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AMENDMENT NUMBER ONE
TO TAX INCREMENTAL FINANCE DISTRICT NUMBER ELEVEN
CITY OF LA CROSSE, WISCONSIN

SECTION 1. INTRODUCTION

Wisconsin's Tax Incremental Law was created to biéigs and villages rehabilitate blighted areas
and improve or develop industrial sites. In cre@WVisconsin's Tax Incremental Law, the State
Legislature expressed its concern that cities dtatyes had neither the incentive nor the financial
resources necessary to carry out projects thatfibmhenot only the city or village, but all
municipalities which share in the tax base.

The Tax Increment Law gives cities and villagesanority, under certain conditions, to designate
a specific area within its boundaries as a Taxdmantal Finance District and requires them to
prepare a plan to develop or redevelop the Disti@ities or villages then may use all increased
property taxes generated by the increased propeitye generated by such development or
redevelopment to pay for eligible costs which theyr to improve the District. This law assumes
that all governmental units which tax propertietwn the District will eventually benefit from the
increased value which will be generated. In thamtiene, because it is making the improvements,
the municipality that created the District is allhto retain the increased taxes generated diméng t
existence of the District to pay for the costshaf public improvements.

State Statutes place certain limitations upon tbatmn or amendment of Tax Incremental Districts.
Only whole parcels of property that are assesseddneral property tax purposes and which are
contiguous can be included within a District. tddion, at least fifty per cent (50%) of the real
property in a District must meet at least one efftillowing criteria:

1. It is a blighted area,;

2. It is an area in need of conservation or reftabdn work;

3. It is an area suitable for industrial sites had been zoned for industrial use; or
4. It is an area suitable for mixed-use development

It also must be found that:

1. The improvement of the area is likely to enhasamificantly the value of
substantially all the other real property in thetDct;

2. The project costs relate directly to eliminatoight, directly serve to rehabilitate or
conserve the area or directly serve to promotestid development; and

3. The equalized value of taxable property of tietriat plus the value increment of all

existing Districts does not exceed 12 percentetdibal equalized value of taxable
property within the City.

Before a Tax Incremental District is created or adesl, a Joint Review Board, which is comprised
of representatives of the authorities having thegyao levy taxes in the District and one public
member, must approve the municipality's actiontinedao the creation of the District.



A Tax Incremental District shall terminate when #dalier of the following occurs:

1.

wmn

That time when the City has received aggregatecrements with respect to such
District in an amount equal to the aggregate opadject costs under the Project
Plan and any amendments to the Project Plan fdr Bigtrict.

Twenty-seven years after the District is created

The local legislative body, by resolution, digss the District at which time the City

becomes liable for all unpaid project costs acyuakturred, except this paragraph
does not make the City liable for any tax increrakbhbnds or notes issued.

The Project Plan for Amendment One to Tax Increaldbistrict No. 11, “the District,” in the City
of La Crosse has been prepared in compliance wi@®.4105(4)(h), Wisconsin Statutes. The
amended area for TIF No. 11 is defined by the banyngdhown on Map 1 found on Page 15 (all of

the maps are
include:

SECTION I1.

located in the back of this repétticsuant to s. 66.1105(4)(f), the Project Planishal

A statement listing the kind, number and locatibalbproposed public works or
improvements within the district or, to the extpritvided in s. 66.1105(4)(d), sub.
(2)(H1.k., Wisconsin Statutes, outside the distric

an economic feasibility study;

a description of the methods of financing all estied project costs;

the time when the related costs or monetary oligatare to be incurred;

an analysis of the overlying taxing districts;

a map showing the district boundaries;

existing uses and conditions of real property andrstrict;

proposed improvements and uses in the district;

proposed changes of zoning ordinances, master iplamy, maps, building codes
and city ordinances;

a list of estimated non-project costs;

a statement of the proposed method for the relmtafiany persons to be displaced,;
an indication as to how creation of the tax incretakdistrict promotes the orderly
development of the city; and

an opinion of the city attorney advising whether ihan is complete and complies
with s. 66.1105(4)(f), Wisconsin Statutes.

STATEMENT LISTING THE KIND, NUMBER AND LOCATION OF ALL
PROPOSED PUBLIC WORKS OR IMPROVEMENTS WITHIN AND
OUTSIDE OF THE DISTRICT

This section of the Project Plan outlines the pssgigpublic improvements within the amended Tax
Incremental Finance District Number Eleven. Théliguworks improvement activities are
delineated on Table | found on page 3, which presid listing of all District activities; and Map 3
on Page 17, which shows the location of the praghpsgject costs, public works and improvements.
The project costs are estimates only at this paitime. As development moves forward and
specific project activities are undertaken, refie@emin the scope of project activity, as well as
preparation of plans and specifications will furtliefine project activity costs. Some public
improvements may occur off-site, but are necesseapenditures in terms of benefiting the TIF

District. Any
and must

economic incentives granted will tensistent with the TIF statutory requirements
be approved by the Common Council via aeldper's agreement.



TABLE | -- La Crosse TID No. 11 Project Costs - Amendment One
Proposed Project Costs, Public Works and Improvements

Capital Costs - Development of TID:

Property Acquisition **

Personal Property Acquisition **

Business replacement, moving expenses, search payment,
business value, business re-establishment **

Building Demolitions **

Site Improvements (grading, clearing, and grubbing) **
Site Improvements (clean fill) **
Environmental Remediation **

Sanitary Sewer

Watermain

Storm Sewer **

Curb and gutter **

Street paving/Sidewalks/Lights

Parking lot Construction

Riverwalk Construction **

Streetscaping **

Alley Paving

Xcel Substation

Parking Ramp Construction **
Signage/Wayfinding **

TID Loan for Building Rehab/Construction **
Historic Fagade Improvement Loan
Redevelopment Fund

Administrative Costs:

TID Administration (Finance, Legal, Engineering, Planning)

