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AGENDA 
JOINT REVIEW BOARD MEETING 
Thursday, August 4, 2022 at 6:00 p.m. 
Jackson Municipal Complex 
Village Board Room 
N168W19851 Main Street  
Jackson, WI 53037 
 
 
1. Call to Order 

2. Roll Call 

3. Approval of Minutes for the Joint Review Board Meeting of June 30, 2022 

4. Review the Public Record, Planning Documents and the Resolutions 
Passed by the Plan Commission and Village Board 

5. Resolution #22-15 Approving an Amended Project Plan and 
Boundaries for Tax Incremental District No. 7 

6. Adjourn 

 

 

 

 

Persons with disabilities requiring special accommodations for attendance at the meeting should contact the 

Village Hall at least one (1) business day prior to the meeting. 
 

It is possible that members of the Village Board may attend the above meeting. No action will be taken by any 
governmental body at this meeting other than the governmental body specifically referred to in this meeting notice. 

This notice is given so that members of the Village Board may attend the meeting without violating the open meeting 
law. 
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DRAFT MINUTES 
Joint Review Board Meeting 
Thursday, June 30, 2022 at 6:00 p.m. 
Jackson Municipal Complex 
Village Board Room 
N168W19851 Main Street 
Jackson, WI 53037 
 
1. Call to order 

Village President, Mike Schwab called the meeting to order at 6:00 p.m.   
Members Present: Laurie Barz, Moraine Park Technical College; Sarah Malchow, 
Public Member; Andrew Sarnow, West Bend School District; Aaron Daul, 
Washington County 
Village Board: Trustee Brian Heckendorf 
Staff Present: Building Inspector Collin Johnson and Administrator Jen Keller 
Also Present: Jonathan Schatz, Ehlers; Steven Nitschke, DNF Properties; and Kurt 
Henning 

 
2. Roll Call 

Attendance was confirmed for the Village President, Public Member,  
West Bend School District, Moraine Park Technical College, and Washington 
County.  
 

3. Consideration and Appointment and/or Reaffirmation of the Joint 
Review Board’s Public Member 
Motion by President Schwab, second by Andy Sarnow to appoint Sarah Malchow 
as the Public Member.  
Vote: 5 ayes, 0 nays. Motion carried.  
 

4. Election and/or Reaffirmation of Chairperson 
Motion by Aaron Daul, second by Sarah Malchow to appoint Village President Mike 
Schwab as Chairperson. 
Vote: 5 ayes, 0 nays. Motion carried.  

 
5. Review Minutes from September 14, 2021 Meeting 

Motion by President Schwab, second by Aaron Daul to approve minutes from the 
September 14, 2021, meeting. 
Vote:  5 ayes, 0 nays. Motion carried. 

 
6. Discuss Responsibilities of the Joint Review Board 

Jonathan Schatz provided information regarding the role of the Joint Review 
Board. Review of the proposed TID 7 amendment and final approval from the 
Joint Review Board would be necessary following a public hearing at the Plan 
Commission and approval of amended plan by the Village Board.   
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7. Review and Discuss Project Plan  
Jonathan Schatz summarized the changes to the proposed TID 7 plan include a 
use change, a boundary change, and a project plan change. The change in use 
occurs on the parcel north of the Municipal Complex site, approximately 3.97 
acres, and transitions the use on site from all commercial to both commercial use 
on the southern portion and residential use on the northern portion of the parcel 
as requested by a new developer, DFN Properties. The Village has conditionally 
approved a two-lot CSM subdividing the subject property, forthcoming action 
includes reviewing as site plan and zoning permissions. Parcels added to the TID 7 
boundary included the Piggly Wiggly commercial property and the Village of 
Jackson institutional parcel previously excluded from the plan. The plan also 
accommodates an additional TID project to include costs for the design and 
construction of a roundabout at Eagle Drive and STH 60, which would become an 
eligible TID expense if the amendment is approved. The intersection is currently 
controlled via a two-way stop for traffic on Eagle Drive and is in need of additional 
intersection control per WIS DOT and as included in the 2019 Traffic Impact 
Analysis which also identified a need for additional intersection control due to 
traffic assumptions related to TID development and past development. The Village 
has submitted an application for grant funding from WIS DOT for an 80/20 match 
for construction costs. Staff anticipate increment to generate in the TID by 2025 
based upon current efforts underway by interested Developer DFN Properties and 
the Village’s participation with the Washington County Next Generation Housing 
Pilot Program for construction of 80-120 single-family homes and two-family 
homes. 
 

8. Set Next Meeting Date 
Motion by Laurie Barz, second by Andy Sarnow to set the next meeting date as 
August 4th at 6:00 p.m.   

 Vote:  5 ayes, 0 nays. Motion carried. 
 

9. Adjourn. 
Motion by Laurie Barz, second by Aaron Daul to adjourn the meeting at 6:23 p.m.   
Vote:  5 ayes, 0 nays. Motion carried. 

 

 Respectfully submitted,  
  
 
 
 Jen Keller 

Village Administrator 
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DRAFT MINUTES 
PLAN COMMISSION MEETING  
Thursday, June 30, 2022 at 7:00 p.m. 
Jackson Municipal Complex 
Village Board Room  
N168W19851 Main Street 
Jackson, WI 53037 
 
1.  Call to Order and Roll Call 

 President Schwab called the meeting to order at 7:00 p.m. 
 Members Present: Ryan Ganshow, Tr. Kruepke, Jon Molkentin, Dan 
 Reik and Doug Wilcox 
 Excused Absent: Tr. Emmrich 
 Village Board Member Present: Tr. Heckendorf 
 Staff Present: Director of Inspections Collin Johnson, Administrator Jen Keller and 
 Clerk Jilline Dobratz 
 Also Present: Jonathan Schatz, Ehlers; Dan Schaefer, Signworks; Steven Nitschke, 
 DNF Properties; and Kurt Henning 

 
2. Approval of Minutes for the Plan Commission Meeting of May 26, 2022 

Motion by Doug Wilcox, second by Pres. Schwab to approve the Plan Commission 
minutes of May 26, 2022 as submitted. 
Vote: 6 ayes, 0 nays. Motion carried. 

 
3. Conditional Use Amendment – Signage – N172W21930 Caymus Court – 

HDI Wholesale 
Motion by Tr. Kruepke, second by Jon Molkentin to recommend to the Village 
Board the approval of the Conditional Use Amendment relating to signage for HDI 
Wholesale located at N172W21930 Caymus Court. 
Vote: 6 ayes, 0 nays. Motion carried. 

 
4. Resolution #22-10 – Proposed Amendments to Village of Jackson 

Comprehensive Plan: Map 1 – Future Land Use Plan 2050 
Motion by Doug Wilcox, second by Jon Molkentin to recommend the Village Board 
adopt Resolution #22-10 amending the Village of Jackson Comprehensive Plan: 
Map 1 – Future Land Use Plan 2050. 
Discussion on wetlands ensued. 
Vote: 6 ayes, 0 nays. Motion carried. 
 

5. Ordinance #22-12 – Establishing Zoning for Certain 2021 Annexed 
Parcels and to Amend the Zoning Code and Zoning Map of the Village of 
Jackson 
Director Johnson provided background information on the zoning districts.  
Motion by Jon Molkentin, second by Dan Reik to recommend to the Village Board 
the approval of Ordinance #22-12 establishing residential Zoning Districts RT-10 
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and RT-11 under Chapter 48 of the Village Code and to amend the Village of 
Jackson Zoning Map consistent with the proposed changes.  
Vote: 6 ayes, 0 nays. Motion carried. 
  

