NOTICE OF
JOINT REVIEW BOARD MEETING
REGARDING THE PROPOSED PROJECT PLAN AND DISTRICT BOUNDARY
FOR TAX INCREMENTAL DISTRICT (TID) NO. 3
IN THE
VILLAGE OF PEWAUKEE, WISCONSN

Tuesday, March 9, 2021
1:00 p.m.
Meeting Available on Zoom.us at the following meeting number:

https://us02web.zoom.us/}/85013308858

In lieu of participating via the Zoom website, the alternative telephone only dial-in is:
Dial in: 312-626-6799 850 1330 8858

"Due to the COVID-19 Pandemic and in recognition of the declaration of states of emergency by
the President, the Governor and the Village President, this meeting will not be open to the public
in an in-person capacity. Those wishing to observe may do so by downloading the ZOOM app to
your personal computer, tablet or smart phone and utilizing the above information to join via
either computer or telephone. If you wish to communicate in written format with the
Commission you may send written comments to the Village Clerk at 235 Hickory St. Pewaukee,
WI 53072 or you may email the Clerk at csmith@villageofpewaukee.com.”

Agenda

1. Call to Order.

2. Roll Call.

3. Approval of Minutes — February 9, 2021 Meeting

4. Discussion and Possible Action on Joint Review Board Resolution #2021-01, Resolution
Formally Approving the Creation of Tax Incremental District No. 3 in the Village of
Pewaukee, Waukesha County, Wisconsin.

5. Adjourn.

Note: It is possible that members and/or possibly a quorum of members of other governmental bodies of the
municipality may be in attendance at the above-stated meeting to gather information; action will not be taken by any
governmental body at the above-stated meeting other than the governmental body specifically referred to above in the
notice. Upon reasonable notice, efforts will be made to accommodate the needs of disabled individuals through
appropriate aids and services. To request such assistance, contact the Village Clerk at 262-691-5660.

Dated: March 4, 2021


https://us02web.zoom.us/j/85013308858
mailto:csmith@villageofpewaukee.com

Joint Review Board Minutes

Village of Pewaukee
Joint Review Board Organizational Meeting
Regarding the Proposed Project Plan and District Boundary for Tax Incremental
District (TID) No. 3 in the
Village of Pewaukee, Wisconsin via Zoom
February 9, 2021

1/2. Call to order/Roll Call
Clerk Smith called the meeting to order at 1:00 p.m.

Present: Waukesha County Representative, William Duckwitz — Budget Manager; Pewaukee School
District Representative, John Gahan — Assistant Superintendent; Village of Pewaukee Representative,
Village President Jeff Knutson

Also Present: Village Administrator, Scott Gosse; Village Clerk, Casandra Smith; Village Attorney,
Mark Blum; Brian Ruechel, Robert W. Baird; Chuck Nichols

3. Discuss Role of the Joint Review Board

Brian Ruechel of Robert W. Baird reviewed the purpose of the Joint Review Board and stated that each
taxing jurisdiction is entitled to have a representative with the responsibility to deny or approve the Tax
Incremental District (TID). The process is to publish all required notices, hear the reason for the TID
creation, hold a public hearing with the Plan Commission meeting who will make a recommendation to
the Village Board and forward their decision to the final meeting of the Joint Review Board. Approvals
will be made by resolutions and an annual meeting is required for the district.

4. Appointment of Chairperson

President Knutson moved, seconded by William Duckwitz, to appoint John Gahan as the
Chairperson of the Joint Review Board.

Motion carried on roll call vote 3-0.

5. Appointment of Public Member

President Knutson stated that he would like to nominate Chuck Nichols as the public member of this
Board. Mr. Nichols is the current citizen member of the TID-2 Joint Review Board and therefore
knowledgeable in this area. Mr. Nichols is also a former Village President and Village Trustee. Mr.
Nichols responded to Mr. Duckwitz that he does not have any conflict of interests regarding the TID.
President Knutson moved, seconded by William Duckwitz, to appoint Chuck Nichols as the Public
Member of the Joint Review Board.

Motion carried on roll call vote 3-0.

6. Overview and Purpose and Description of the TID Being Created

Administrator Gosse stated that the purpose of this TID is to focus on the redevelopment of the

St. Mary’s church property for which the Village has made an offer to purchase. The school and the gym
have been vacant many years and the goal is to develop the property with single family homes. The sale
of the church is intended as it is designated by the Village as a historical property. The property is
currently tax exempt and the proposed redevelopment would put majority of the property on the tax rolls
as new and immediate increment.