Organization Costs:
TID Planning (City Staff Costs)
Relocation Services **

Appraisals **

Environmental Site Assessments **
Title Work **

Alta Surveys **

Joint Marketing with Developer
Engineering Design Services **

Financing Costs:
All Phases *

Total Project Costs

Costs
$11,250,000
$700,000
$1,300,000
$1,900,000
$900,000
$500,000
$400,000
$250,000
$500,000
$600,000
$300,000
$500,000
$200,000
$900,000
$2,999,998
$100,000
$150,000
$12,000,000
$50,000
$950,000
$100,000
$450,000

$100,000

$20,000
$35,000
$45,000
$50,000
$30,000
$22,500
$30,000
$50,000

$30,552,250

$67,934,748

YEAR
2005 2006 2007 2008 2009 2010 Totals
$8,500,000 $2,000,000 $750,000
$200,000 $500,000
$800,000 $500,000
$1,150,000 $250,000 $250,000 $250,000
$400,000 $100,000 $200,000 $100,000 $100,000
$100,000 $100,000 $100,000 $100,000 $100,000
$50,000 $150,000 $200,000
$250,000
$200,000 $200,000 $100,000
$200,000 $200,000 $200,000
$100,000 $100,000 $100,000
$200,000 $100,000 $100,000 $100,000
$200,000
$400,000 $200,000 $200,000 $100,000
$333,333 $633,333 $783,333 $583,333 $333,333 $333,333
$100,000
$150,000
$6,000,000 $6,000,000
$50,000
$400,000 $150,000 $250,000 $150,000
$100,000
$200,000 $250,000
_$36,999,098
$25,000 $25,000 $25,000 $25,000
$100,000
$20,000
$15,000 $10,000 $10,000
$15,000 $15,000 $15,000
$25,000 $15,000 $10,000
$10,000 $10,000 $10,000
$7,500 $7,500 $7,500
$15,000 $15,000
$25,000 $25,000
$282,500
$2,500,000 $2,500,000 $5,000,000 $5,000,000 $5,000,000 $5,000,000
_$30,552,250
$14,550,833 $7,140,833 $15,250,833 $13,473,333 $6,283,333 $5,683,333

$67,934,748



A. Capital Costsfor Development of the TID:

Capital costs most often include projects locatedinvthe boundaries of the District. Infrastrugtu
costs for projects located outside of the Disthenefiting or necessary for the development within
the District may also be eligible District projecuch costs must be shared in a reasonable manner
relating to the amount of benefit to the Distribtfrastructure costs may include:

1. Land acquisition, relocation, and building demolitito facilitate development or
redevelopment within the District.

2. Street construction or reconstruction, installafipgrading of sanitary sewer, water,
and storm water infrastructure to facilitate depehent or redevelopment.

3. Installation or improvements to other utilities luding electric, natural gas,
telecommunications, cable TV, fiber optic, etc.

4. Construction of trails and other related improvetaea facilitate pedestrian travel in
and around the District.

5. Installation/construction of landscaping improvemsestreetscaping/wayfinding.

6. Construction of parking improvements.

B. Administrative Costs:

Administrative costs include, but are not limitem] & portion of the salaries of City
personnel, consultants and others directly involwgti planning and administering the
projects and the District over the statutory exjeme period.

C. Organization Costs:

Organization costs include, but are not limitedttee fees of the financial consultant,
attorneys, engineers, planners, surveyors, remtatonsultants, appraisers, and other
contracted services related to the District. T8hall include the District economic or
environmental feasibility studies, traffic studigseparation of this Project Plan for the
District, financial projections, preliminary engaming to determine project costs, maps,
legal services, and other payments made whicheressary or convenient to the District.

D. Financing Costs:

Financing costs include interest, but are not kohito, finance fees, bond discounts, bond
redemption premiums, bond legal opinions, bond,fesgs, capitalized interest, bond
insurance and other expenses related to financing.

The activities listed previously will provide neesasy facilities and incentives to enable and
encourage development and redevelopment withiDisteict. A detailed list of estimated project
costs, including the time frame for when thesescast anticipated, is included in Table I.



E. Non-project Costs:

Non-project costs including private constructiord auditional financing costs, but not
including personal property totals approximatel3 $%0,000.

SECTION IIl. LOCAL ACTION

Before a Tax Incremental District can be creategheended, the City Plan Commission must hold a
public hearing(s) on the proposed creation or ammemd of a District and the proposed boundaries
thereof and on the proposed Project Plan for thstribi. The public hearing on the
creation/amendment of and the boundaries for te&ibi may be held separately from or concurrent
with a public hearing on the proposed Project Plafter the public hearing(s), the City Plan
Commission must submit the recommended Tax IncreahBrstrict boundaries and Project Plan to
the local legislative body for action if it desinescreate/amend a District. Before adopting such
resolution, the local legislative body may amenthltbe proposed District boundaries and Project
Plan. On July 14, 2005 the resolution approvirggaimendment to the District was introduced by
the Common Council. The Public Hearing for thetidssis scheduled for August 1, 2005. Notice
of the Public Hearing is to be published in theQrasse Tribune on July 82005 and July 2%
2005 and was also sent to all property owners thighDistrict.

State Statutes require that the City that see&ietite or amend a Tax Incremental District convene
a Joint Review Board (JRB) to review the proposkhe first meeting of the JRB must be held
within fourteen days after the Notice of the abosfrenced hearing(s) is published. For Tax
Incremental Districts proposed by the City of L&@§¥e, the membership of the Joint Review Board
would consist of a representative chosen by thg @fitta Crosse, a representative chosen by
La Crosse County, a representative chosen by tleaeWisconsin Technical College District, a
representative chosen by the School District ofdtasse and one public member. The public
member and the chairperson of the JRB must betsdldry a majority vote of the other JRB
members. lItis the responsibility of the JRB taew the public record, planning documents and the
resolution passed by the local legislative bodyting the District, or City Plan Commission, if
applicable, and to either approve or not approwh sesolution based on certain criteria by a
majority vote after receiving the resolution. Thst meeting of the JRB is to be held on Jul{f15
with the final meeting to act on the Common Cousac#solution tentatively scheduled for August
15", The procedure for amending the Project Plamyedl essentially the same procedure as the
adoption of the original plan.