6. Public Hearing – Proposed Amendments to the Boundaries and Project 
Plan for Tax Incremental District No. 7 
Pres. Schwab opened the Public Hearing. 
Jonathan Schatz provided information regarding the changes to the TID. The 
amendment will change boundaries, add two (2) parcels and an update to eligible 
projects will be added to the plan. The amended plan reflects adjusted 
development assumptions as there have been two (2) years of value changes and 
delayed development since plan creation in 2019. 
Pres. Schwab closed the Public Hearing. 

  
7. Resolution #22-11 – Designating Proposed Amended Boundaries and 

Approving a Project Plan Amendment for Tax Incremental District No. 7 
Motion by Pres. Schwab, second by Doug Wilcox to recommend to the Village 
Board the approval of Resolution #22-11 designating proposed amended 
boundaries and project plan amendment for Tax Incremental District No. 7. 

 Vote: 6 ayes, 0 nays. Motion carried. 
 
8. Citizens to Address the Plan Commission 

None. 
 

9. Adjourn 
Motion by Pres. Schwab, second by Tr. Kruepke to adjourn. 
Vote: 6 ayes, 0 nays. Meeting adjourned at 7:19 p.m. 

 

Respectfully submitted, 
 
 
 
Jilline Dobratz, CMC/WCPC 
Village Clerk 
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SECTION 1: 
Executive Summary 

DESCRIPTION OF DISTRICT 
Tax Incremental District (“TID”) No. 7 (“District”) is a 52.32-acre Mixed Use 
District created on June 11th, 2019. The District was created to pay for 
infrastructure needed to support private residential and commercial 
development in the area around the Village Municipal Complex. 

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.  

• Amend the categories, locations or costs of project costs to be made as 
permitted under Wis. Stat. § 66.1105(4)(h)1. (“Project”). 

Estimated Total Project Cost Expenditures 
The Village anticipates making total expenditures of approximately $6.5 million 
(“Project Costs”) to undertake the projects listed in this Project Plan (“Plan”). 
Project Costs include an estimated $3.7 million in capital projects (road 
constructure and improvements), $1.2 million in interest expenses, $1.5 million 
for potential development incentives and $213k in administrative costs related 
to managing the District. 

Incremental Valuation 
The Village projects that new land and improvements value of approximately 
$27.8 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 assumptions 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 Village anticipates that the District will generate sufficient tax increment to 
pay all Project Costs within its allowable 20 years. 

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: 



Tax Incremental District No. 7 Project Plan Amendment Village of Jackson 
Prepared by Ehlers  Page | 4 
 

1. That “but for” the creation of this District, the development projected to 
occur 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 Village. In 
reaching this determination, the Village has considered: 

The substantial investment needed to provide the public infrastructure 
necessary to allow for development within the District. Absent the use of tax 
incremental financing, the Village is unable to fully fund this program of 
infrastructure improvements or would be required to increase property 
taxes to support the costs related to financing this infrastructure. 

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. In making this 
determination, the Village has considered the following information: 

That the Developer is likely to purchase goods and services from local 
suppliers in construction of the Project, and induced effects of employee 
households spending locally for goods and services from retailers, 
restaurants and service companies. 

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 Village 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 suitable for mixed use development as defined by Wis. Stat. § 
66.1105(2)(cm). 

5. Based on the foregoing finding, the District remains designated as a mixed-
use district.  

6. The Project Costs relate directly to promoting mixed use development in 
the District, consistent with the purpose for which the District is created. 
Lands proposed for newly-platted residential development comprise no 
more than 35% of the real property area within the amended District. Costs 
related to newly-platted residential development may be incurred based on 
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the proposed development having a density of at least three (3) units per 
acre as defined in Wis. Stat. § 66.1105(2)(f)3.a.  

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 Village does not exceed 12% of the total equalized value of taxable 
property within the Village.     

9. The Plan for the District is feasible and is in conformity with the Master Plan 
of the Village.  

10. The Village estimates that 40.14% 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 Village 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 

Parcels to be Added: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Village of Jackson, Wisconsin
Tax Increment District # 7

Base Property Information - Added Parcels

Map Ref #
Parcel 

Number Street Address Owner Acreage Land Imp Total

Equalized 
Value 
Ratio Land Imp Total

CSM 6969 Lot 3 V3_053600D N168W19851 Main St, Jackson, WI Village of Jackson 6.69 0 0 0 0.99% 0 0 0
CSM 6969 OL 1 V3_053600E N168W19851 Main St, Jackson, WI Village of Jackson 2.26 0 0 0 0.99% 0 0 0
CSM 2448 Lot 1 V3_019700B W194N16774 Eagle Dr, Jackson, WI Hansens Management 2.69 250,000 2,355,800 2,605,800 0.99% 252,463 2,379,013 2,631,476

0 0.99% 0 0 0
0 0.99% 0 0 0

Total Acreage 11.64 250,000 2,355,800 2,605,800 252,463 2,379,013

2,631,476

Property Information Assessment Information Equalized Value
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Land Use Summary: 

 

 

Village of Jackson, Wisconsin
Land Use Summary

Parcel Number Owner Acreage Industrial 
Commercial/ 

Business
Existing 

Residential

Newly 
Platted 

Residential

Other: 
Exempt and 
Institutional

Suitable for 
Mixed Use

Original Area
196069 Flitsch Enterprises LLC 1.85 1.85 1.85
196068 Flitsch Enterprises LLC 0.61 0.61 0.61
053600 Village of Jackson 20.48 20.48 20.48

053600C Village of Jackson 5.76 5.76 5.76
053300B Marjory A Moder Revocable Liv Trust 2.48 2.48 2.48
053300D Marjory A Moder Revocable Liv Trust 1.71 1.71 1.71
053300E Village of Jackson 0.83 0.83 0.83
019700P Claypool Properties 0.94 0.94 0.94
019700R Buck Properties LLC 0.77 0.77 0.77
019700S Steven G Stiloski, Judy Boehm 0.89 0.89 0.89

019700F001 Village of Jackson 1.44 1.44 1.44
019700F002 Village of Jackson 0.22 0.22 0.22

000800B S W Charmoli Properties LLC 0.76 0.76 0.76
046500D9999 Jackson Development LLC 3.97 1.79 2.19 3.98

047700K Karm Properties LLC 5.62 5.62 5.62
V3_001 STH 60 and Spruce Street 10.69 10.69 0.00

Amended Area
V3_053600D Village of Jackson 6.69 6.69 0.00
V3_053600E Village of Jackson 2.26 2.26 0.00
V3_019700B Hansens Management 2.69 2.69 2.69

Total Acreage 70.66 0.00 28.36 0 22.67 19.64 51.03
0.00% 40.14% 0.00% 32.08% 27.80% 72.22%

1 This line was added for the 10.69 acres of roadway within the TID boundary for use in the newly platted residential calculation.

Property Information District Classification
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SECTION 5: 
Equalized Value Test 

The following calculations demonstrate that the Village expects to be in 
compliance with Wis. Stat. § 66.1105(4)(gm)4.c., which requires that the 
equalized value of the taxable property 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 Village.  

The equalized value of the increment of existing tax incremental districts within 
the Village, plus the value of the territory proposed to be added to the District, 
totals $67,168,376. This value is less than the maximum of $109,986,708 in 
equalized value that is permitted for the Village. 