Attorney Blum added that the Village is anticipating this being a blight elimination TID due to the
structures on site being vacant for some time along with issues regarding infrastructure and access to the
property. Some buildings will need asbestos abatement as well due to the age of the building. The
cemetery will continue to be owned and operated by Queen of Apostles and the Archdiocese.

Due to the irregular shape of the properties, this is a difficult property to develop. Mr. Ruechel reviewed
the Project Plan and District Boundary for TID 3 document as included in the agenda packet.
Administrator Gosse responded to Mr. Duckwitz stating that the prospective development per the
developer estimates about $400,000 per lot which creates a tax increment of approximately $23,000,000.
Mr. Ruechel responded to Mr. Duckwitz that the tax rate is the current 2020 equalized tax rate from the
WI DOR which is on the tax incremental tax worksheet. Administrator Gosse stated that the purchase
price is on page 12 and all projections are conservative estimates but could add a threshold into the
document to come back to this board if the amount exceeds what is presented.

Attorney Blum responded to Mr. Gahan that the top characteristics that make this blighted are the
irregular shape, the infrastructure issues not being sufficient for redevelopment and access to the site is
difficult. This property has been on the market for some time with one developer that came forward but
did not proceed.

Attorney Blum responded to Mr. Gahan regarding the church rehab; the vacant church is not part of the
TID and any improvements will need to be made by the new owners. Attorney Blum responded to Mr.
Gahan that the Village is not anticipating any revenue for rental of the church as it needs significant
remodeling. Attorney Blum responded to Mr. Gahan, if the church is sold it will be a nominal amount
recognizing that the new owner would have to spend a significant amount of money to bring the structure
to the point that it would be able to be occupied.

Mr. Ruechel responded to Mr. Gahan that the call provisions are usually included at the sale and
determined at that time. Attorney Blum responded to Mr. Duckwitz, that he doesn’t see any changes in
the project plan because the church is not included in this plan but if it was determined that the church
would be included in the project plan it would have to come back to the Board, but if not, there wouldn’t
be a review needed as long as no additional funds are sought.

6. Set next meeting of March 9, 2021 for approval of the Tax Incremental District No. 3
Consensus was to set the next meeting to be held on March 9™, 2021 at 1 p.m.

3. _Adjourn.
Mr. Gahan moved, seconded by Mr. Duckwitz, to adjourn.

Motion carried unanimously at 1:52 p.m.

Respectfully submitted,

Casandra Smith
Village Clerk



To: Joint Review Board

From: Scott A. Gosse
Village Administrator

Date:  March 4, 2021

Re: Agenda Item 4, Discussion and Possible Action on Joint Review Board Resolution #2021-01,
Resolution Formally Approving the Creation of Tax Incremental District No. 3 in the Village of
Pewaukee, Waukesha County, Wisconsin

BACKGROUND

Attached for your review and consideration please find a copy of draft Discussion and Possible Action on
Joint Review Board Resolution #2021-01, Resolution Formally Approving the Creation of Tax
Incremental District No. 3 in the Village of Pewaukee, Waukesha County, Wisconsin. Also attached as
background information please find a copy of the Plan Commission’s resolution adopting the Project Plan and
recommending the creation of TID #3 to the Village Board as well as a copy of the Village Board’s resolution
adopting the project plan and creating TID #3. Incorporated as part of the Plan Commission and Village Board
resolution’s is the Findings of Fact related to the creation of TID #3 as a blight elimination district.

ACTION REQUESTED

The action requested of the Joint Review Board after reviewing the actions of the Plan Commission and Village
Board is to adopt Joint Review Board Resolution #2021-01, Resolution Formally Approving the Creation of
Tax Incremental District No. 3 in the Village of Pewaukee, Waukesha County, Wisconsin.

ANALYSIS

Please note that the proposed project plan has been modified to include a not to exceed amount as part of the
proposed budget for the project plan. The one change to the estimated budget was an increase to the estimate
for the sanitary sewer relay project of $95,000 to an estimate of $500,000. A revised proforma has been
incorporated into the proposed project plan which illustrates that the projected cash flow for the TID is still very
positive.