Capacity to Create TIF Districts

In 2004 the State Legislature amended the Taximengéal Financing Law to allow up to 12% of the
total equalized value of taxable property withie ity to be included within Tax Incremental

Districts. The City of La Crosse's 2004 total dipeal value is $2,395,630,000. The City can
include up to twelve percent (12%) of the totalamed value of the community in existing and
new tax incremental finance districts. 12% of thatue in the City of La Crosse is $287,475,600.

The following chart identifies the existing tax iemental districts with their present certifiedual
The Department of Revenue (DOR), in its yearly rifoeation of existing districts effective
September 1, 2004, has provided this informatidbhe DOR will recertify the values in the tax
incremental districts on or about September 1, 2@@tch will then identify the new increment(s).



Dec. 31, 2003, Total Equalized Value (including Tiasremental Districts)
Twelve percent (12%) of Total Equalized Value
Actual value within TIF's as of 2004

$ 2,395,630,000
$ 287,475,600
$ 61941,003

TIF Capacity $ +96,634,597
piSTRICT | WHEN WHEN BASE INCREMENT | | OTAE % TOTAL ST/?I\LJJ;NG
CREATED | DISSOLVED | VALUE VALUE VALUE DEBT

No. 1 Retired 09/14/05 $0 $0 $0 D $0

No. 2 Retired 0 0 0 0 $0

No. 3 Dissolved NA NA NA 0 $0

No. 4 08/18/87 08/18/14 0 31,523,600 31,523,600 2 1|3 $1,524,625

No. 5 03/12/92 03/12/19 894,800 7,641,700 8,536,500 0.36 $233,694

No. 6 04/14/94 04/14/21 33,884,800 34,672,30( 6888 2.86 $33,772,310

No. 7 08/14/97 08/14/20 9,705,000 3,590,800 138905, 0.56 $1,773,730

No. 8 07/10/97 07/10/20 3,689,000 2,396,900 6,085,9 0.25 $151,490

No. 9 06/22/99 06/22/22 1,442,900 7,836,600 9,2X®,5 0.39 $1,327,158

No. 10 06/24/03 06/24/26 0 0 0 0.0D $678,058

No. 11 10/12/04 10/12/31 69,505,303 0 69,505,303 902, $3,909,940

No. 12 07/14/05 07/14/32 2,262,200 0 2,262,200 0/090

SUB- $121,384,003 $87,661,900  $209,045,903 8.783%

TOTAL

Overlap $18,204,900

TOTAL $102,955,903 $87,661,900  $190,841,003 7.97T%

Source: Wisconsin Department of Revenue and GibadCrosse, 2004-05, 12/31/04 TIF Audit

The City should carefully monitor the growth withihe existing TIF Districts as well as the
capacity to create additional TIF Districts in artteallow the City to create additional TIF Dists
as the need arises.

SECTION V. GENERAL DESCRIPTION OF TAX INCREMENTAL FINANCE
DISTRICT NUMBER ELEVEN

Tax Incremental Finance District Number Eleven eraated as the primary local financing tool for
the Gateway Redevelopment area, which is a large encompassing a portion of Downtown
La Crosse and areas south. Within the boundafidssolrax Incremental Finance District is a site
or sites suitable for business creation, residetéiaelopment and/or mixed uses. This original TIF

was approximately 141.45-acres in size.




SECTIONV. AMENDED PROJECT BOUNDARY

The amended boundary for Tax Incremental Finans&ibi Number Eleven is delineated on Map 1
on Page 15. The proposed amendment adds adjacgrariies to be included in the District,
including the area originally excluded from TIF NBix, immediately north of the original TIF No.
Eleven. With the adoption of this amended Prdpdah, the Common Council is enabled to make
TID-eligible expenditures for redeveloping the emtarea located in the Gateway Redevelopment
area along with properties excluded from TIF N, &is well as off-site if the expenditures are
related to the Tax Incremental Finance District.s With all municipal expenditures, each
expenditure will require specific action of the Goom Council.

One purpose of this Project Plan Amendment is @ tadritory on the north of the Gateway
Redevelopment area in order to create a largemamd marketable redevelopment area. Section
66.1105 (4)(h)2., Wisconsin Statutes, provides titfa¢ planning commission may adopt an
amendment to a project plan under subd. 1 to mdldé district's boundaries, not more than 4
times during the district’s existence, by subtragterritory from the district in a way that doex n
remove contiquity from the district or by addingriry to the district that is contiguous to the
district and that is served by public works or ioy@ments that were created as part of the digrict’
project plan.”

SECTION VI. ECONOMIC FEASIBILITY STUDY

Purpose

The purpose of this study is to determine whetheptoject income expected to be generated from
the tax increments expected by the developmertnaf Within the proposed District could finance
the costs associated with the implementation oPtiugect Plan.

General Development Potential Description

The emphasis of this section is on the projectibmew development and its corresponding
increment value. These projections were prepaydgtdlLa Crosse City Planning staff. With the
examination of the last few years of data on thaeacreation of increment and with the recent
adoption of the City Vision 2020 Downtown Masteai®|the projections of new tax base have been
revised to reflect both new development and devetoy opportunities reflected in the Master Plan.
The projections of tax increment revenues containetthis section are based on the potential
development of certain buildings and/or sites wammodate land uses consistent with the overall
City Vision 2020 Downtown Master Plan. Projectiafislevelopment within a three- to five-year
period are based on the City’s understanding ofjémeral market conditions and feasibility within
the Downtown La Crosse and surrounding area. €tiojes beyond the five-year period are more
speculative of market conditions. These projectiare summarized in Table Il which follows.