  

District Creation Date 1/1/2019

Valuation Data
Currently Available

2021
Total EV (TID In) 916,555,900

12% Test 109,986,708

Increment of Existing TIDs
49,553,800

6,355,600
8,627,500

0

Total Existing Increment 64,536,900

Projected Base of New or Amended District 2,631,476

Total Value Subject to 12% Test 67,168,376

Compliance PASS

Village of Jackson, Wisconsin
Tax Increment District # 7

Valuation Test Compliance Calculation

TID #5
TID #6
TID #7

TID #4
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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 June 
11, 2019, is amended to add the following Project Costs that the Village 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 Village may acquire property within 
the District. The cost of property acquired, and any costs associated with the 
transaction, are eligible Project Costs. Following acquisition, other Project 
Costs within the categories detailed in this Section may be incurred to make 
the property suitable for development.  Any revenue received by the Village 
from the sale of property acquired pursuant to the execution of this Plan will 
be used to reduce the total project costs of the District.  If total Project Costs 
incurred by the Village to acquire property and make it suitable for 
development exceed the revenues or other consideration received from the 
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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. 

Property Acquisition for Conservancy 

To promote the objectives of this Plan, the Village may acquire property within 
the District that it will designate for conservancy. These conservancy objectives 
include: preserving historic resources or sensitive natural features; protection 
of scenic and historic views; maintaining habitat for wildlife; maintaining 
adequate open space; reduction of erosion and sedimentation by preserving 
existing vegetation; and providing adequate areas for management of 
stormwater. The cost of property acquired for conservancy, and any costs 
associated with the transaction, are eligible Project Costs. 

Acquisition of Rights-of-Way 

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

Acquisition of Easements 

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

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 Village related to environmental audits, testing, and 
remediation are eligible Project Costs. 
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Demolition 

To make sites suitable for development, the Village may incur costs related to 
demolition and removal of structures or other land improvements, to include 
abandonment of wells or other existing utility services. 

Site Grading 

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

Utilities 

Sanitary Sewer System Improvements 

To allow development to occur, the Village 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 Village will make an allocation of costs based on such benefit. 
Those costs corresponding to the benefit allocated to land within the District, 
and necessitated by the implementation of the Project Plan, are eligible Project 
Costs. Implementation of the Project Plan may also require that the Village 
construct, alter, rebuild or expand sanitary sewer infrastructure located outside 
of the District. That portion of the costs of sanitary sewer system projects 
undertaken outside the District which are necessitated by the implementation 
of the Project Plan are eligible Project Costs.  

Water System Improvements 

To allow development to occur, the Village may need to construct, alter, rebuild 
or expand water system infrastructure within the District. Eligible Project Costs 
include, but are not limited to, construction, alteration, rebuilding or expansion 
of: distribution mains; manholes and valves; hydrants; service laterals; pumping 
stations; wells; water treatment facilities; storage tanks and reservoirs; and all 
related appurtenances. To the extent water system projects undertaken within 
the District provide direct benefit to land outside of the District, the Village will 
make an allocation of costs based on such benefit. Those costs corresponding 
to the benefit allocated to land within the District, and necessitated by the 
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implementation of the Project Plan, are eligible Project Costs.  Implementation 
of the Project Plan may also require that the Village construct, alter, rebuild or 
expand water system infrastructure located outside of the District.  That 
portion of the costs of water system projects undertaken outside the District 
which are necessitated by the implementation of the Project Plan are eligible 
Project Costs. 

Stormwater Management System Improvements 

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

Electric Service 

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

Gas Service 

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

Communications Infrastructure 
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To create sites suitable for development, the Village may incur costs to provide, 
relocate or upgrade infrastructure required for voice and data communications, 
including, but not limited to:  telephone lines, cable lines and fiber optic cable. 
Costs incurred by the Village to undertake this work are eligible Project Costs. 

Streets and Streetscape 

Street Improvements 

To allow development to occur, the Village 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 Village 
may install amenities to enhance development sites, rights-of-way and other 
public spaces. These amenities include but are not limited to: landscaping; 
lighting of streets, sidewalks, parking areas and public areas; installation of 
planters, benches, clocks, tree rings, trash receptacles and similar items; and 
installation of brick or other decorative walks, terraces and street crossings. 
These and any other similar amenities installed by the Village are eligible Project 
Costs. 

Community Development 

Cash Grants (Development Incentives)  

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

As provided for in Wis. Stat. § 66.1105(2)(f)1.h and Wis. Stat. § 66.1333(13), the 
Village may provide funds 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 
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redevelopment or urban renewal project. Funds provided for this purpose are 
eligible Project Costs. 

Revolving Loan/Grant Program (Development Incentives) 

To encourage private development consistent with the objectives of this Plan, 
the Village, 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.  Any 
funds returned may be placed into a revolving fund and will continue to be used 
for the program purposes stated above. Any funds provided for purposes of 
implementing this program are considered eligible Project Costs. 

Miscellaneous 

Professional Service and Organizational Costs 

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

Administrative Costs 

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

 

  

Phase III
2022-2023 Total (Note 1)

Project ID Project Name/Type
46 Land Acquisition 12,200 12,200
47 Roundabout Engineering 267,000 267,000
48 Roundabout Construction 1,067,000 1,067,000

Total Projects 1,346,200 1,346,200

Notes:
Note 1 Project costs are estimates and are subject to modification
Note 2

Village of Jackson, Wisconsin
Tax Increment District # 7

Estimated Project List

The Vil lage has been engaged by Washington County to take part in the pilot of their 
Next Generation Housing Initiative. The area targetted for potential development 
through this program is within TID #7, however at this time there are no Vil lage costs 
associated with the program.
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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 Village plans to make are expected to create $27.8 million 
in incremental value by 2035. Estimated valuations and timing for construction 
of the Project are included in Table 1. Assuming the Village’s current equalized 
TID Interim tax rate of $17.51 per thousand of equalized value, and no economic 
appreciation or depreciation, the Project would generate $7 million in 
incremental tax revenue over the 20-year term of the District as shown in Table 
2. 
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Table 1 – Development Assumptions 

 

 

 

  

Actual
Single-family 
Residential1

Multi-family 
Residential1 Commercial2 Annual Total

1 2019 953,900 953,900 2019 1
2 2020 (766,400) (766,400) 2020 2
3 2021 0 2021 3
4 2022 0 2022 4
5 2023 3,000,000 2,500,000 300,000 5,800,000 2023 5
6 2024 3,000,000 2,500,000 5,500,000 2024 6
7 2025 3,000,000 2,500,000 300,000 5,800,000 2025 7
8 2026 3,000,000 2,500,000 5,500,000 2026 8
9 2027 2,748,000 810,800 300,000 3,858,800 2027 9

10 2028 0 2028 10
11 2029 300,000 300,000 2029 11
12 2030 0 2030 12
13 2031 300,000 300,000 2031 13
14 2032 0 2032 14
15 2033 300,000 300,000 2033 15
16 2034 0 2034 16
17 2035 300,000 300,000 2035 17
18 2036 0 2036 18
19 2037 0 2037 19
20 2038 0 2038 20

Totals 187,500 14,748,000 10,810,800 2,100,000 27,846,300

Notes:
1

2 Assumes 28.95 acres of commercial development at $300,000 every 2 years through 2036.

Assumes 20.48 acres of residential development; 12.29 acres of single family residential development at $300,000 per home and 8.19 
acres of multi-family residential development at $110,000 per unit.