Village staff and our consultants with Robert W. Baird & Company will be in attendance to answer any
questions the Joint Review Board may have on this matter.

Attachments



JOINT REVIEW BOARD RESOLUTION #2021-01

Resolution Formally Approving the Creation of Tax Incremental District No. 3

APPROVING THE CREATION OF TAX INCREMENTAL DISTRICT
NO. 3, VILLAGE OF PEWAUKEE, WAUKESHA COUNTY,
WISCONSIN

WHEREAS, the Village of Pewaukee seeks to create Tax Incremental District No.
3, Village of Pewaukee, Waukesha County, Wisconsin (“the District”); and

WHEREAS, Section 66.1105(4m) of the Wisconsin Statutes requires that a Joint
Review Board (the “Board”) shall convene to review the proposal to create a tax
incremental district; and

WHEREAS, the Board consists of one representative chosen by the Pewaukee
School District, one representative chosen by the Waukesha County Area Technical
College District, and one representative chosen by Waukesha County, all of whom
represent local governmental entities and school districts that 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 the Board’s chairperson were selected by a
majority vote of the Board members before the public hearing was held on February 11,
2021, pursuant to Section 66.1105(4)(a) of the Wisconsin Statutes; and

WHEREAS, all Board members were appointed and the first Board meeting held
within 14 days after the notice was published pursuant to Section 866.1105(4)(a) and (e)
of the Wisconsin Statutes, was held; and

WHEREAS, the Board has reviewed the public record, planning documents, the
resolution adopted by the Plan Commission approving the District and adopting the Project
Plan, and the resolution adopted by the Village Board approving the creation of the District
as authorized by section 866.1105(4)(gm) of the Wisconsin Statutes; and

WHEREAS, the Board has considered whether, and concluded that, the District
meets the following criteria:

1. The development expected in the District would not occur without the use of tax
increment financing and the creation of a tax incremental district.

2. The economic benefits of the District, as measured by increased employment,
business and personal income and property value, are sufficient to compensate for
the cost of the improvements.

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

NOW THEREFORE, BE IT RESOLVED THAT the Recitals set forth above
are approved by the Board and incorporated herein and made an enforceable part of this
Resolution.



JOINT REVIEW BOARD RESOLUTION #2021-01

Resolution Formally Approving the Creation of Tax Incremental District No. 3

BE IT FURTHER RESOLVED THAT the Board approves the creation of Tax
Incremental District No. 3, Village of Pewaukee, Waukesha County, Wisconsin.

Adopted this 9th day of March, 2021

Joint Review Board Representing

Waukesha County

Andrew Thelke

Pewaukee School District

John Gahan

Waukesha County Technical College

Jane Kittel

Village of Pewaukee

Jeff Knutson

Public Member

Chuck Nichols



VILLAGE OF PEWAUKEE, WI
RESOLUTION No. 2021-04

Resolution Formally Establishing the Boundaries of and Approving the Project Plan for

Tax Incremental District No. 3

ESTABLISHING THE BOUNDARIES OF AND APPROVING THE PROJECT
- PLAN FOR TAX INCREMENTAL DISTRICT NO. 3, VILLAGE OF

PEWAUKEL, WAUKESHA COUNTY, WISCONSIN

WHEREAS, pursuant to Wisconsin Statutes §66.1105 (the "Tax Increment Law")

the Village of Pewaulkee has determined that use of Tax Incremental Financing is required
to promote development and redevelopment within the Village; and

WHEREAS, Tax Incremental District No. 3 (“the District”) is proposed to be

created as a “blighted area district” based on findings that at least 50 percent (by area) of
the real property within the District is a blighted area; and

WHEREAS, a Project Plan for Tax Incremental District No. 3 has been prepared

that includes the following:

1.

Bl

&

8.
9.

10.
11.

A statement listing the kind, number, and location of proposed public works or
improvements within the District;

An economic feasibility study;

A detailed list of estimated project costs,

A description of the methods of financing all estimated project costs and the time
when the related costs or monetary obligations are expected to be incurred,

A map showing existing uses and conditions of real property in the District;

A map showing proposed improvements and uses in the District;

Proposed changes of zoning ordinances, master plan, map, building codes, and
Village Ordinances;

A statement of the proposed method for relocation of any person to be displaced,;
A statement indicating how creation of the District promotes the orderly
development of the Village;

A list of estimate non-project costs;

An Opinion of the Village Attorney advising that the plan is complete and complies
with Wis. Statute §66.1105(4)(f); and

WHEREAS, in accordance with the procedures specified in the Tax Increment Law,
the Plan Commission, on February 11, 2021, held a public hearing concerning the project
plan and boundaries and proposed creation of the District providing interested parties a
reasonable opportunity to express their views on the proposed creation of a tax incremental
district and the proposed boundaries of the District.