TABLE Il

La Crosse TIF District #11 - Amendment One

Projected Development

Square
PROJECT Feet Time Frame
Logistics Health Project Phase | $22,000,000 180,000 2005-07
1& 1l, AKA Riverside Center
Warehouse $5,000,000 100,000 2008
Community Theatre $7,000,000 40,000 2006-08
Transit Center $7,000,000 60,000 2005-07
Food Co-op $1,000,000 15,000 2004-05
Home Apt. Rental $500,000 10,000 2005-06
Greyhound $250,000 5,000 2005-07
Lunch Encounter $100,000 5,000 2006
Gerrard Condos (6th & Main) $5,500,000 30,000 2005-06
5th Avenue (by Post Office) $200,000 10,000 2008-09
Other Renovations $28,000,000 470,000
Rowleys Office Supply $1,600,000 50,000 2005-06
First Logic Expansion $2,500,000 50,000 2007-08
Sara Lee Warehouse $5,000,000 150,000 2009
Collins Sign $5,000,000 150,000 201-11
Burger King $1,000,000 25,000 2010
Hollywood Theatre $2,000,000 10,000 2008
TOTAL VALUE INCREMENT $93,650,000 1,360,000

Source: City of La Crosse Planning Department, 2004-05

The City is estimating that, over the first fiveays, the net increment would equal an additional
$17,100,000 in value. This amendment to the Ristbas created without specific developer
agreements for the identified development projecibe area identified for new development
increment will require the recruitment of develapafter the City has amended the TIF Project Plan
and has the ability to fund activities needed t&ena project feasible. It is expected that, pior
the City making project expenditures related tonatating specific private-sector projects,
individual developer agreements will be entered et has been the City's past practice. In this
Project Plan, surplus increments are defined asithémum increments that can be generated over
the life of the TIF District after the developempact specific costs have been feasibly fundedhby t
TIF District. The economic feasibility projectioase based on the full utilization of the allowex t
increment collection period (27 years).

The economic feasibility analysis should be congideas a baseline projection that is annually
monitored to ensure that projection targets anegomiet. The annual monitoring should attempt to
ensure that a total increment value is being aeldeather than whether a specific identified prbjec
created those increments. Public borrowing aneipenditures should be based on this annual
review process. It is the intent of this ProjelanPto maximize the potential of Tax Incremental
Finance District Number Eleven to accomplish theppsed public improvements identified in
Table | found on Page 3.



Table Il and Map 5 summarize the development assangpthat are used in the economic

feasibility analysis. These projections were owddly prepared by the La Crosse City Planning staff
More detailed market studies and/or reliance upmelbper agreements will be required if the City

intends to borrow solely based on the projectian&able II. The City may choose to proceed with

some TIF-project spending based on the expecttdtairspending for project activities is necessary
to stimulate developer interest. That is a denigiwever, that the City should make in an annual
case-by-case risk assessment.

Projections in Table Il include assumptions tol#mel use square footage that could be anticipated
in identified redevelopment project areas. Assuomgtof the taxable value by type of use (i.e.,
residential or commercial) is based on a revievoofiparable real estate values occurring within the
La Crosse trade area.

The assumptions of increment, projected in Tahlar# not estimates of construction costs, but are
factored to equate to the anticipated equalizedevd which an annual mill rate will be applied.
The actual construction values would be higher thase projected because those values include
some soft costs not necessarily assessed by the R#al estate valuation can also significantly
fluctuate from year to year. For that reason dlstiould be an annual review and evaluation of the
stability of the increment value prior to makinghaal borrowing and/or spending decisions. In
compliance with the statutory requirements of teotémental financing, a finding has been made
that the private development activities projectedidd "not otherwise occur without the use of tax
incremental financing." It must be understood thate projected private development increments
will not naturally occur without the proactive ingphentation of this Project Plan. The
implementers of the Project Plan will need to bgragsive in stimulating the identified private
development projects. The posture cannot be teabtpat private developers will have financially
feasible projects without implementation of the lpuinprovement activities identified in this Plan.

Each of the development increments projected agjuire some form of public/private relationship.
The general market conditions within La Crosse thiedsurrounding area, as they currently exist,
are not capable of supporting the identified dgmelents without such a partnership.

The economic feasibility analysis for Tax Increnainance District Number Eleven is presented
in Tables Il and 1V, found on Pages 10 and 11bl&dll shows the projected tax increments from
the District based on the development assumpticaxdenn Table Il. The original projections
assumed that there would be $10,310,000 of neevatirease each year from 2005 through 2009;
and $76,549,999 total net value increase oveifthefithe District. The revised figures show that
there will be an additional $1,600,000 in net vainerease in 2005-2006; and an estimated
$17,100,000 in additional net value increase dwelite of the District. This change is basedron t
increase in redevelopment area from the originsdrigt to the amended District. Itis assumed that
the maximum development increment in Tax Incremdfiteance District Number Eleven could
potentially be $92,035,555 in year 2031. Tabléulither estimates tax increments to be paid by the
development assumptions on a yearly basis.



TABLE Il
La Crosse TIF District #11 - Amendment One
Projected Tax Increments

NET

CUMULATIVE

ANNUAL

VEAR | BASE VALUE OF | PROJECTED |  VALUE \ILL RaTE | PROJECTED CUM%QT'VE
DISTRICT VALUE INCREASE TAX NCREMENT
INCREASE 1) INCREMENT