Construction Year Construction Year

Village of Jackson, Wisconsin
Tax Increment District # 7

Development Assumptions
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Table 2 – Tax Increment Projection Worksheet 

 

 
  

Type of District Base Value 5,286,258
District Creation Date Appreciation Factor 0.50%

Valuation Date Jan 1, 2019 Base Tax Rate $17.51
Max Life (Years) Rate Adjustment Factor

Expenditure Period/Termination 15 6/11/2034
Revenue Periods/Final Year 20 2040

Extension Eligibility/Years Yes 3 Tax Exempt Discount Rate
Eligible Recipient District Taxable Discount Rate 1.50%

Construction 
Year Value Added

Valuation 
Year

Inflation 
Increment

Total 
Increment

Revenue 
Year Tax Rate

Tax 
Increment

1 2019 953,900 2020 0 953,900 2021 $17.51 16,698
2 2020 -766,400 2021 4,770 192,270 2022 $17.51 3,366
3 2021 0 2022 961 193,231 2023 $17.51 3,383
4 2022 0 2023 966 194,197 2024 $17.51 3,400
5 2023 5,800,000 2024 971 5,995,168 2025 $17.51 104,948
6 2024 5,500,000 2025 29,976 11,525,144 2026 $17.51 201,752
7 2025 5,800,000 2026 57,626 17,382,770 2027 $17.51 304,293
8 2026 5,500,000 2027 86,914 22,969,683 2028 $17.51 402,094
9 2027 3,858,800 2028 114,848 26,943,332 2029 $17.51 471,654

10 2028 0 2029 134,717 27,078,048 2030 $17.51 474,013
11 2029 300,000 2030 135,390 27,513,439 2031 $17.51 481,634
12 2030 0 2031 137,567 27,651,006 2032 $17.51 484,042
13 2031 300,000 2032 138,255 28,089,261 2033 $17.51 491,714
14 2032 0 2033 140,446 28,229,707 2034 $17.51 494,173
15 2033 300,000 2034 141,149 28,670,856 2035 $17.51 501,895
16 2034 0 2035 143,354 28,814,210 2036 $17.51 504,405
17 2035 300,000 2036 144,071 29,258,281 2037 $17.51 512,179
18 2036 0 2037 146,291 29,404,573 2038 $17.51 514,739
19 2037 0 2038 147,023 29,551,595 2039 $17.51 517,313
20 2038 0 2039 147,758 29,699,353 2040 $17.51 519,900

Totals 27,846,300 1,853,053 Future Value of Increment 7,007,595

Notes:
Actual results will vary depending on development, inflation of overall tax rates.

NPV calculations represent estimated amount of funds that could be borrowed (including project cost, capitalized interest and issuance costs).

Village of Jackson, Wisconsin
Tax Increment District # 7

Tax Increment Projection Worksheet

Mixed Use
June 11, 2019

20

No
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Financing and Implementation 

Table 3 provides a summary of the District’s financing plan. 

Based on the Project Cost expenditures as included within the cash flow exhibit 
(Table 4), the District is projected to accumulate sufficient funds by the year 
2037 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. 

 

Table 3 – Financing Plan 

 

 

G.O. Bond
2022

Projects
Phase III Projects1 1,346,200

Total Project Funds 1,346,200

Estimated Finance Related Expenses
Municipal Advisor 20,600
Bond Counsel 6,500
Rating Agency Fee 14,000
Paying Agent 850
Underwriter Discount 12.50 19,875
Capitalized Interest 181,300

Total Financing Required 1,589,325

Estimated Interest 0.15% (1,010)
Assumed spend down (months) 6

Rounding 1,685

Net Issue Size 1,590,000

Notes:
1Per Estimate February 2022

Village of Jackson, Wisconsin
Tax Increment District # 7

Estimated Financing Plan
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Table 4 – Cash Flow 

 

Village of Jackson, W
isconsin

Tax Increm
ent District # 7

Cash Flow
 Projection

Year
Dated Date:  

Dated Date:  
Principal

Est. Rate
Interest

Principal
Est. Rate

Interest
Year

2020
14,123

46,365
2,000

62,488
32,000

3.00%
46,365

31,365
109,730

(47,242)
598,590

2,032,000
2020

2021
16,698

8,979
49,509

75,186
32,000

3.00%
49,509

7,500
89,009

(13,823)
584,767

2,000,000
2021

2022
3,366

8,772
48,549

60,686
32,000

3.00%
48,549

7,650
88,199

(27,513)
557,255

1,968,000
2022

2023
3,383

13,931
17,314

72,000
3.00%

46,989
7,803

126,792
(109,478)

447,776
3,486,000

2023
2024

3,400
11,194

62,600
77,194

81,600
3.00%

44,645
50,000

4.00%
62,600

7,959
246,804

(169,610)
278,166

3,354,400
2024

2025
104,948

6,954
60,500

172,402
86,400

3.00%
42,165

55,000
4.00%

60,500
8,118

252,183
(79,781)

198,385
3,213,000

2025
2026

201,752
4,960

58,200
264,912

91,200
3.00%

39,501
60,000

4.00%
58,200

8,281
257,182

7,731
206,116

3,061,800
2026

2027
304,293

5,153
309,446

96,000
3.00%

36,693
65,000

4.00%
55,700

8,446
261,839

47,606
253,722

2,900,800
2027

2028
402,094

6,343
408,437

100,800
3.00%

33,741
70,000

4.00%
53,000

8,615
266,156

142,281
396,003

2,730,000
2028

2029
471,654

9,900
481,554

105,600
3.00%

30,645
75,000

4.00%
50,100

8,787
270,132

211,422
607,425

2,549,400
2029

2030
474,013

15,186
489,198

121,600
2.00%

27,845
80,000

4.00%
47,000

500,000
8,963

785,408
(296,210)

311,215
2,347,800

2030
2031

481,634
7,780

489,415
123,200

2.05%
25,366

85,000
4.00%

43,700
9,142

286,408
203,006

514,221
2,139,600

2031
2032

484,042
12,856

496,898
124,800

2.10%
22,793

90,000
4.00%

40,200
500,000

9,325
787,118

(290,220)
224,001

1,924,800
2032

2033
491,714

5,600
497,314

126,400
2.15%

20,124
95,000

4.00%
36,500

9,512
287,536

209,779
433,780

1,703,400
2033

2034
494,173

10,844
505,017

128,000
2.20%

17,357
110,000

4.00%
32,400

500,000
9,702

797,459
(292,442)

141,338
1,465,400

2034
2035

501,895
3,533

505,429
131,200

2.25%
14,473

115,000
4.00%

27,900
9,896

298,469
206,960

348,298
1,219,200

2035
2036

504,405
8,707

513,112
134,400

2.30%
11,451

120,000
4.00%

23,200
10,094

299,145
213,967

562,265
964,800

2036
2037

512,179
14,057

526,235
137,600

2.35%
8,289

125,000
4.00%

18,300
10,296

299,485
226,750

789,015
702,200

2037
2038

514,739
19,725

534,465
140,800

2.40%
4,982

130,000
4.00%

13,200
10,502

299,484
234,981

1,023,996
431,400

2038
2039

517,313
25,600

542,913
134,400

2.45%
1,646

130,000
4.00%

8,000
10,712

284,758
258,155

1,282,151
167,000

2039
2040

519,900
32,054

551,953
135,000

4.00%
2,700

10,926
148,626

403,327
1,685,479

32,000
2040

Total
7,007,595

246,252
325,723

2,000
7,581,570

2,032,000
573,128

1,590,000
633,200

1,500,000
213,595

6,541,923
Total

N
otes:

G.O
. Bonds

2,032,00009/01/19
Total 

Expenditures
Annual

Cum
ulative

Principal 
O

utstanding
Developer 
Incentives

Balances

Adm
in. + 2%

Expenditures
G.O

. Bond
1,590,00009/01/23

Projected Revenues

Tax 
Increm

ents

Interest 
Earnings at 

0.25%
Capitalized 

Interest
Land Rental

Total 
Revenues

Projected TID Closure
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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.  
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SECTION 11: 
Estimate of Property to be Devoted to Retail Business 

Pursuant to Wis. Stat. § 66.1105(5)(b), the Village estimates that 40.14% of the 
territory within the District will be devoted to retail business at the end of the 
District’s maximum expenditure period.  
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SECTION 12: 
Proposed Changes of Zoning Ordinances, Master Plan, 
Map, Building Codes and Village Ordinances 

Zoning Ordinances 

The proposed Plan Amendment is in general conformance with the Village’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 Village’s 
Comprehensive Plan identifying the area as appropriate for Commercial and 
Residential Development.  