WHEREAS, after said public hearing, the Plan Commission adopted, and
recommended to the Village Board that it create the District and approve the boundaries
of the District,



VILLAGE OF PEWAUKEE, WI
RESOLUTION No. 2021-04

Resolution Formally Establishing the Boundaries of and Approving the Project Plan for

Tax Incremental District No. 3

NOW THEREFORE, BE IT RESOLVED by the Village Board of the Village of

Pewaukee that:

1. The Recitals set forth above are incorporated herein and are made an enforceable
part of this resolution.

2. The boundaries of the District are hercby approved and established as legally
described in Exhibit A attached and incorporated herein by reference.

3. The District is created effective as of January 1, 2021, and shall be known as "Tax
Incremental District No. 3, Village of Pewaukee, Waukesha County, Wisconsin™.

4. The Village Board finds and declares that:

a. At least 50 percent (by area) of the real property within the District is a
blighted area as defined in Wisconsin Statute Section 66.1105(2)(ae).

b. Based upon the findings, as stated in (a) above, the District is declared to be
a blighted area district.

c. The improvement of the area is likely to significantly enhance all the other
real property value in the District.

d. The development activities projected in the Project Plan would not occur
without tax incremental financing,

e. The equalized value of the taxable property in the District plus the value
increment of all other existing tax incremental districts within the Village
does not exceed 12% of the total equalized value of taxable property within
the Village.

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

g. The project costs relate directly to eliminating blight in the District
consistent with the purpose for which the District is created.

h. Confirms that the boundaries of the District do not include any annexed
territory that was not within the boundaries of the Village on January 1,
2004,

5. The Project Plan, prepared by Robert W, Baird & Co. dated January 22, 2021 which

is incorporated herein in its entirety by reference, is approved and the Village
further finds that plan is feasible and will be in conformity with the master plan of
the Village as the master is to be modified as described in the project plan.

BE, IT FURTHER RESOLVED THAT the Village Clerk is hereby authorized and
directed to apply to the Wisconsin Department of Revenue, in such form as may be
prescribed, for a “Determination of Tax Incremental Base”, as of January 1, 2021, pursuant
to the provisions of Section §66.1105 (5) (b) of the Wisconsin Statutes.



VILLAGE OF PEWAUKEE, W1
RESOLUTION No. 2021-04

Resolution Formally Establishing the Boundaries of and Approving the Project Plan for
Tax Incremental District No. 3

BE IT FURTHER RESOLVED THAT the Village Assessor is hereby authorized
and directed to identify upon the assessment roll returned and examined under section
§70.45 of the Wisconsin Statutes, those parcels of property which are within the District,
specifying thereon the name of the District, and the Village Clerk is hereby authorized and
directed to make similar notations on the tax roll made under Section §70.65 of the
Wisconsin Statutes, pursuant to Section §66.1105(5)(f) of the Wisconsin Statutes.

Adopted this 2nd day of March, 2021

Village of Pewaulee

CERTIFICATION

I hereby certify that the foregoing Resolution was duly adopted by the Village Board of
the Village of Pewaukee on the 2nd day of March, 2021.

o
A
Cassie émitﬁf '
Village Clerk




SUMMARY OF TID FACTUAL FINDINGS

As required by See. 56.1105, Wis. Stats. and as documented in the Exhibits comained and

referenced herein, the following findings are made:

1.