2005 $91,480,800 | $10,810,000 | $10,810,000 | 0.02900000 | $313,490 $313,490
2006 $91,480,800 | $11,410,000 | $22,886,600 | 0.02900000 | $663,711 $977,201
2007 $91,480,800 | $12,810,000 | $36.767,498 | 0.02900000 | $1,066257 | $2,043,459
2008 $91,480,800 | $15,310,000 | $53,639,823 | 0.02900000 | $1,555,555 | $3,599.014
2009 $91,480,800 | $15,310,000 | $71,018,318 | 0.02900000 | $2,059,531 | $5,658,545
2010 $91,480,800 $5.600,000 | $78,916,867 | 0.02900000 | $2,288,589 | $7.947.134
2011 $91,480,800 $6,600,000 | $88,082,373 | 0.02900000 | $2,554.389 | $10,501,523
2012 $91,480,800 $4,600,000 | $95.462,844 | 0.02900000 | $2,768,422 | $13,269,945
2013 $91,480,800 $4,600,000 | $103,064,730 | 0.02900000 | $2,988,877 | $16,258.823
2014 $91,480,800 $4.600,000 | $110,894,672 | 0.02900000 | $3,215.945 | $19,474.768
2015 $91,480,800 $117,647 | $114.342,688 | 0.02900000 | $3,315938 | $22,790,706
2016 $91,480,800 $117,647 | $117,894,145 | 0.02900000 | $3,418,930 | $26,209,636
2017 $91,480,800 $117,647 | $121,552,146 | 0.02900000 | $3,525,012 | $29,734,648
2018 $91,480,800 $117,647 | $125319.887 | 0.02900000 | $3.634,277 | $33,368,925
2019 $91,480,800 $117,647 | $129.200.660 | 0.02900000 | $3.746,819 | $37,115744
2020 $91,480,800 $117,647 | $133,197,856 | 0.02900000 | $3,862,738 | $40,978,482
2021 $91,480,800 $117,647 | $137,314,968 | 0.02900000 | $3,982,134 | $44,960,616
2022 $91,480,800 $117,647 | $141,555594 | 0.02900000 | $4,105112 | $49,065728
2023 $91,480,800 $117,647 | $145023.438 | 0.02900000 | $4.231,780 | $53,297,508
2024 $91,480,800 $117,647 | $150.422,317 | 0.02900000 | $4,362,247 | $57,659,755
2025 $91,480,800 $117,647 | $155.056,163 | 0.02900000 | $4,496,629 | $62,156,384
2026 $91,480,800 $117,647 | $159.829.025 | 0.02900000 | $4.635,042 | $66,791,426
2027 $91,480,800 $117,647 | $164.745072 | 0.02900000 | $4.777.607 | $71,569,033
2028 $91,480,800 $117,647 | $169,808,600 | 0.02900000 | $4,924,449 | $76,493,482
2029 $91,480,800 $117,647 | $175.024,035 | 0.02900000 | $5,075,697 | $81,569,179
2030 $91,480,800 $117,647 | $180.395.932 | 0.02900000 | $5,231,482 | $86,800,661
2031 $91,480,800 $117,647 | $180,513,579 | 0.02900000 | $5.234,.894 | $92,035.555

(1) Assumes an inflation rate of 3%
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Table IV shows the proposed debt retirement sclegfdulthe funds the City intends to use to pay
for the improvements it is proposing to make ardatihnual tax increments and annual accumulative
tax increment deficit/surplus expected to be gerdrhy the proposed development assumptions
from Table Il. Table IV indicates that the taxii@ments that are expected to be generated by the
proposed development assumptions would be suffiteepay for the debt incurred by the year
2009, which is year 5 of the District.

TABLE IV
La Crosse TIF DISTRICT #11 - Amendment One

Proposed Debt Retirement Schedule

TOTAL
EXPENSES ACCUMULATIVE
YEAR PROJECT COSTS (DEBT TAXINCREMENTS | J=2 e o0 e
RETIREMENT)
2005 $14,550,833 $0 $313,490 $313,490
2006 $7,140,833 $836,628 $663,711 $140,573
2007 $15,250,833 $1,114,998 $1,066,257 $91,833
2008 $13,473,333 $1,401,720 $1,555,555 $245,668
2009 $6,283,333 $1,696,440 $2,059,531 $608,759
2010 $5,683,333 $2,000,356 $2,288,589 $896,992
2011 $5,552,250 $7,816,288 $2,554,389 ($4,364,907)
2012 $0 $2,329,038 $2,768,422 ($3,925,523)
2013 $0 $2,486,848 $2,988,877 ($3,423,493)
2014 $0 $2,648,778 $3,215,945 ($2,856,326)
2015 $0 $2,818,996 $3,315,938 ($2,359,384)
2016 $0 $2,154,785 $3,418,930 ($1,095,239)
2017 $0 $2,218,820 $3,525,012 $210,953
2018 $0 $2,288,180 $3,634,277 $1,557,050
2019 $0 $2,361,795 $3,746,819 $2,942,074
2020 $0 $2,434,420 $3,862,738 $4,370,392
2021 $0 $2,515,038 $3,982,134 $5,837,488
2022 $0 $2,593,218 $4,105,112 $7,349,382
2023 $0 $2,674,193 $4,231,780 $8,906,969
2024 $0 $2,752,378 $4,362,247 $10,516,838
2025 $0 $2,842,383 $4,496,629 $12,171,084
2026 $0 $2,928,098 $4,635,042 $13,878,028
2027 $0 $3,020,138 $4,777,607 $15,635,497
2028 $0 $3,111,690 $4,924,449 $17,448,256
2029 $0 $3,208,258 $5,075,697 $19,315,695
2030 $0 $3,307,820 $5,231,482 $21,239,357
2031 $0 $3,410,820 $5,234,894 $23,063,431
TOTAL $67,934,748 $68,972,124 $92,035,555

The retirement of the District, taking into consa®n the assumptions identified in Table |
(Proposed Project Costs, Public Works & Improvemsieand Table Il (Projected Development
Assumptions) and is based on the property tax ciodie that was in place at the time of the Public
Hearing held in August 2005.
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The assumptions on when development will occuttha rate of absorption”, is based on a review
of market conditions that existed in 2005, as wslactual development that has taken place since
the creation of the District. If the state or natil economy takes a downswing, these projections o
absorption will have to be modified. Itis expetéand recommended that the City Plan Commission
and Common Council annually review the financiahdition of the amended Tax Incremental
Finance District Number Eleven. The economic tafisi analysis projects that amended Tax
Incremental Finance District Number Eleven is felesiprovided that the development assumptions
are being achieved as a total estimated valuetofdulevelopment. The City should not spend at
levels projected in Tables | and IV without eitdereloper agreements that guarantee repayment of
expenditures or without a "risk assessment” théinee the City's financial exposure that the
Common Council finds acceptable. The City shoulalyze the fiscal condition of the amended Tax
Incremental Finance District Number Eleven on tagidof how well the development assumptions
are being met. Decisions to continue spending ahnshould be based on the "state of the
district".