Building Codes and Ordinances 

Development within the District will be required to conform to State Building 
Codes and will be subject to the Village'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. 
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SECTION 14: 
How Amendment of the Tax Incremental District 
Promotes the Orderly Development of the Village 

This Plan Amendment promotes the orderly development of the Village by 
providing necessary public infrastructure improvements. Through use of tax 
increment financing, the Village 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. Development of new uses in the District will add to the tax base and will 
generate positive secondary impacts in the community such as increased 
employment opportunities, net growth in Village population due to new 
residential growth and additional or expansion of existing businesses close to 
the downtown corridor. 
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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 non-
project cost. 

• Projects undertaken within the District as part of the implementation of 
this Project Plan, the costs of which are paid fully or in part by impact 
fees, grants, special assessments, or revenues other than tax increments. 

No improvements to be made within the District will benefit property outside 
the District. Furthermore, there will be no improvements made outside the 
District that will only partially benefit the District. 
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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. 

 

Statement of Taxes Data Year: 2020
Percentage

County 1,767,251 12.97%
School District of West Bend 5,331,993 39.12%
Municipality 6,090,975 44.69%
Moraine Park Technical College 439,399 3.22%

Total 13,629,618

Revenue Year County
School District 
of West Bend Municipality

Moraine Park 
Technical 
College Total Revenue Year

2021 2,165 6,533 7,462 538 16,698 2021
2022 436 1,317 1,504 109 3,366 2022
2023 439 1,323 1,512 109 3,383 2023
2024 441 1,330 1,519 110 3,400 2024
2025 13,608 41,056 46,900 3,383 104,948 2025
2026 26,160 78,927 90,162 6,504 201,752 2026
2027 39,455 119,041 135,986 9,810 304,293 2027
2028 52,137 157,302 179,693 12,963 402,094 2028
2029 61,156 184,514 210,779 15,205 471,654 2029
2030 61,462 185,437 211,833 15,281 474,013 2030
2031 62,450 188,418 215,239 15,527 481,634 2031
2032 62,762 189,360 216,315 15,605 484,042 2032
2033 63,757 192,362 219,743 15,852 491,714 2033
2034 64,076 193,324 220,842 15,931 494,173 2034
2035 65,077 196,345 224,293 16,180 501,895 2035
2036 65,402 197,326 225,415 16,261 504,405 2036
2037 66,410 200,367 228,889 16,512 512,179 2037
2038 66,742 201,369 230,033 16,594 514,739 2038
2039 67,076 202,376 231,183 16,677 517,313 2039
2040 67,412 203,388 232,339 16,761 519,900 2040

908,623 2,741,416 3,131,642 225,915 7,007,595

Notes:
The projection shown above is provided to meet the requirments of Wisconsin Statute 66.1105(4)(i)4.

Estimated portion of taxes that owners of taxable property in each taxing jurisdiction 
overlaying district would pay by jurisdiction.



RESOLUTION #22-11

RESOLUTION DESIG NATING PROPOSED AM EN DED BOUNDARIES
AND APPROVING A PROJECT PLAN AMENDMENT

FOR TAX INCREMENTAL DISTRICT NO.7,
VILLAGE OF JACKSON, WISCONSIN

WHEREAS, the Village of Jackson (the “Village”) has determined that use of Tax
Incremental Financing is required to promote development and redevelopment within the
Village; and

WHEREAS, Tax Incremental District No. 7 (the “District”) was created by the Village on
June 11, 2019 as a mixed-use district; and

WHEREAS, the Village 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 (the “Amendment”) 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. 1 105(2)(f) 1 .k. and 66. 1 105(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 Village

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 Village;
k. An opinion of the Village Attorney or of an attorney retained by the Village advising that

the plan is complete and complies with Wisconsin Statutes Section 66.1105(4)(f).

Resolution #22-11 1



WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to the
chief executive officers of Washington County, the West Bend School District, and the Moraine
Park 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 June 30, 2022 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.

NOW, THEREFORE, BE IT RESOLVED by the Plan Commission of the Village of Jackson
that:

1. It recommends to the Village Board that the boundaries of Tax Incremental District
No. 7 be amended as designated in Exhibit A of this Resolution.

2. It approves and adopts the amended Project Plan for the District, attached as Exhibit
B, and recommends its approval to the Village Board.

3. Amendment of the Project Plan and Boundaries of the District promotes orderly
development in the Village.

Introduced by: f-CL-7 Sc&wc Seconded by: DcYtA ljQc,))f

Vote: 6 Aye 0 Nay Passed and Adopted:

ATTEST:

Michatfl E Schwab Ian Commission Chair

Proof of Posting:

I the undersigned, certify that I posted this Resolution on bulletin boards at the Jackson Municipal Complex,
Post Office, and one other location in the Village.
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SECTION 1:
Executive Summary

DESCRIPTION OF DISTRICT
Tax Incremental District (“TID”) No. 7 (“District”) is a 52.32-acre Mixed Use
District created on June 11th 2019. The District was created to pay for
infrastructure needed to support private residential and commercial
development in the area around the Village Municipal Complex.

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. §
661105(4)(h)2. This is the first of four permitted territory amendments
available to the District.

. Amend the categories, locations or costs of project costs to be made as
permitted under Wis. Stat. § 66.1105(4)(h)1. (“Project”).

Estimated Total Project Cost Expenditures
The Village anticipates making total expenditures of approximately $6.5 million
(“Project Costs”) to undertake the projects listed in this Project Plan (“Plan”).
Project Costs include an estimated $3.7 million in capital projects (road
constructure and improvements), $1.2 million in interest expenses, $1.5 million
for potential development incentives and $213k in administrative costs related
to managing the District.

Incremental Valuation
The Village projects that new land and improvements value of approximately
$27.8 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 assumptions 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 Village anticipates that the District will generate sufficient tax increment to
pay all Project Costs within its allowable 20 years.

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:
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1. That “but for’ the creation of this District, the development projected to
occur 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 Village. In
reaching this determination, the Village has considered:

The substantial investment needed to provide the public infrastructure
necessary to allow for development within the District. Absent the use of tax
incremental financing, the Village is unable to fully fund this program of
infrastructure improvements or would be required to increase property
taxes to support the costs related to financing this infrastructure.

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. In making this
determination, the Village has considered the following information:

That the Developer is likely to purchase goods and services from local
suppliers in construction of the Project, and induced effects of employee
households spending locally for goods and services from retailers,
restaurants and service companies.

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 Village 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 suitable for mixed use development as defined by Wis. Stat. §
66.1105(2)(cm).

5. Based on the foregoing finding, the District remains designated as a mixed-
use district.

6. The Project Costs relate directly to promoting mixed use development in
the District, consistent with the purpose for which the District is created.
Lands proposed for newly-platted residential development comprise no
more than 35% of the real property area within the amended District. Costs
related to newly-platted residential development may be incurred based on

Tax Incremental District No. 7 Project Plan Amendment
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the proposed development having a density of at least three (3) units per
acre as defined in Wis. Stat. § 661105(2)(f)3.a.