That the area described herein on the attached map (Exhibit 1) is a blighted area as defined in
Section 66.1105(Z)(ae), Wisconsin Statutes, thet the propetty substantially impairs or arrest the
sound growth of the Village and is in need of redevelopment and that “but-for” the ereation of a
tax incremental district, redeveloprment (1) would not occur, or (2) would not oseur in the manner
at the value, or within the time frame desired by the Village. In making this determination, the
Viliage has considered the following information:

¢ In order to make the area proposed for redevelopment suitable for development and
redevelopruent, the Village will need to make a substantial investment to pay for the costs
of site preparation, installation of utilities, installation of strects, and related strestscape
iterns and other essociated costs. Currently, existing sanitary sewer pipes are undersized
to accommodate the size of development proposed for the area. Please see an attached
letter fom the Village's Engineer, R. A Smith, dated July 29, 2019 (artached as Exhibit
23, confirming existing sewer pipes in the proposed redevelopment area are undersized and
would not accommodate the size of development anticipated. When considering full
development conditions, three {3) out of the four (4) sewer pipes serving the redevelopment
area eest of High Street are undersized. To accommodate the size of development desired
by the Village, the Village will have 1o invest significant resources in installing 12 inch
sewer mains to accommodate the size and type of development desired.

« The redevelopment area’s current storm waier management system would not
accommodate the density and type of development desired by the Village. Please see the
attached letter from the Village engineer dated July 29, 2019 (Exhibit 2), which specifically
outlines these concerns. In order to accommodate storm water runoff created by a
development in the proposed redevelopment area. The Village Engineer recommends
consideration be given to extending storm sewer onto the lend proposed for redevelopment
to pick up stomm water in concentrated flows and allow it to travel into the storm sewer
system. Alternatively, the Village will have to construct substantial infrastructhire in order
t0 contain and manage storm water runoff fom any proposed development in the
redevelopment area should connection to the storm sewer not be feasible.

s The proposed redevelopment erea has inadequate vehicular access to support a wholesale
redevelopment of the area, Namely, existing access points to the redevelopment area
located'at Evergreen Lane and Quinlan Drive, are inadequate to support the type of denstty
sought by the Village in a proposed development. As evidenced in the attached letter from
the Directar of Public Works {(Exhibit 3), current access points along Quinlan Drive and
Evergreen Lane would not support the anticipated increase in traffic flow to this area, nor
is the existing access point at Evergreen Lane adequate to support the anticipated traffic
flow increase. Baoth of these access points would have to be significanfly widened and
reconstructed in order to provide adequate access and traffic flow to and from this
redevelopment area, at significant expense to the Village.

* The proposed redevelopment area ¢ontains an abandoned, unoccupied church smucture
which has been designated as a historical landmark. The are also inchudes an abandoned,
unoccupied school building. accessory structures and a little used, bur expansive,
impervious surface parking facility, These structures, which are centrally located in an
otherwise relatively open area proposed for redevelopment, arrest the possibility of any
further development in this area unless they are eliminated or repurposed, both of which
would only occur at great cost to the Village. Development wowld only oceur with
sigpificant investment by the Village in reconfiguring the parking facilides, removing
abendoned structures, and maintaining the historic, centrally-located church property.

s That the condition of the church structure has deteriorated to the point of dilapidation. As
noted in the attached property condition report (Exhibit 4), maintaining the historic
structure in a safe condition would require extensive environmental and structural
remediation. Though the Village wishes to retain this structure due to its sipnificance in
the bistory of the Viliage, and any redevelopment would need to at least retain this church
structure, doing so would require extensive work to rehabilitate the stricture so that it conld
be mainiained and remediate the environmental concerns therein, inchuding, but not limited
i, the presence of ashestos.

= That the proposed redevelopment area is an in-fill area contzined within a mature,
developed, single-family residential subdivision. The curren: configuretion of the
proposed redevelopment area is based on platting and subdivision decisions made obsolete
by the abandonment of the church and school facilities. The outdated platting and land
division of the area &rrest fnture development in the proposed redevelopment area.
Resources would have to be expended in site preperation, including a wholesale re-platting
of the proposed development area 0 eccominodate farther residential development of the
density desired by the Village.

» The character and makeup of the redevelopmennt areq, with irregulerly shaped parcels, large
open spaces, unused schocl and church structures, is such that previous proposed
redevelopment plans have been rejected due to their incompatibility with the surrounding
neighborhood.  Proposed developments utilizing the cumrent plat stucture and
secomrmodating existing structures have, thus fer, been incompetible with the surrounding
residential neighberhood.

» The abandoned, unnsed school facilities and chiurch structure contained in the proposed
redevelopment area will, if not redeveloped and remediated, further deteriorate and
negatively impact, health, safety and welfare of the citizens residing in the surrounding
neighborhood, as well es the citizens of the Village at large.

