 held a public hearing concerning the proposed amendment
to the Project Plan and boundaries of the District, providing interested parties a reasonable
opportunity to express their views thereon.
WHEREAS, after said public hearing, the Plan Commission designated the boundaries
of the amended district, adopted the Project Plan, and recommended to the Common Council
that it amend the Project Plan and boundaries for the District.
NOW, THEREFORE, BE IT RESOLVED by the Common Council of the City of Verona
that:
1. The boundaries of the District named "Tax Incremental District No. 9, City of
Verona", are hereby amended as identified in Exhibit A of this Resolution.
2. The territory being added shall become part of the District effective as of January 1,
2021.
3. The Common Council finds and declares that:
(a)

Not less than 50% by area of the real property within the District, as amended,
is a blighted area within the meaning of Wisconsin Statutes Section
66.1105(2)(ae)1. or was a blighted area at the time the District was created.

(b)

Based upon the finding stated in 3.a. above, the District was declared to be,
and remains, a blighted area district based on the identification and
classification of the property included within the District.

(c)

The improvement of such area is likely to enhance significantly the value of
substantially all of the other real property in the District. There are no
additional improvements as a result of this amendment.

(d)

The equalized value of the taxable property within the territory to be added to
the District plus the value increment of all other existing tax incremental districts
within the City, does not exceed 12% of the total equalized value of taxable
property within the City.

(e)

That there are no parcels to be added to the District that were annexed by the
City within the preceding three-year period.

(f)

The City estimates that less than 35% of the territory within the District will be
devoted to retail business at the end of the District’s maximum expenditure
period, pursuant to Wisconsin Statutes Section 66.1105(5)(b).

(g)

Project costs relate directly to promoting elimination of blight within the area
consistent with the purpose for which the District was created.
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JOINT REVIEW BOARD
RESOLUTION APPROVING THE PROJECT PLAN & BOUNDARY AMENDMENT OF
TAX INCREMENTAL DISTRICT NO. 9,
CITY OF VERONA
WHEREAS, the City of Verona (the “City”) seeks to amend the Project Plan and boundaries for Tax
Incremental District No. 9 (the “District”), and
WHEREAS, Wisconsin Statutes Section 66.1105 requires that a Joint Review Board (the “JRB”) shall
convene to review the proposal, and
WHEREAS, the JRB consists of one representative chosen by the School District; one
representative chosen by the Technical College District; and one representative chosen by the County, all
of whom have the power to levy taxes on property within the District; and one representative chosen by
the City and one public member, and
WHEREAS, the public member and JRB's chairperson were selected by a majority vote of the other
JRB members before the public hearing was held, under Wisconsin Statutes Sections 66.1105 (4)(a) and
(e), and
WHEREAS, all JRB members were appointed and the first JRB meeting was held within 14 days
after the notice was published under Wisconsin Statutes Sections 66.1105 (4)(a) and (e), and
WHEREAS, the JRB has reviewed the public record, planning documents, the resolution adopted
by the Plan Commission approving the District and adopting the Project Plan amendment, and the
resolution passed by the Common Council approving the amendment of the District under Wisconsin
Statutes Section 66.1105 (4)(gm);
WHEREAS, project costs benefitting the District are to be made outside of, but within a one-half
mile radius of the District, pursuant to Wisconsin Statutes Section 66.1105(2)(f)1.n, as identified in the
project plan; and
WHEREAS, the JRB has considered whether, and concluded that, the District continues to meet
the following criteria:
1. The development expected in the District would not occur without the use of tax increment
financing and the amendment of a tax incremental district.
2. The economic benefits of the District, as measured by increased employment, business and
personal income and property value, are sufficient to compensate for the cost of the
improvements.
3. The benefits of the proposal outweigh the anticipated tax increments to be paid by the
owners of property in the overlying taxing districts.

City of Verona, Wisconsin, TID No. 9 Joint Review Board Resolution
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NOW, THEREFORE, BE IT RESOLVED that the JRB approves the Project Plan and Boundary
Amendment of this District.
BE IT FURTHER RESOLVED that in the judgment of the JRB, the development described in the
Project Plan, the information provided by the City, and the public record and planning documents relating
to the District, would not occur without the amendment of the District.