SECTION VII. FINANCING

Financing for the proposed project will be donemaniily as General Obligation Bonds, revenue
bonds, loans, and/or grants. The amount of bormgwir the strategy of financing is yet to be
determined, but is expected to be obtained fromageSrust Fund loan and G.O. Bonds. The
accounting for the amended TIF District Number Elewill be done as a separate fund. The City
will make its final decision on where and how taroav funds on a case-by-case basis and with the
advice of the City's financial consultant, Fina8cBersonnel Committee and Director of Finance.
It is expected that the TIF borrowing may be domeually or on a project-specific basis. Itis not
anticipated that the total amount of project costsld ever be considered for one borrowing.

Tables Il & IV, which were also referenced in tBeonomic Feasibility Study Section, give a
summary of project costs, the proposed debt reérgdrachedule, expected project income and
expected tax increments by year during the expedtedtion of the proposed tax incremental
district. As can be seen inthese tables, itaggoted that all project costs ultimately will keagbfor

by tax increments and project income within thertiyeseven year statutory-required retirement
period. The amended TIF Project Plan has beetewrib enable project costs to be completed in
order to encourage new development and redeveldpmtnin the amended District boundaries.
An annual analysis should be made to strategizméimg alternatives in consideration of potential
shortfalls between tax increments collected and sietvice required to pay the bonds. Excess tax
increments will be available to cover potential tadls with repayment to the City prior to
retirement of the amended TIF District. The Ciill,yon a case-by-case basis and annually, review
the proposed expenditures and decide the econesibility of the District prior to authorizing
additional expenditures.

The total scope of activities is estimated withia project cost estimates in Table I. Any non-tax
revenues received will reduce the applicable Ttjgmt expenditure which, in turn, will reduce the
total amount of TIF project costs. This reductiatallow the Common Council more flexibility in
determining the timeframe for other project expéauéis.
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SECTION VII1I. EXISTING LAND USESAND CONDITIONS

Map 2, found on Page 16, has been provided toagggeneral description of the conditions within
the area. Map 4 is a zoning map that generallgrde=ss zoning categories within the District.
These two maps should be used in combination whlyisig the Project Plan.

There are two criteria that should be highlightethis section. The first is that the TIF District
compliance with the statutes, does not have mae tiwenty-five percent (25%) of vacant land
within the proposed TIF boundary. The secondgoiteis that more than fifty percent (50%) of the
lands within the TIF boundary have been found teebenomically and/or physically blighted.
Primary blight criterion used in this Project Plianeconomic blight and properties in need of
rehabilitation or conservation work. The purposé mtent of this TIF District is to reverse th& ta
base stagnation, physical blight and economicadigtiding conditions within the area.

SECTION IX. PROPOSED LAND USE

Map 5 shows the land uses proposed in the amenéedistrict Number Eleven. These uses are
consistent with the City Vision 2020 Downtown Maditan. This Master Plan was a result of a
one-year public planning effort to redefine landesuisand economic relationships within the
Downtown and surrounding area through a processegtings and public hearings prior to its
adoption. Amended Tax Increment Finance Distriainar Eleven is considered an implementation
tool to achieve the land uses proposed in the M&am. In December 2004, the Master Plan was
adopted by the City Council.

The proposed amendment to TIF District Number Eievdl promote the orderly development of
the City by helping to eliminate undesirable, btegh under-utilized and inappropriate light

industrial land uses and by making it financiaéig$ible for the City to replace such uses with more
appropriate uses as recommended by the DowntowiteMakRn.

SECTION X. EXISTING AND PROPOSED ZONING

Map 4 shows the amended TIF District boundary @rbnto an existing zoning map. The
Commercial and Light Industrial categories indidade the map are the existing zoning categories
in the City of La Crosse Zoning Ordinance.

The anticipated change is rezoning the area walniended TIF District Number Eleven to a
Planned Development and/or Commercial District. isTrezoning will be done to allow
residential/mixed use project(s).

SECTION XI. BUILDING CODESAND CITY ORDINANCES

No changes are currently being anticipated in tigg<Building Code or other City codes.
SECTION XII. RELOCATION

If acquisition occurs within the amended TIF DistriNumber Eleven which may cause

displacements due to implementation of these dpepibjects, the City will conform to the
requirements as set forth by the Department of Ceroenin the State of Wisconsin Relocation
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Laws. If federal funds are used in the relocapimctess, the federal relocation process will aéso b
followed.

SECTION XIII. STATEMENT INDICATING HOW CREATION OF THE TID
PROMOTES THE ORDERLY DEVELOPMENT OF THE CITY OF
LA CROSSE

Amended TID No. 11 is being created to assist reldgvnent and the expansion of businesses and
commerce within the Gateway Redevelopment arelheoCity of La Crosse. The amendment of
this TID will provide the financial resources fbetCity to promote orderly development by making
sites within the City suitable for redevelopmersitththerwise would not be occurring, by providing
new employment opportunities that would not otheedde available, and, in general, promoting the
public health, safety and general welfare. Thevetbpment stimulated by the use of this TID will
increase the overall tax base of the City, increamployment, increase household income, and
generally improve the quality of life in the City.

SECTION XIV FINDINGS

A. A minimum of 50% of the area occupied by real propeithin amended TID No. 11 is a
blighted area, is in need of rehabilitation or armation work.

B. The improvement of amended TID No. 11 is likelystgnificantly enhance the value of
substantially all of the other real property in thstrict.

C. The project costs relate directly to eliminatinggbt, directly serve to rehabilitate or

conserve the area or directly serve to promotesti@l development, consistent with the
purpose for which the district is created.

D. The equalized value of taxable property of ameffdBd\No. 11, plus the value increment of
all existing districts, does not exceed 12% ofttital equalized value of taxable property
within the City.