2. In order 0 meke the areas proposed for redevelopment suitable for development and

redevelopment, the Village will need to make substantial Investments to pay for the costs of
property, right-of-way and easement acquisition, site preparation, instaliation and construction of
utilities, installation of streets and related strestscape items, environmental mediation, grants and
loans and other associated costs. Through the extensive initial investment in public infrastructure,
rehabilitation, and acquisition of land having a historical nature, that is required in order to allow
developmert and redevelopment to occur, the Village has detetmined that development and
redevelopment of the arce will not occur solely as a result of private mvestment. Accordingly, the



that absent the use of & TIF development and

Villege finds thet, due to the reasons set forth above,

redevelopment of the area is unlikely to occur,
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CREATIVITY BEYOMND ENGIMEERING

July 29,2018

Mr. Scoit Gosse
Adminiztrator

Village of Pewaukee
235 Hickory Street
Pewaukes, WI 53072

Re:  Queen of Apastiea/Capri
Dear Mr. Gosse,

As diracted by the Plan Commission, we have parformed @ peer review of the traffic, sanitary sewer and storm
sewer systems for the proposed senior hausing development proposed by Capri for the Queen of Aposties sita.
The treffic review has been prepared hy Pat Hawley of our Traffic Division and is attached heretn. The sanitary
and storm eewer reviews ara balow.

Sanitary Sewsr

The following information is needed to confirm my assumptions in 2o generate a conclusion on the effect of the
sanitary flows on the Vilage current system.
1. Cenfirmalion as to where tha |atersls from the church, rectory and schoot are currently connecled to the
sewer mains.
2. Confirmation on the number of anticipated residents for each type of housing use. For sake of my
anglysis | assumed the fellowing:
» Casseta’s 2.0 persons per unit
= Apartments 1.5 persons per unit
= Sanior Housing 1.5 persons per unit
« Memoty Care 1.0 persons per unit
3. Maximum number of employee’s for any cne shifl
4. Source of the per capita flow genatation amounts

Base flows used to generate fiows for analysis purposes:

Residantial 100 gpd/capita® at 2.5 capita per dwelling unit {nan-s=nior housing)

Senior housing 100 gpdicapita® af sither 2.0 or 1.0 depending on the type of tacility within senior housing
developments.

Commercial 1,500 gsllonsfacre™

The development plans indicate that the sanitary sewer system will be connected 10 an B-inch sewer in Quinlan
Drove south of Kettlewoods Court. Fiow would be north to Cheshine Lane, to a 12-inch pipe that fiows ezsterly to
High Street. At High Steet, the sewer continues easterly in an 8-inch pipe located in open lands narth of
Pewaukee Park Hills subdivicion where it conmacts to 2 12-inch refief sewer. Based on cument peak flow, there is
one section of the sewer sysiem east of High Street that is undersized. The addiion of the projected flows from
the Caprn devalopmant will worsen the undereized pipa and result in anather section of pipe to be slightly
undersized Under full dévelopment conditicns that are tributary fo the B-inch pipes east of High Street, three out
of the four pipes are undersized.

* from NR 110.13 (1} {6} ** framy NMSD 2020 Faciilles repasd pg 3C-17

Brookfisld, W1 | Mikwaries, Wi | Applaton; Wi | Madison, Wi 1. Caderburg, W1 § Maunt Plogsard, Wi
Naperdlla, IL | trvina, CA

Frh &



Smith
Mr. Scott Gosse, Administrator
Page 21 JuIyZB, 2019

Conclusions:

.

Existing flows farm the church, rectory and school wera not directed to the aame sewer besin; therefore
any flows fram the propased development will be new flows into the system being analyzed.

Sanitary sewer pipes anslyzed by the developer's engineer that ars located downstream of the propased
connection point on Quinlan Drive have adequale capacity to accommodate the projected sewer flows
from the development,

Current sewer flows cannot be accommedated in ong section of the 8-inch pips that extends east of High
Streat.

Additional flgws from the development wil not be eble to be accommodated in the one 8-inch pipe as wel
as one additional pipe section, Ulimate flows from the develepment and vacart lands wilf result in mot
being abie to meet capecity in three 8-inch pipes downstream from the proposed developmeant.