Passed and adopted this ____________ day of March, 2021.

Resolution introduced and adoption moved by JRB member: ____________________

Motion for adoption seconded by JRB member: _______________________________

On roll call motion passed by a vote of _______ ayes to _______ nays

ATTEST:

Luke Diaz, JRB Chairperson

City of Verona, Wisconsin, TID No. 9 Joint Review Board Resolution

Kayla Martin, Deputy City Clerk
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PROJECT PLAN AMENDMENT
Tax Incremental District No. 9

City of Verona, Wisconsin
Organizational Joint Review Board Meeting Held:

February 23, 2021

Public Hearing Held:

March 1, 2021

Approval by Plan Commission:

March 1, 2021

Adoption by Common Council:
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Approval by the Joint Review Board:

March 15, 2021
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SECTION 1:

Executive Summary
Description of District/Background
Tax Incremental District (“TID”) No. 9 (“District”) is a 14-acre blighted area
district created on September 25, 2017. The District was created to pay the cost
of public infrastructure and development incentives for the Sugar Creek
Commons project, a planned nine-acre mixed use development located at the
southwest corner of West Verona Avenue and Legion Street. Buildings “B” and
“C” of the project including 143 market rate multi-family units and 26,000
square feet of first floor commercial space are expected to be completed in
2021 with further construction of a hotel (Building “A”) on the site in the 2022
– 2023 timeframe. The development plan also includes three additional multifamily residential buildings (Buildings “D”, “E” and “F”) to be constructed as
part of a future phase. No valuation is assumed for these additional buildings
due to uncertainty as to whether or when they will be constructed. Similarly, no
specific incentives amounts are included in this Plan. Incentives for the
additional buildings would be provided only upon satisfactory demonstration
of need and with the approval of the Common Council. Any additional
incentives paid would be in amounts less than the increased tax increment
generated by the additional buildings.
In 2020, the City issued a Request for Proposals for redevelopment of 420
Church Avenue, the site of Sugar Creek Elementary and New Century Charter
Schools which have relocated to other facilities. The redevelopment site,
located generally to the southeast of the intersection of West Verona Avenue
and Legion Street, is not in the District and will be added by this Plan
Amendment. In June of 2020 the Common Council directed staff to work with
Steve Brown Apartments and the Alexander Company to implement their
redevelopment proposal which received General Development Plan approval
in October of 2020. The project consists of 132 planned market rate and 98
affordable multi-family units. The market rate component of the project also
includes 10,000 square feet of commercial space. Construction is expected to
begin in 2022 with completion by 2024.
In 2020 the City also received a proposal from Northpointe Development
Corporation to redevelop the Klassik Tavern and Old National Bank sites
located at 410 and 420 W. Verona Avenue. As currently proposed the project
would consist of a single three story, 63-unit apartment building with an
underground parking garage and a mixture of residential units and commercial
space on the first floor. These sites were included within the original District
boundary. While the proposed project does not require amendment of the
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District’s Plan, the financial analysis included in this Plan Amendment assumes
the project will proceed for purposes of projecting future tax increment
collections. The Plan also includes the potential provision of development
incentives for the project. The incentives shown are included solely for the
purpose of establishing financial feasibility on a cash flow basis. The City has
not agreed to provide incentives for the project and would only do so following
satisfactory demonstration of need and with the approval of the Common
Council.
Purpose of Amendment
The purpose of this amendment, referred to hereafter as the “Plan”, the
“Amendment”, or the “Plan Amendment”, is to:


Add territory to the District as permitted under Wis. Stat. §
66.1105(4)(h)2. This is the first of four permitted territory amendments
available to the District. Specifically, the Amendment will add fourteen
parcels to the District to facilitate redevelopment of the 420 Church
Avenue site.