SECTION XV. CITY ATTORNEY OPINION

I, Patrick J. Houlihan, City Attorney for the Ciof La Crosse, Wisconsin, do hereby state that |
have reviewed the Amended Project Plan for Tavelmental Finance District Number Eleven, City
of La Crosse, Wisconsin, dated August 11, 2005,have found that it is complete and complies
with Section 66.1105, Wisconsin Statutes.

Patrick J. Houlihan
City Attorney
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PUBLIC IMPROVEMENTS

Property Acquisition (Riverside Center)q
Property Acquisition (Transit Center) 2
Building Demoliton (Riverside Center) 3
Building Demolition (Transit Center)y 4
Building Demolition {Other) 5
Site Improvements (grading,

clearing, grubing)

Site Improvements (Clean fill) 7

Environmental Remediation 8

Sanitary Sewer Throughout District
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MAP 4- Existing Zoning
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MAP 5-
Proposed Zoning & Landuses

] mF 11 Approved Oct. 2004

E TIF 11 Proposed Amendments

PDD-Planned Development District
Mix of Retail, Commercial, & Residential

o] 300 600 Feet +

flegict

R

Y
Vi
S




APPENDIX A
LEGAL DESCRIPTION

A parcel of land located in parts of the NE ¥4 & 8E %, the SE ¥ of the SE ¥ and the SW Y4 of
the SE % of Section 31, T16N, R7W described asvidl

Area 1:

Commencing at the Northeast corner of Lot 1, BI@8lof the plat of the Town of La Crosse, said
point being on the West line of Fourth Street dredRoint of Beginning; Thence S along said line to
the North line of Badger Street; Thence NWly alsagl line and said line extended to the West line
of Third Street; Thence SWIy along said line toompapproximately 30 feet S of the Southeast
corner of Lot 10, Block 19 of said plat; Thencestolthe West line of the alley in Block 24 of said
plat; Thence SWIly along said line to the Southeaster of Lot 3, Block 24 of said plat; Thence
SEly to the Northwest corner of Lot 7, Block 24safid plat; Thence continuing SEly along the
North line of said Lot 7 and said North line exteddo the east line of Fourth Street; Thence NEly
along said line to the NW corner of Lot 3, Blockd&3aid plat: Thence SEly along the north line of
said Lot and said north line extended to the eastdf an alley in said Block 33; Thence SWly
along said line to the north line of Main Street;

Thence NWIy along said line to the west line of Bbustreet; Thence SWIly along said line to the
southeast corner of Lot 9, Block 23 of said pldtefice NWIy along the south line and south line
extended of said Lot 9 to the east line of Thing&t Thence SWly along said line to the northwest
corner of Lot 5, Block 23 of said plat; Thence NVithythe northeast corner of Lot 6, Block 20 of

said plat and the west line of Third Street;

Thence NWIy along the north line of said Lot 6le tast line of an alley; Thence NEly along said
alley line to approximately the mid-point of theswvdéine of Lot 9, Block 20 of said plat; Thence

NWIy on a line perpendicular to the alley linele west line of said alley; Thence SWly along said
west line approximately 10 feet; Thence NWIly to @t line of Second Street and a point
approximately 10 feet south of the southwest cashkot 2, Block 20; Thence NEly along said line

to the North line of Main Street and the Southveesher of Lot 5, Block 19 of said plat; Thence

NWIy to the Southeast corner of Lot 6, Block 8 aifdsplat; Thence NWIly along the South line of

Block 8 and said line extended to the Southwestaroof Lot 6, Block 1 of said plat and the East
line of Front Street;

Thence NEly along said line to the South line @&t&tStreet; Thence SEly to the East line of the
alley in Block 8; Thence SWIy along said line te thorthwest corner of Lot 6; Thence SEly along

the North line of Lot 6 extended to the East lih&econd Street and the Northwest corner of Lot 5,
Block 19; Thence NEly along said line to the Norésivcorner of Lot 1, Block 18; Thence SEly to

the Northeast corner of Lot 1, Block 18; Thence W&l the North line of Pine Street and the

Southwest corner of Lot 6, Block 16; Thence NWIlythe East line of Second Street and the
Southwest corner of Lot 5, Block 16; Thence NElymg said line to the South line of La Crosse
Street and the Northwest corner of Lot 1, BlockTence SEly along the South line of La Crosse
Street to the Point of Beginning.
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Area 2:

Beginning at the northwest corner of a parcel arth.D. number of 17-20025-20 at the east bank of
the Mississippi River; Thence, easterly along themline and north line extended of said parcel to
the east line of Front Street; Thence, southedp@isaid east line to the north line of Jay Street;
Thence, easterly along said north line to the seest corner of a parcel with an 1.D. number of 17-

20026-110; Thence, northerly along the west lineaod parcel and the western side of a parcel with
an 1.D. number of 17-20002-40 to the northernmosher of said parcel (17-20002-40);

Thence, southeasterly along the northern line ofgda with 1.D numbers 17-20002-40 and 17-
20026-110 and said northern line extended, to #s¢ lene of Second Street; Thence, southerly
along said east line to the north line of Jay $tfBeence, easterly along said north line to thet ea
line of Third Street; Thence, southerly along szadt line to the south line of Jay Street; Thence,
easterly along said south line to the west linéafrth Street; Thence, southerly along said west li
to the north line extended west, of a parcel with.B. number of 17-20034-140; Thence, easterly
along said line and line extended to the eastdirtéfth Avenue; Thence, northerly along said east
line to the north line of King Street; Thence, edgtalong said north line to the west line of &ixt
Street;

Thence, northerly along said west line to the stinthof Main Street; Thence, westerly along said
south line to the east line of an alley locatethmblock between Fifth Avenue and Sixth Street;
Thence, southerly along said alley east line tactrgerline of Jay Street; Thence, westerly along
said centerline to the centerline of Fifth Avenldi&ence, northerly along said centerline, and
centerline extended, to the north line of Main &tré&hence, westerly along said north line to the
west line of a parcel with an I.D. number of 17-20€140; Thence, northerly along the west line of
said parcel to the north line of said parcel; Tlemasterly along the north line of said parcel and
said north line extended easterly to the easirigfth Avenue; Thence, northerly along said east
line to the south line of State Street;