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 Village does not exceed 12% of the total equalized value of taxable
property within the Village.

9. The Plan for the District is feasible and is in conformity with the Master Plan
of the Village.

1O.The Village estimates that 40.14% 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 Village 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

Parcels to be Added:

Total Acreage 11.64

Tax Incremental District No. 7 Project Plan Amendment

Village of Jackson

Equalized
Parcel Value

Ma Ref# Number Street Address Owner Acreaee Land Imo Total Ratio Land Imo Total
:SM6969Lot3 V3_053600D Nl68Wl98SlMainSt,Jackson,Wl Village of Jackson 6.69 0 0 0 0.99% 0 0 0
:SM 6969 OL 1 V3_053600E N168W19851 Main St, Jackson, WI Village of Jackson 2.26 0 0 0 0.99% 0 0 0
:SM 2448 Lot 1 V3_019700B W194N16774 Eagle Dr, Jackson, WI Hansens Management 2.69 250,000 2,355,800 2,605,800 0.99% 252,463 2,379,013 2,631,476

0 0.99% 0 0 0

0 0.99% 0 0 0

250,000 2,355,800 2,605,800 252,463 2,379,013

2,631,476
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Land Use Summary:

Original Area

Commercial! Existing Platted Exempt and Suitable for

Industrial Business Residential Residential Institutional Mixed Use

196069 Flitsch Enterprises LLC 1.85 1.85 1.85

196068 Flitsch Enterprises LLC 0.61 0.61 0.61

053600 Villageofiackson 20.48 20.48 20.48

053600C Village ofiackson 5.76 5.76 5.76

053300B Marjory A Moder Revocable Liv Trust 2.48 2.48 2.48

0533000 Marjory A Moder Revocable Liv Trust 1.71 1.71 1.71

053300E Villageofiackson 0.83 0.83 0.83

019700P Claypool Properties 0.94 0.94 0.94

019700R Buck Properties LLC 0.77 0.77 0.77

019700S Steven G Stiloski, Judy Boehm 0.89 0.89 0.89
019700F001 Village ofJackson 1.44 1.44 1.44
019700F002 Village of Jackson 0.22 0.22 0.22

000800B S W Charmoli Properties LLC 0.76 0.76 0.76
046500D9999 Jackson Development LLC 3.97 1.79 2.19 3.98

047700K KarmPropertiesLLC 5.62 5.62 5.62
V3_00’ STH 60 and Spruce Street 10.69 10.69 0.00

Amended Area

V3_053600D Village of Jackson 6.69 6.69 0.00

V3_053600E Village ofJackson 2.26 2.26 0.00

V3_019700B Hansens Management 2.69 2.69 2.69

Total Acreage 70.66 0.00 28.36 0 22.67 19.64 51.03

0.00% 40. 14% 0.00% 32.08% 27.80% 72.22%

1 This line was added for the 10.69 acres of roadway within the TID boundary for use in the newly platted residential calculation.

Tax Incremental District No. 7 Project Plan Amendment
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SECTION 5:
Equalized Value Test

The following calculations demonstrate that the Village expects to be in
compliance with Wis. Stat. § 661105(4)(gm)4.c., which requires that the
equalized value of the taxable property 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 Village.

The equalized value of the increment of existing tax incremental districts within
the Village, plus the value of the territory proposed to be added to the District,
totals $67,168,376. This value is less than the maximum of $109,986,708 in
equalized value that is permitted for the Village.

Tax Incremental District No. 7 Project Plan Amendment
Village of Jackson
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Village of Jackson, Wisconsin

Tax Increment District #7

Valuation Test Compliance Calculation

District creation Date 1/1/2019

Total EV (TID In)

12% Test

Valuation Data

currently Available

2021

Increment of Exis

109,986,708

Total Existing Increment

Projected Base of New or Amended District

64,536,900

Total Value Subject to 12% Test

compliance

2,631,476

67,168,376
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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 June
•11, 2019, is amended to add the following Project Costs that the Village 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 Village may acquire property within
the District. The cost of property acquired, and any costs associated with the
transaction, are eligible Project Costs. Following acquisition, other Project
Costs within the categories detailed in this Section may be incurred to make
the property suitable for development. Any revenue received by the Village
from the sale of property acquired pursuant to the execution of this Plan will
be used to reduce the total project costs of the District. If total Project Costs
incurred by the Village to acquire property and make it suitable for
development exceed the revenues or other consideration received from the
Tax Incremental District No. 7 Project Plan Amendment
village of Jackson
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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.

Property Acquisition for Conservancy

To promote the objectives of this Plan, the Village may acquire property within
the District that it will designate for conservancy. These conservancy objectives
include: preserving historic resources or sensitive natural features; protection
of scenic and historic views; maintaining habitat for wildlife; maintaining
adequate open space; reduction of erosion and sedimentation by preserving
existing vegetation; and providing adequate areas for management of
stormwater. The cost of property acquired for conservancy, and any costs
associated with the transaction, are eligible Project Costs.

Acquisition of Rights-of- Way

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

Acquisition of Easements

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

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 Village related to environmental audits, testing, and
remediation are eligible Project Costs.

Tax Incremental District No. 7 Project Plan Amendment
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Demolition

To make sites suitable for development, the Village may incur costs related to
demolition and removal of structures or other land improvements, to include
abandonment of wells or other existing utility services.

Site Grading

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

Utilities

Sanitary Sewer System Improvements

To allow development to occur, the Village 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 Village will make an allocation of costs based on such benefit.
Those costs corresponding to the benefit allocated to land within the District,
and necessitated by the implementation of the Project Plan, are eligible Project
Costs. Implementation of the Project Plan may also require that the Village
construct, alter, rebuild or expand sanitary sewer infrastructure located outside
of the District. That portion of the costs of sanitary sewer system projects
undertaken outside the District which are necessitated by the implementation
of the Project Plan are eligible Project Costs.

Water System Improvements

To allow development to occur, the Village may need to construct, alter, rebuild
or expand water system infrastructure within the District. Eligible Project Costs
include, but are not limited to, construction, alteration, rebuilding or expansion
of: distribution mains; manholes and valves; hydrants; service laterals; pumping
stations; wells; water treatment facilities; storage tanks and reservoirs; and all
related appurtenances. To the extent water system projects undertaken within
the District provide direct benefit to land outside of the District, the Village will
make an allocation of costs based on such benefit. Those costs corresponding
to the benefit allocated to land within the District, and necessitated by the

Tax Incremental District No. 7 Project Plan Amendment
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implementation of the Project Plan, are eligible Project Costs. Implementation
of the Project Plan may also require that the Village construct, alter, rebuild or
expand water system infrastructure located outside of the District. That
portion of the costs of water system projects undertaken outside the District
which are necessitated by the implementation of the Project Plan are eligible
Project Costs.

Stormwater Management System Improvements

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

Electric Service

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

Gas Service

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

Communications Infrastructure

Tax Incremental District No. 7 Project Plan Amendment
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To create sites suitable for development, the ViIage may incur costs to provide,
relocate or upgrade infrastructure required for voice and data communications,
including, but not limited to: telephone lines, cable lines and fiber optic cable.
Costs incurred by the Village to undertake this work are eligible Project Costs.

Streets and Streetscape

Street Improvements

To allow development to occur, the Village 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 Village
may install amenities to enhance development sites, rights-of-way and other
public spaces. These amenities include but are not limited to: landscaping;
lighting of streets, sidewalks, parking areas and public areas; installation of
planters, benches, clocks, tree rings, trash receptacles and similar items; and
installation of brick or other decorative walks, terraces and street crossings.
These and any other similar amenities installed by the Village are eligible Project
Costs.