Amend the categories, locations or costs of project costs to be made as
permitted under Wis. Stat. § 66.1105(4)(h)1. (“Project”). Specifically, the
Amendment will add to the Plan the necessary costs required to facilitate
redevelopment of the 420 Church Avenue site.

Estimated Total Project Cost Expenditures
The City anticipates making total expenditures of approximately $17.58 million
(“Project Costs”) to undertake the projects listed in this Plan. Project Costs
include an estimated $2.55 million for public infrastructure, $14.2 million in
potential “pay as you go” development incentives, $660,000 for long-term
debt interest and financing related expense, and $170,000 for District
administration. The original Plan included estimated Project Costs of $9.26
million which this Amendment would increase by $8.45 million.
Incremental Valuation
The City projects that new land and improvements value of approximately
$47.49 million will result from the Project. Creation of this additional value will
be made possible by the Project Costs made within the District. A table
detailing assumption’s as to the development timing and associated values is
included in the Economic Feasibility Study located within this Plan.
Expected Termination of District
Based on the Economic Feasibility Study located within Section 9 of this Plan,
the City anticipates that the District will generate enough tax increment to pay
all Project Costs within 22 of its allowable 27 years.
Tax Incremental District No. 9 Project Plan Amendment
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Summary of Findings
As required by Wis. Stat. § 66.1105, and as documented in this Plan and the
exhibits contained and referenced herein, the following findings are made:
1. That “but for” amendment of this District, the additional redevelopment
projected to occur at the 420 Church Avenue site as detailed in this Plan:
1) would not occur; or 2) would not occur in the manner, at the values, or
within the timeframe desired by the City. In reaching this determination,
the City has considered a review of the project’s sources and uses, and cash
flow proforma. Tax incremental financing (“TIF”) assistance is required for
this project for three reasons:
a. Receipt of TIF assistance is essential to scoring enough points to obtain
an award of Low-Income Housing Tax Credits (LITHC) which are awarded
competitively and highly sought after. The LITHC credits will provide
funding for over 50% of the costs of developing the rent-restricted
affordable housing component of the overall project. The incentive
payments will also provide cash flow to assure repayment of the deferred
developer fee which is a taxable consideration in LITHC deal structures.
b. The incentives to be paid for the market rate component of the project
will allow the developer to cash flow a second mortgage needed to fully
fund the costs of developing that portion of the project.
c. Most importantly, the incremental taxes produced by both the affordable
and market rate projects will fund an incentive that will be used by the
developer to pay the cost of $3.2 million in non-revenue producing public
improvements as required by the City.
Based on Ehlers review, provision of pay as you go incentives in the amounts
requested is necessary to enable the three interrelated scopes of
development to occur, and “but for” the incentives, the project would not
be expected to proceed.
2. The economic benefits of the District, as measured by increased
employment, business and personal income, and property value, are
sufficient to compensate for the cost of the improvements. Continued
implementation of the District’s Plan will provide both market rate and
affordable housing units which are needed to meet market demand.
Construction of these projects will provide both short term employment
opportunities related to their construction, and long-term employment
opportunities related to the operation. Construction will also result in the
developers’ purchase of materials and services which will support the local
and regional economy. Commercial spaces created as part of the projects
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will provide opportunity for retailers and service providers to serve City
residents. The City has concluded that in addition to the estimated $47.49
million in increased property values that are projected, that other economic
benefits that will be derived from the Project are more than sufficient to
compensate for the related Project Costs.
3. The benefits of the proposal outweigh the anticipated tax increments to
be paid by the owners of property in the overlying taxing jurisdictions. As
required by Wis. Stat. § 66.1105(4)(i)4., a calculation of the share of
projected tax increments estimated to be paid by the owners of property in
the overlying taxing jurisdictions has been prepared and can be found in this
Plan. However, because the Project would not occur without the use of tax
incremental financing, these tax increments would not be paid but for
creation of the District. Accordingly, the City finds that the benefits
expected to be realized as set forth in this Plan outweigh the value of the
tax increments to be invested in the Project.
4. Not less than 50% by area of the real property within the District, as
amended, is a blighted area as defined by Wis. Stat. § 66.1105(2)(ae)1., or
was a blighted area at the time the District was created.
5. Based on the foregoing finding, the District remains designated as a blighted
area district.
6. The Project Costs relate directly to the elimination of blight in the District,
consistent with the purpose for which the District was created.
7. Improvements to be made in the District are likely to significantly enhance
the value of substantially all of the other real property in the District.
8. The equalized value of taxable property within the territory to be added to
the District, plus the incremental value of all existing tax incremental districts
within the City does not exceed 12% of the total equalized value of taxable
property within the City.
9. The Plan for the District is feasible and is in conformity with the Master Plan
of the City.
10. The City estimates that less than 35% of the territory within the District will
be devoted to retail business at the end of the District’s maximum
expenditure period, pursuant to Wis. Stat. § 66.1105(5)(b).
11. That there are no parcels to be included within the District that were
annexed by the City within the preceding three-year period.
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SECTION 2:

Preliminary Map of Original District Boundary and
Territory to be Added
Map Found on Following Page.
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SECTION 3:

Map Showing Existing Uses and Conditions Within
the Territory to be Added
Map Found on Following Page.
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SECTION 4:

Preliminary Identification of Parcels to be Added
The parcels listed in the table beginning on this page will be added to District
as of January 1, 2021. Valuations shown reflect assessed land and improvements
value as of January 1, 2020. Actual base value for the territory being added will
be certified using January 1, 2021 valuations. Any increases in valuation
occurring after January 1, 2021 will generate incremental value.
A total of 25.391 acres, or 89% of the District area is a blighted area as defined
by Wis. Stat. § 66.1105(2)(ae). This includes parcels within the original District
that were found to be blighted at the time the District was created. Within the
territory to be added, the eight parcels (12.16 acres) comprising the 420 Church
Avenue site are considered blighted. Except for the historically significant
structure located on the site (former New Century Charter school building),
remaining school buildings and site improvements are now obsolete and will
substantially impair the continued sound growth of the community unless
removed. In addition, it is probable that the existing structures to be removed
or preserved contain asbestos. The remaining six parcels within the territory to
be added (2.112 acres) also consist of generally obsolete structures which
substantially impair the continued sound growth of the community and provide
opportunity for redevelopment. Suspected environmental contamination
within this area also contributes to the blighted condition of the area.
Parcel No.

Address

Original District

Acres

Total Value

14.283

Blighted
Acres
11.118

0608-153-9365-0

413 W. Verona Avenue

0.179

$

352,700

0.179

0608-153-9345-8

411 W. Verona Avenue

0.199

$ 204,600

0.199

0608-153-9395-4

409 W. Verona Avenue

0.360

$

188,500

0.360

0608-153-9405-1

407 W. Verona Avenue

0.640

$

322,900

0.640

0608-153-6811-5

403 W. Verona Avenue

0.265

$

317,900

0.265

0608-153-9310-5

420 Church Avenue

7.700

$

-

7.700

Table Continued on Following Page
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Blighted
Acres

Parcel No.

Address

Acres

Total Value

0608-153-9415-9

420 Church Avenue

0.025

$

-

0.025

0608-153-9430-0

420 Church Avenue

0.202

$

-

0.202

0608-153-7684-8

420 Church Avenue

0.800

$

-

0.800

0608-153-6780-3

420 Church Avenue

2.100

$

-

2.100

0608-153-6738-5

420 Church Avenue

1.046

$

-

1.046

0608-153-6726-9

420 Church Avenue

0.152

$

-

0.152

0608-153-7495-7

420 Church Avenue

0.136

$

-

0.136

0608-153-7481-3

100 S. Marietta Street

0.469

$

213,400

0.469

28.556

$1,600,000

25.391

Totals
Estimated Assessment Ratio
Estimated Equalized Value
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SECTION 5:

Equalized Value Test
The following calculations demonstrate that the City expects to be in
compliance with Wis. Stat. § 66.1105(4)(gm)4.c., which requires that the
equalized value of the taxable property within the territory proposed to be
added to the District, plus the value increment of all existing tax incremental
districts, does not exceed 12% of the total equalized value of taxable property
within the City.
Calculation of City Equalized Value Limit
City TID IN Equalized Value (Jan. 1, 2020)

$

3,273,069,100

TID Valuation Limit @ 12% of Above Value

$

392,768,292

Est. Base Value of Territory to be Added to District

$

1,725,803

Incremental Value of Existing Districts (Jan. 1, 2020)

$

114,535,900

Total Value Subject to 12% Valuation Limit

$

116,261,703

Calculation of Value Subject to Limit

The equalized value of the increment of existing tax incremental districts within
the City, plus the estimated base value of the District, totals $116,261,703. This
value is less than the maximum of $392,768,292 in equalized value that is
permitted for the City.
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SECTION 6:

Statement Listing the Kind, Number and Location
of All Proposed Public Works or Improvements
Within the District
Project Costs are any expenditure made, estimated to be made, or monetary
obligations incurred or estimated to be incurred as outlined in this Plan. Project
Costs will be diminished by any income, special assessments or other revenues,
including user fees or charges, other than tax increments, received or
reasonably expected to be received in connection with the implementation of
the Plan. If Project Costs incurred benefit territory 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, design and construction is completed.
With all Project Costs, the costs of engineering, design, survey, inspection,
materials, construction, restoring property to its original condition, apparatus
necessary for public works, legal and other consultant fees, testing,
environmental studies, permits, updating ordinances and plans, judgments or
claims for damages and other expenses are included as Project Costs. The map
found in Section 7 of this Plan along with the Detailed List of Project Costs
found in Section 8 provide additional information as to the kind, number and
location of potential Project Costs.
The “Statement of Kind, Number and Location of Proposed Public Works and
Other Projects” set forth in the original District Project Plan approved on
September 25, 2017 is amended to add the following Project Costs that the City
has made, expects to make, or may need to make, in conjunction with the
implementation of the District’s Plan or this Plan Amendment.
Property, Right-of-Way and Easement Acquisition
Property Acquisition for Development
To promote and facilitate development the City may acquire property within
the District. The cost of property acquired, and any costs associated with the
transaction, are eligible Project Costs. Following acquisition, other Project
Costs within the categories detailed in this Section may be incurred to make
the property suitable for development. Any revenue received by the City from
the sale of property acquired pursuant to the execution of this Plan will be used
to reduce the total project costs of the District. If total Project Costs incurred
by the City to acquire property and make it suitable for development exceed
Tax Incremental District No. 9 Project Plan Amendment
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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 Wis. Stat. § 66.1105(2)(f)1.c., and subject to recovery as an eligible
Project Cost.
Acquisition of Rights-of-Way
The City may need to acquire property to allow for installation of streets,
driveways, sidewalks, utilities, stormwater management practices and other
public infrastructure. Costs incurred by the City to identify, negotiate and
acquire rights-of-way are eligible Project Costs.
Acquisition of Easements
The City may need to acquire temporary or 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
relocation benefits as required by Wis. Stat. Chapter 32 and Wis. Admin. Code
ADM 92.
Site Preparation Activities
Environmental Audits and Remediation
If it becomes necessary to evaluate any land or improvement within the District,
any cost incurred by the City related to environmental audits, testing, and
remediation are eligible Project Costs.
Demolition
To make sites suitable for development, the City may incur costs related to
demolition and removal of structures or other land improvements, to include
abandonment of wells or other existing utility services.
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Site Grading
Land within the District may require grading to make it suitable for
development, to provide access, and to control stormwater runoff. The City
may need to remove and dispose of excess material or bring in fill material to
provide for proper site elevations. Expenses incurred by the City for site
grading are eligible Project Costs.
Utilities
Sanitary Sewer System Improvements
To allow development to occur, the City may 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 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 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 ½ mile radius, is an
eligible project cost under Wis. Stat. § 66.1105(2)(f)1 k.
Water System Improvements
To allow development to occur, the City may need to construct, alter, rebuild
or expand water system infrastructure within the District. Eligible Project Costs
include, but are not limited to, construction, alteration, rebuilding or expansion
of distribution mains; manholes and valves; hydrants; service laterals; pumping
stations; wells; water treatment facilities; storage tanks and reservoirs; and all
related appurtenances. To the extent water system projects undertaken within
the District provide direct benefit to land outside of the District, the City will
make an allocation of costs based on such benefit. Those costs corresponding
to the benefit allocated to land within the District, and necessitated by the
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
Tax Incremental District No. 9 Project Plan Amendment
Prepared by Ehlers