Thence, easterly along said south line to theleesof Sixth Street; Thence, northerly along said
east line to the north line of State Street; Thepesterly along said north line to the east lihe o
Seventh Street; Thence, southerly along said gestd the north line of Main Street; Thence,
easterly along said north line to the extended lgastof an alley located in the block between
Seventh Street and Eighth Street; Thence, south&rhg said alley east line to the north line of
Cass Street; Thence, easterly along said nortiditie east line of Eighth Street; Thence, sobther
along said east line to the south line of DivisBireet; Thence, westerly along said south linbdo t
east line of Fourth Street; Thence, southerly akaid east line to the south line of Market Street;
Thence, westerly along said south line to the leask of the Mississippi River; Thence, northerly
along said river bank to the point of beginning.
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APPENDIX B
PUBLIC HEARING NOTICE

NOTICE OF PUBLIC HEARING
ON PROPOSED AMENDMENT NUMBER ONE TO
TAX INCREMENTAL FINANCE DISTRICT NUMBER ELEVEN,
CITY OF LA CROSSE, WISCONSIN

The City of La Crosse Plan Commission will holdublic hearing on the proposed amendment to
Tax Incremental Finance District Numbekeven, City of La Crosse, Wisconsin at 4:00 PM on

Monday, August 1, 2005, in the Fifth Floor ConfazerRoom, City Hall, 400 La Crosse Street,
La Crosse, Wisconsin. The purpose of the amendisiemtevise the Project Plan by updating text,
changing the boundary, thereby adding territoryhe existing TIF District, in accordance with

Section 66.1105(4)(h)2., and adding and deletingjelet Costs as permitted under Section
66.1105(4)(h)1., Wisconsin Statutes. The cogt@hiew amendment is approximately $6.7 million.

The description of the proposed amended boundafi&éax Incremental Finance
District Number Eleven, City of La Crosse, La Ce§ounty, Wisconsin, is more
particularly described as follows:

A parcel of land located in parts of the NE ¥ & 8E ¥4, the SE ¥4 of the SE ¥4 and
the SW ¥ of the SE ¥ of Section 31, T16N, R7W desdras follows:

Commencing at the Northeast corner of Lot 1, B8lof the plat of the Town of La
Crosse, said point being on the West line of FoBtreet and the Point of
Beginning; Thence S along said line to the Nontie lof Badger Street; Thence
NWIly along said line and said line extended towfest line of Third Street; Thence
SWIly along said line to a point approximately 36tf8 of the Southeast corner of
Lot 10, Block 19 of said plat; Thence SEly to theaMine of the alley in Block 24
of said plat; Thence SWly along said line to thetBeast corner of Lot 3, Block 24
of said plat; Thence SEly to the Northwest corrfdrai 7, Block 24 of said plat;
Thence continuing SEly along the North line of saa 7 and said North line
extended to the east line of Fourth Street; Thé&itely along said line to the NW
corner of Lot 3, Block 33 of said plat: Thence SElgng the north line of said Lot
and said north line extended to the east line adlbay in said Block 33; Thence
SW]y along said line to the north line of Main &it;

Thence NWIly along said line to the west line of Fbwbtreet; Thence SWly along
said line to the southeast corner of Lot 9, Blo8lo2said plat; Thence NWIly along
the south line and south line extended of saidoLimt the east line of Third Street;
Thence SWIy along said line to the northwest coafi¢iot 5, Block 23 of said plat;
Thence NWIy to the northeast corner of Lot 6, Bl@6kof said plat and the west line
of Third Street;

Thence NWIly along the north line of said Lot 6he east line of an alley; Thence
NEly along said alley line to approximately the rpidint of the west line of Lot 9,
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Block 20 of said plat; Thence NWIy on a line pergenlar to the alley line to the
west line of said alley; Thence SWly along said wWiee approximately 10 feet;
Thence NWIly to the east line of Second Street apdiat approximately 10 feet
south of the southwest corner of Lot 2, Block 20efice NEIly along said line to the
North line of Main Street and the Southwest coofdrot 5, Block 19 of said plat;
Thence NWIy to the Southeast corner of Lot 6, Bl8alf said plat; Thence NWly
along the South line of Block 8 and said line egihto the Southwest corner of Lot
6, Block 1 of said plat and the East line of FrBtreet;

Thence NEly along said line to the South line @it&tStreet; Thence SEly to the
East line of the alley in Block 8; Thence SWIly ajosaid line to the Northwest
corner of Lot 6; Thence SEly along the North liid.ot 6 extended to the East line
of Second Street and the Northwest corner of L&l &ck 19; Thence NEly along
said line to the Northwest corner of Lot 1, Blodk Thence SEly to the Northeast
corner of Lot 1, Block 18; Thence NEly to the Nolithe of Pine Street and the
Southwest corner of Lot 6, Block 16; Thence NWIytte East line of Second Street
and the Southwest corner of Lot 5, Block 16; TheN&dy along said line to the
South line of La Crosse Street and the Northwesterof Lot 1, Block 15; Thence
SEly along the South line of La Crosse Street ¢oRhbint of Beginning.

During the public hearing, all interested partieB be afforded an opportunity to express their
views on the proposed Amendment Number One to Maseimental Finance District Number
Eleven. Persons desiring information on the pred@nendment should contact the City Planning
Department, City Hall, 400 La Crosse Street, Las8ep Wisconsin 54601, between the hours of
8:30 AM and 5:00 PM or telephone: (608) 789-75The proposed amendment package will be
available for review at the above-referenced addaesl will be provided upon request.

Lawrence J. Kirch
Secretary, City Plan Commission

Publish: La Crosse Tribune as Legal Notice, capdi®i6 point.
July 18, 2005 and July 25, 2005
Bill: City Planning Department

Furnish Affidavit of Publication
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APPENDIX C
PROOF OF PUBLICATION
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