Community Development

Cash Grants (Development Incentives)

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

As provided for in Wis. Stat. § 66.fl05(2)(f)1.h and Wis. Stat. § 661333(13), the
Village may provide funds to be used for administration, planning operations,
and capital costs, including but not limited to real property acquisition, related
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to the purposes for which it was established in furtherance of any
redevelopment or urban renewal project. Funds provided for this purpose are
eligible Project Costs.

Re volving Loan/Grant Program (Development Incentives)

To encourage private development consistent with the objectives of this Plan,
the Village, 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. Any
funds returned may be placed into a revolving fund and will continue to be used
for the program purposes stated above. Any funds provided 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 Village may undertake projects
within territory located within one-half mile of the boundary of the District
provided that: 1) the project area is located within the Village’s corporate
boundaries; and 2) the projects are approved by the Joint Review Board. The
cost of projects completed outside the District pursuant to this section are
eligible project costs and may include any project cost that would otherwise be
eligible if undertaken within the District. The Village intends to make the
following project cost expenditures outside the District:

l) A portion (less than 25%) of the roundabout construction project lies just
outside of the TID boundary, but within ½ mile.

Professional Service and Organizational Costs

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

Administrative Costs

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

ProjectiD ProjectName/Type

46 Land Acquisition 12,200

47 Roundabout Engineering 267,000

48 Roundabout Construction 1,067,000

Total Projects 1,346,200

_____________

N ote 5:

Note 1 Project costs are estimates and are subject to modification
Note 2 The Village has been engaged by Washington County to take part in the pilot of their

Next Generation Housing Initiative. The a rea ta rgetted for potential development
through this program is within TID #7, however at this time there are no Village costs
associated with the program.

Tax Incremental District No. 7 Project Plan Amendment
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Prepared by Ehlers

Village of Jackson, Wisconsin
Tax Increment District # 7

Estimated Project List

Phase III

2022-2023 Total (Note 1)

12,200

267,000

1,067,000

1,346,200
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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.

KeyAssumptions

The Project Costs the Village plans to make are expected to create $27.8 million
in incremental value by 2035. Estimated valuations and timing for construction
of the Project are included in Table 1. Assuming the Village’s current equalized
TID Interim tax rate of $17.51 per thousand of equalized value, and no economic
appreciation or depreciation, the Project would generate $7 million in
incremental tax revenue over the 20-year term of the District as shown in Table
2.
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Table 1 - Development Assumptions

3,000,000 2,500,000 300,000

3,000,000 2,500,000 5,500,000 2024 6
3,000,000 2,500,000 300,000 5,800,000 2025 7
3,000,000 2,500,000 5,500,000 2026 8
2,748,000 810,800 300,000 3,858,800 2027 9

0 2028 10

300,000 300,000 2029 11

0 2030 12

300,000 300,000 2031 13

0 2032 14

300,000 300,000 2033 15

0 2034 16

300,000 300,000 2035 17

0 2036 18

0 2037 19

0 2038 20

Tax Incremental District No. 7 Project Plan Amendment
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Village of Jackson, Wisconsin
Tax Increment District 4* 7

Development Assumptions

Construction Year
ngle-familyI

Multifamlil1 l
Residential1 Residential1

Commercial2 Annual To1 I Construction Year

953,900

(766,400)

0

0

5,800,000

1 2019

2 2020

3 2021

4 2022

5 2023

6 2024

7 2025

8 2026

9 2027

10 2028

11 2029

12 2030

13 2031

14 2032

15 2033

16 2034

17 2035

18 2036

19 2037

20 2038

Totals

2019

2020

2021

2022

2023

1

2

3

4

5

Notes:

14,748,000 10,810,800 2,100,000 27,846,300

2 Assumes 28.95 acres of commercial development at $300,000 every 2 years through 2036.

1 Assumes 20.48 acres of residential development; 12.29 acres of single family residential development at $300,000 per home and 8.19
acres of multi-family residential development at $110,000 per unit.
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Table 2 - Tax Increment Projection Worksheet

6 2024 5,500,000 2025 29,976 11,525,144 2026 $17.51 201,752
7 2025 5,800,000 2026 57,626 17,382,770 2027 $17.51 304,293
8 2026 5,500,000 2027 86,914 22,969,683 2028 $17.51 402,094
9 2027 3,858,800 2028 114,848 26,943,332 2029 $17.51 471,654

10 2028 0 2029 134,717 27,078,048 2030 $17.51 474,013
11 2029 300,000 2030 135,390 27,513,439 2031 $17.51 481,634
12 2030 0 2031 137,567 27,651,006 2032 $17.51 484,042
13 2031 300,000 2032 138,255 28,089,261 2033 $17.51 491,714
14 2032 0 2033 140,446 28,229,707 2034 $17.51 494,173
15 2033 300,000 2034 141,149 28,670,856 2035 $17.51 501,895
16 2034 0 2035 143,354 28,814,210 2036 $17.51 I 504,405
17 2035 300,000 2036 144,071 29,258,281 2037 $17.51 512,179
18 2036 0 2037 146,291 29,404,573 2038 $17.51 • • 514,739
19 2037 0 2038 147,023 29,551,595 2039 $17.51

:
517;313

20 2038 0 2039 147,758 29,699,353 2040 $17.51 519,900
foti 27 846 30F’II Future Value of Increment 7 00I 595

Tax Incremental District No. 7 Project Plan Amendment
Village of Jackson

Village of Jackson, Wisconsin
Tax Increment District 4* 7

Tax Increment Projection Worksheet

Type of District

District Creation Date

Valuation Date

Max Life (Years)

Expenditure Period/Termination

Revenue Periods/Final Year

Extension Eligibility/Years’

Eligible Recipient District’

Base Value

Appreciation Factor

Base Tax Rate

Rate Adjustment Factor

Construction

Year

Tax Exempt Discount Rate

Taxable Discount Rate

Valuation Inflation Total
Value Added Year Increment Increment

1

2

3

4

5

2019

2020

2021

2022

2023

953,900

-766,400

0

0

5,800,000

Revenue

Year

2020

2021

2022

2023

2024

Tax Rate

0 953,900

4,770 192,270

961 193,231

966 194,197

971 5,995.168

Tax

Increment

2021

2022

2023

2024

2025

$17.51

$17.51

$17.51

$17.51

$17.51

ir-

3,366

3,383

3,400

104.948

Notes:

Actual results will vary dependingon development, inflation ofoverall tax rates.

NPv calculations represent estimated a mount offunds that could be borrowed lincluding project cost, ca pitalized interest a nd issua nce costsl.
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Financing and Implementation

Table 3 provides a summary of the District’s financing plan.

Based on the Project Cost expenditures as included within the cash flow exhibit
(Table 4), the District is projected to accumulate sufficient funds by the year
2037 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.

Table 3 - Financing Plan

Projects

Phase Ill Projects’ 1,346,200

Total Project Funds 1,346,200

Estimated Finance Related Expenses

Municipal Advisor 20,600

Bond Counsel 6,500

Rating Agency Fee 14,000

Paying Agent

______

850
Underwriter Discount 19,875

Capitalized Interest 181,300

Total Financing Required 1,589,325

Estimated Interest (1,010)

Assumed spend down (months) 6

Rounding 1,685

Net Issue Size

Notes:

‘Per Estimate February 2022

Tax Incremental District No. 7 Project Plan Amendment
village of Jackson
Prepared by Ehlers Page I 26

Village of Jackson, Wisconsin
Tax Increment District # 7 *1

Estimated Financing Plan
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Table 4 - Cash Flow

8
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3
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Tax Incremental District No. 7 Project Plan Amendment
Village of Jackson
Prepared by Ehiers
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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.