City of Verona
Page | 17

of the costs of water system projects undertaken outside the District which are
necessitated by the implementation of the Project Plan are eligible Project
Costs.
Stormwater Management System Improvements
Development within the District will cause stormwater runoff. To manage this
stormwater runoff, the City may need to construct, alter, rebuild or expand
stormwater management infrastructure within the District. Eligible Project
Costs include, but are not limited to, construction, 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
To create sites suitable for development, 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 undertake this
work are eligible Project Costs.
Gas Service
To create sites suitable for development, the City may incur costs to provide,
relocate or upgrade gas mains and services. Costs incurred by the City to
undertake this work are eligible Project Costs.
Communications Infrastructure
To create sites suitable for development, the City may incur costs to provide,
relocate or upgrade infrastructure required for voice and data communications,
including, but not limited to telephone lines, cable lines and fiber optic cable.
Costs incurred by the City to undertake this work are eligible Project Costs.
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Streets and Streetscape
Street Improvements
To allow development to occur, the City may need to construct or reconstruct
streets, highways, alleys, access drives and parking areas. Eligible Project Costs
include, but are not limited to: excavation; removal or placement of fill;
construction of road base; asphalt or concrete paving or repaving; installation
of curb and gutter; installation of sidewalks and bicycle lanes; installation of
culverts, box culverts and bridges; rail crossings and signals; utility relocation,
to include burying overhead utility lines; street lighting; installation of traffic
control signage and traffic signals; pavement marking; right-of-way restoration;
installation of retaining walls; and installation of fences, berms, and landscaping.
Streetscaping and Landscaping
To attract development 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.
Community Development
Cash Grants (Development Incentives)
The City may enter into agreements with property owners, lessees, or
developers of land located within the District for sharing costs to encourage
the desired kind of improvements and assure tax base is generated sufficient
to recover Project Costs. No cash grants will be provided until the City executes
a developer agreement with the recipient of the cash grant. Any payments of
cash grants made by the City are eligible Project Costs.
Contribution to Community Development Authority (CDA)
As provided for in Wis. Stat. § 66.1105(2)(f)1.h and Wis. Stat. § 66.1333(13), the
City may provide funds to its CDA 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 CDA for
this purpose are eligible Project Costs.
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Revolving Loan/Grant Program (Development Incentives)
To encourage private development consistent with the objectives of this Plan,
the City, through its CDA, may provide loans or grants to eligible property
owners in the District. Eligible improvements will be those that are likely to
improve the value of the property, enhance the visual appearance of the
property and surrounding area, correct safety deficiencies, or as otherwise
specified by the CDA in the program manual. Any funds returned to the CDA
from the repayment of loans made are not considered revenues to the District
and will not be used to offset District Project Costs. Instead, these funds may
be placed into a revolving 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
Projects Outside the Tax Increment District
Pursuant to Wis. Stat. § 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:


Improvement of the intersection of Main Street and Verona Avenue.
Increased traffic generated by development within the District will
impact this intersection which will need to be improved at an estimated
cost of $2,000,000. To the extent the District has funds available, it may
decide to contribute those funds towards the cost of improvements or
related debt service. Any contributions made will be based on a
reasonable allocation of the benefit to the District in proportion to the
benefit of areas in the City outside the District.