The development of the capacity of the 8-inth pipes were based on Invert elevations from the Vilage's
GI$ system, which are assumed to be based off of as-builf drawings. Confirmetion of the inverts and
slopes may be an appropriate option to determine if the recorded slopes match the actual slopes.
Solution 16 address this issue is to increasa the 8-inch pipe size o a 12-inch pipe size.

Storm Wster Management

We performed a technical review of the stonn waler management information provided. Additional Infarmation
needed to complete the review as indiceted below,

1.

NOom pwN

o

Sheet flow lengths should be limited to 100 feet aczording to NRCS guidelines. Revise calculations.
a. For mere information,

see; il 1 3 A periorielContent. aspPoonient=27002,
Provide calculations to shaw how stage-discharge’ ionship was developed for mof drains,
Specify where blue rooftop detenticn will be on plans. Nasd more detaile.
Outfall of 24" storm sewer lacated near outiet structure of pond, This will cause short circuiting and will ret.
provide the necessery weder quality benefits, Design is unaceeptable and requires renvision. -
Provide inverts and sizes for all storm sewer and weater main on plan set.
Cutlet structure has 5™ from top of outlet pipe to top of 24°x24” grate.
Milwaukee Wintar Season range in WinSLAMM is incomect - please refer to NR151.12(1)(b} for comect
range.
Cutlet struchire was not madelad in WinSLAMM, Please revise mode! to include the structure.
Provide WinSLANMM mode! input and outpit to show how minimum amount of TSS removal needed for
project. An exhibit to accompany these calculstions would be beneficial or provide markup that was sent
to Peta Wood.

There are some general considerations that need to be addressed pricr to consideration by the Pian
Commission. The proposed starm water management design resuits in a dreinage swale sized for the 100-
year stonm along the north eide of the proposed project The storm water pond outlet is a 42-inch diameter
pipe. Current eonditions on the site allow for sheet fiow runoff. The drainage swale and pipe will result in
concentrated flows. The flows will Ikefy cut a channal through the wooded are2 and cverflow to Quinlan
Drive. The conveyance system along Quinlan Drive is @ 21-inch storm sewer that comes out of Kettlewoods
Couwt and fows northerly towards Cheshire Lane. A siorm sewer analysis should be provide that considers
flows from the surounding develapment as well as from the concentrated flows from the Capri development.

raSmith

Mr. Scott Gosse, Administrator
Page 3/ July 25, 20160

The developer should explsin and show that there are ro adversa runoff impacts to existing properties.
Consideration should be given to extending siom sewer anto the Queen of Aposties tand to pick up the storm
water in the concentrated flows and getting It into 1he storm sewer system, if it has been eppropriately slzed.

Minar if2ms to addresy include extension of silt fence slong West Wisconsin Avenue between driveways and
that =il references that the design complies with City and WDNR regulstions should be changed to the Village
end WDNR raquirements,
Should you have any questions, please contact me.
P el e
Timethy G.-Barbeay, P.E., P.LS.
Vilage of Pewaukee Consulting Engineer

G Dan Naze, Director of Publi Weorks/Village Engineer



February 4, 202

Village of Pewaukee
Villege Board

Re:  Blight Finding Regarding TID

Dear Board Members:

1 am writing this letter in my capacity as Director of Public Works for the Village of Pewaukee concerning
issues of access to the former St. Mary’s Church and Schoal site in the Village. The property which is in
question is generally described in the attached draft Certified Survey Map noted as Exhibit A. Use of the
site s as a vacant property, inclusive of a former school building, gymmnasium, rectory and church. There
is also currently a cemetery which is approximately 1.8 acres in size. Access to the property is currently
provided through a driveway from West Wisconsin Avenue to = parking area adjacent to the church and
school; as well as another curvilinear access off of Quinlan Street to that same parking area; as well as
anather access off of High Street; and then an adjacent access off of Burronghs and Evergreen to the rectory
and church cemetery.

In reviewing the overall size of the site in comparison to these access points, it is my opinion that the current
access roadways are deficient in tenms of their layout and size. Therefore, if development of this overall
pareel is to occur, these access points will need to be widened and upgraded in order to properly serve traffic
that might be generated through development of the site. In my opinion, the current access paints, in their
current form, are & limiting factor in the ability of this parcel to be developed.

Sincerely,
VILLAGE OF PEWAUKEE.
Dan Naze
Director of Public Works
DNAb
Enc.