Tax Incremental District No. 7 Project Plan Amendment
Village of Jackson
Prepared by Ehlers Page I 28



SECTION 11:
Estimate of Property to be Devoted to Retail Business

Pursuant to Wis. Stat. § 661105(5)(b), the Village estimates that 40.14% of the
territory within the District will be devoted to retail business at the end of the
District’s maximum expenditure period.

Tax Incremental District No. 7 Project Plan Amendment
Village of Jackson
Prepared by Ehlers Page I 29



SECTION 12:
Proposed Changes of Zoning Ordinances, Master Plan,
Map, Building Codes and Village Ordinances

Zoning Ordinances

The proposed Plan Amendment is in general conformance with the Village’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 Village’s
Comprehensive Plan identifying the area as appropriate for Commercial and
Residential Development.

Building Codes and Ordinances

Development within the District will be required to conform to State Building
Codes and will be subject to the Village’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.

Tax Incremental District No. 7 Project Plan Amendment
Village of Jackson
Prepared by Ehlers Page I 30



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.

Tax Incremental District No. 7 Project Plan Amendment
Village of Jackson
Prepared by Ehlers Page I 31



SECTION 14:
How Amendment of the Tax Incremental District
Promotes the Orderly Development of the Village

This Plan Amendment promotes the orderly development of the Village by
providing necessary public infrastructure improvements. Through use of tax
increment financing, the Village 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. Development of new uses in the District will add to the tax base and will
generate positive secondary impacts in the community such as increased
employment opportunities, net growth in Village population due to new
residential growth and additional or expansion of existing businesses close to
the downtown corridor.

Tax Incremental District No. 7 Project Plan Amendment
Village of Jackson
Prepared by Ehlers Page I 32



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 non-
project cost.

Projects undertaken within the District as part of the implementation of
this Project Plan, the costs of which are paid fully or in part by impact
fees, grants, special assessments, or revenues other than tax increments.

No improvements to be made within the District will benefit property outside
the District. Furthermore, there will be no improvements made outside the
District that will only partially benefit the District.

Tax Incremental District No. 7 Project Plan Amendment
Village of Jackson
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SECTION 16:
Legal Opinion Advising Whether the Plan is Complete
and Complies with Wis. Stat. § 66.1105(4)(f)

INSERT SIGNED LEGAL OPINION

SAMPLE

Village President
Village of Jackson
N168W19851 Main Street
Jackson, Wisconsin 53037

RE: Project Plan Amendment for Tax Incremental District No. 7

Dear Village President:

Wisconsin Statute 661105(4)(f) requires that a project plan for a tax
incremental financing district include an opinion provided by the Village
Attorney advising as to whether the plan is complete and complies with
Wisconsin Statute 661105. As Village Attorney for the Village of Jackson, I have
been asked to review the above-referenced project plan amendment for
compliance with the applicable statutory requirements. Based upon my review,
in my opinion, the amended Project Plan for the Village of Jackson Tax
Incremental District No. 7 is complete and complies with the provisions of
Wisconsin Statute 661105.

Sincerely,

Village Attorney

Tax Incremental District No. 7 Project Plan Amendment
Village of Jackson
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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.U05(4)(i)4.

Statement of Taxes Data Year:

Percentage

County 1,767,251 12.97%

School District of West Bend 5,331,993 39.12%
Municipality 6,090,975 44.69%
Moraine Park Technical College 439,399 3.22%

Total 18

Moraine Park
School District Technical

Revenue Year County of West Bend Municipality College Total Revenue Year

2021 2,165 6,533 7,462 538 16,698 2021
2022 436 1,317 1,504 109 3,366 2022
2023 439 1,323 1,512 109 3,383 2023
2024 441 1,330 1,519 110 3,400 2024
2025 13,608 41,056 46,900 3,383 104,948 2025
2026 26,160 78,927 90,162 6,504 201,752 2026
2027 39,455 119,041 135,986 9,810 304,293 2027
2028 52,137 157,302 179,693 12,963 402,094 2028
2029 61,156 184,514 210,779 15,205 471,654 2029
2030 61,462 185,437 211,833 15,281 474,013 2030
2031 62,450 188,418 215,239 15,527 481,634 2031
2032 62,762 189,360 216,315 15,605 484,042 2032
2033 63,757 192,362 219,743 15,852 491,714 2033
2034 64,076 193,324 220,842 15,931 494,173 2034
2035 65,077 196,345 224,293 16,180 501,895 2035
2036 65,402 197,326 225,415 16,261 504,405 2036
2037 66,410 200,367 228,889 16,512 512,179 2037
2038 66,742 201,369 230,033 16,594 514,739 2038
2039 67,076 202,376 231,183 16,677 517,313 2039
2040 67,412 203,388 232,339 16,761 519,900 2040

908,623 2,741,416 3,131,642 225,915 7,007,595

Notes:

The projection shown above is provided to meet the requirments of Wisconsin Statute 66.1105(4)(i)4.

Tax Incremental District No. 7 Project Plan Amendment
Village of Jackson
Prepared by Ehlers Page I 35

Estimated portion of taxes that owners of taxable property in each taxing jurisdiction
overlaying district would pay by jurisdiction.

















































































Resolution #22-15  1 

RESOLUTION #22-15 
              

JOINT REVIEW BOARD 
RESOLUTION APPROVING AN AMENDED 
PROJECT PLAN AND BOUNDARIES FOR 

TAX INCREMENTAL DISTRICT NO. 7, 
VILLAGE OF JACKSON, WISCONSIN 

              

 

WHEREAS, the Village of Jackson (the “Village”) seeks to amend the Project Plan 
and boundaries for Tax Incremental District No. 7 (the “District”); and 

 
WHEREAS, Wisconsin Statutes Section 66.1105(4m)(a) requires that a Joint 

Review Board (the “JRB”) convene to consider such 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 Village 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 required under Wisconsin 
Statutes Sections 66.1105 (4)(a) and (e) was held; 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, as required by Wisconsin Statutes Section 66.1105(4m)(b)1. the JRB 

has reviewed the public record, planning documents, resolution passed by the Plan 
Commission, and the resolution passed by the Village Board; and 

 
WHEREAS, the JRB has considered whether, and concluded that, the District 

meets the following criteria as required by Wisconsin Statutes Section 66.1105(4m)(c): 
 
1. The development expected in the District would not occur without the use of 

tax increment financing. 
 
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. 
 



Resolution #22-15  2 

NOW, THEREFORE, BE IT RESOLVED that the JRB approves the resolution 
passed by the Village Board approving an amendment to the Project Plan and boundaries 
of the District. 

 
BE IT FURTHER RESOLVED that in the judgment of the JRB the development 

described in the Project Plan would not occur but for the amendment to the Project Plan 
and boundaries of the District, that 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, and that the benefits of the proposal 
outweigh the anticipated tax increments to be paid by the owners of property in the 
overlying taxing districts. 
 
 
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 
 
 
Passed and adopted this _____ day of     , 2022. 
 
 
 
ATTEST: 
 
 
 
              
  Michael E. Schwab - JRB Chairperson        Jilline S. Dobratz – Village Clerk 
 
 
 
 
 
 
Proof of Posting: 
 

I the undersigned, certify that I posted this Resolution on posting boards at the Jackson Municipal 
Complex, Post Office, and one other location in the Village.  

 

               
                Village Official            Date 
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