Professional Service and Organizational Costs
The costs of professional services rendered, and other costs incurred, in relation
to the creation, administration and termination of the District, and the
undertaking of the projects contained within this Plan, are eligible Project Costs.
Professional services include but are not limited to architectural; environmental;
planning; engineering; legal; audit; financial; and the costs of informing the
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public with respect to the creation of the District and the implementation of the
Plan.
Administrative Costs
The City may charge to the District as eligible Project Costs reasonable
allocations of administrative costs, including, but not limited to, employee
salaries. Costs allocated will bear a direct connection to the time spent by City
employees relating to the implementation of the Plan.
Financing Costs
Interest expense, debt issuance expenses, redemption premiums, and any other
fees and costs incurred in conjunction with obtaining financing for projects
undertaken under this Plan are eligible Project Costs.
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SECTION 7:
Map Showing Proposed Improvements and Uses
Within the Territory to be Added
Map Found on Following Page.
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SECTION 8:

Detailed List of Estimated Project Costs
The following list identifies the Project Costs that the City has made, expects
to make, or may need to make in conjunction with the implementation of the
District’s Plan or this Plan Amendment. All projects identified and related costs
reflect the best estimates available as of the date of preparation of this Plan
Amendment. All costs are preliminary estimates and may increase or decrease.
Certain Project Costs listed may become unnecessary, and other Project Costs
not currently identified may need to be made. (Section 6 details the general
categories of eligible Project Costs). Changes in Project Cost totals or the types
of Project Costs to be incurred will not require that this Plan be amended. In
particular, the City may increase the amount of development incentives to be
paid if additional development projects not quantified in this Plan Amendment
are proposed that would further increase the incremental value of the District.
This Plan is not meant to be a budget nor an appropriation of funds for specific
Project Costs, but a framework within which to manage Project Costs.
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SECTION 9:

Economic Feasibility Study, Description of the
Methods of Financing Estimated Project Costs and
the Time When Related Costs or Monetary
Obligations are to be Incurred
This Section includes an updated forecast of the valuation increases expected
within the District, the associated tax increment collections, a summary of how
remaining Project Costs would be financed, and a projected cash flow
demonstrating that the District remains economically feasible.
Key Assumptions
The Project Costs the City has made and plans to make are expected to create
$47.49 million in incremental value by January 1, 2025 as a result of new
construction and redevelopment activities. By the end of the District’s
maximum life in 2045, total incremental value including economic appreciation
is projected to be $52.64 million. Estimated valuations and timing for
construction of the various projects is included in Table 1. Assuming the City’s
current equalized TID Interim tax rate of $21.25 per thousand of equalized value
and 0.5% annual economic appreciation in valuations the District would
generate $23.19 million in incremental tax revenue over the 27-year term of the
District as shown in Table 2.
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Table 1 – Development Assumptions
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Table 2 – Tax Increment Projection Worksheet
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Financing and Implementation
To implement the Plan the City expects to make Project Cost expenditures of
approximately $17.58 million including an estimated $2.55 million for public
infrastructure, $14.2 million in development incentives, $660,000 for long-term
debt interest and financing related expense, and $170,000 for District
administration.
Improvements to be made to the Verona Avenue, Rita Street and Locust Street
intersection are expected to be funded with proceeds of long-term debt that
will be repaid from tax increment collected to include interest and related
financing expenses.
Improvement of the Verona Avenue and Main Street intersection will benefit
properties both within and outside of the District. The improvements may need
to be made prior to the District having funds available to contribute. As such,
the projected contributions shown in this Plan may be used to pay construction
costs directly, to pay a portion of the debt service of any City obligations issued
to fund the improvements, or to reimburse other funds that may pay the cost
of the District’s allocated share of the improvements prior to the availability of
funds.
Development incentive payments will be made on a “pay as you go” basis with
payments limited to a percentage of the tax increment collected from the
development project receiving the incentive, and as set forth in the related
development agreement.
District administrative costs will be paid from tax increments collected. If tax
increment collections are insufficient to pay administrative costs the City may
advance funds to cover these costs. Such advances will be repaid from tax
increment as available and the City may elect to charge interest on advanced
amounts.
Based on the Project Cost expenditures as included within the cash flow exhibit
(Table 3), the District is projected to accumulate enough funds by the year
2040 to pay off all Project cost liabilities and obligations. The projected closure
is based on the various assumptions noted in this Plan and will vary dependent
on actual Project Costs incurred and the actual amount of tax increments
collected.
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Table 3 – Cash Flow
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SECTION 10:

Annexed Property
A tax incremental district cannot include annexed territory unless at least three
years have elapsed since the annexation, or certain other requirements are met.
None of the territory proposed to be added to the District was annexed during
the past three years.

SECTION 11:

Estimate of Property to be Devoted to Retail
Business
Pursuant to Wis. Stat. § 66.1105(5)(b), the City estimates that less than 35% of
the territory within the District will be devoted to retail business at the end of
the District’s maximum expenditure period.

SECTION 12:

Proposed Changes of Zoning Ordinances, Master
Plan, Map, Building Codes and City Ordinances
Zoning Ordinances
The proposed Plan Amendment is in general conformance with the City’s
current zoning ordinances. Individual properties may require rezoning at the
time of development.
Master (Comprehensive) Plan and Map
The proposed Plan Amendment is in general conformance with the City’s
Comprehensive Plan identifying the area as a downtown redevelopment site.
Building Codes and Ordinances
Development within the District will be required to conform to State Building
Codes and will be subject to the City's permitting and inspection procedures.
The proposed Plan Amendment conforms to all relevant State and local
ordinances, plans, and codes. No changes to the existing regulations are
proposed or needed.
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SECTION 13:

Statement of the Proposed Method for the
Relocation of any Persons to be Displaced
Should the continued implementation of this Plan require relocation of
individuals or business operations, relocations will be handled in compliance
with Wis. Stat. Chapter 32 and Wis. Admin. Code ADM 92.

SECTION 14:

How Amendment of the Tax Incremental District
Promotes the Orderly Development of the City
This Plan Amendment promotes the orderly development of the City by
creating opportunities for mixed use development, rehabilitating and
conserving property, eliminating blighted areas, providing necessary public
infrastructure improvements and providing appropriate financial incentives for
private development projects. Through use of tax increment financing, the City
can attract new investment that results in increased tax base. Development will
occur in an orderly fashion in accordance with approved plans so that the
Projects will be compatible with adjacent land uses. Continued implementation
of the District’s Plan will provide both market rate and affordable housing units
which are needed to meet market demand. Construction of these projects will
provide both short term employment opportunities related to their
construction, and long-term employment opportunities related to the
operation. Construction will also result in the developers’ purchase of materials
and services which will support the local and regional economy. Commercial
spaces created as part of the projects will provide opportunity for retailers and
service providers to serve City residents.
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SECTION 15:

List of Estimated Non-Project Costs
Non-project costs are public works projects which only partly benefit the
District. Costs incurred that do not benefit the District may not be paid with tax
increments. Examples of non-project costs are:


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 nonproject 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.

At a future date the City plans to improve the intersection of Main Street and
Verona Avenue at an estimated cost of $2 million. This intersection is located
east of the District and is outside of, but within ½ mile of its boundaries.
Improvement of the intersection will benefit properties both in and outside of
the District. To the extent the District has funds available, it may decide to
contribute those funds towards the cost of the intersection improvements or
related debt service. Any contributions made will be based on a reasonable
allocation of the benefit to the District in proportion to the benefit of areas in
the City outside the District. Based on the analysis included within this Plan,
which projects an allocation of $496,000 to the intersection improvements,
total non-project costs would be $1,504,000.

Tax Incremental District No. 9 Project Plan Amendment
Prepared by Ehlers

City of Verona
Page | 32

SECTION 16:

Legal Opinion Advising Whether the Plan is
Complete and Complies with Wis. Stat. §
66.1105(4)(f)
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SECTION 17:

Calculation of the Share of Projected Tax
Increments Estimated to be Paid by the Owners of
Property in the Overlying Taxing Jurisdictions
The following projection is provided to meet the requirements of Wis. Stat. §
66.1105(4)(i)4.
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