Property Condition Assessment Report
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1.0 EXECUTIVE SUMNMARY

11 Subject Property Description

TRC Envirenmenta! Corporation [TRC} has performad a froperty Cond:tion Afsessrment {PCAJ of the
parcel and impravements fisted in the following table defined ps the subjert property. The assessment
was performed in general acoriante with ASTM E2018-15 Standord Guide for Property Condition
Assessments: Bosefine Praperty Congtion Assessmént Process {ASTMEDIR) or as specificaly requined by
Capris Commmunities {Client].

The pumpose of this PCA was to ebsere and document readily-visible materials and bulding
system defieizncies tha misht signieansty affect the valee ofthe subject property and deermine
il conditions exist which muy have u significars rpact on the proposed cptiom o upgrade the
bulding buMings syvems and generlly make fmprovernens wih the purpose of Tacdating
ongning opemtion

']
5t Mary's CatheticChurch
449 west WiscansinAvenue
Lity, County, Stote Zip Code | Pewaukes, Waukesha, Wisconsin 53072
Lurrent Use or Type § Agape (¢ ity Chusch worshipspace
Site Area (acres) § 1.82 per Google Eznk foutof the 16 srresfor thesite]
Paorcet Idantification Number 1 PWy 892 923 per Waukesha County Lang lafarmation Systam
Numberef Buildings { One {3}
6000 GSF
2,000 GSF {approximations using Google Eznreh)
Building Area {rentable square feet} | 8,000 RSF
MNumber of Shories | 3-story
Suharade Spaces | Below originel building and addition
Parkiag Provided | 30 on-site spaces oer TRC physitel count
Zoning District | Netgiven. Susrounding is zoned residential,
The subject property s not lorated within a FEMA designated
Tlood zone.
Year Builti 1858
Additianal Phases 1 1953
Significant Renovations § Ho recentactivizy was reported
Site Visit Date § Aprit ™, 2018
WeatherConditions | 40-depraes, windy withsunny sies
TRC Site Assassars | Dale Kentand Doug Ernst, PE
Site Escort Wayne M{zgﬁzema. Senior VP of Development with Capris
Communitiss

Building Area faress square feet}

FEMA Designated Flood Zone

S Mary's Cathalic Church CA Pewaukea VW
TRC Projact Number 33755

1.2 Genera! Physical Condition

Based an the systems 2ad components chserved during the site visit, the subject properlyappears to be
in overst] fairconditfion, The subject church building was being used by Agape Community Chosch for
weeklyservices snd by a lacal Soy Scout Troop,

13 Summary of Cost Data

TRC developed opinions of cost for recommended remedration of abserved physical deficiencies within
the subject property a8 furthe: referesced in Section 6.0 of thes report. The following table summarizes
the opinions of costs identified during the site walk through.

1. Lazavate 2nd Insill ededer dmin tike, SNV ever 160 fmeal SR.000.0¢
et
Bufiding Enclosure
E 5. Masoniy:
1. Repeitfrepluce Below grade bricks/poserete. 1 S3IZNsqit nver LOUC SE0,006. 3¢
S ol surlace anes
2, Tuckpoiming smd cifney ropair. Sixsgd over 5000 s¢f  $63,000,60
ol surfaee rca
2, Wigdons: Repltee bower ovel {Prasement] windew 5 Siznpeeng
syglems.
3, RBuniing: Paplce steeple mufing and Ofice roofs, Steepler 3307sqft over £37 6AA0
T30 sofl surince aeea.
Oifice: SiWsqR over ST
e surfer anme
Verticnl Transy
i. Erevators: sl new o meet ADA equnnonents. 1 SITG00 19
ADA Tode Compleance
1. Tirion Allny antereom foor — edimi foy ciivations. | AL SWsql over 2435 SEIN0RE0
square feet fsurfiey Bich.
2. Exerior: Fastali socvss ramps, ALSLIH over3D SHMEN
Yinoul fot,
Emdirpnocntel - Alld Lend, Ashestos
[N Lend Paint Abatencen) i the pripms! church building. | A S200q1 pueer 11,250 § S223.000.0C
sequare fret/surfice aren,
4 Ploster replacement due o mold remedintion. Az Bdasbisah over £323.000.30
F1L.250 sqfifsustaceanda
3, Lemovad ond dimion ol meld anatal AS213 5y % over I13,000.00
gy wall 14630 softfsarfacearea.
Ipzerior Elemonts
i T o hathaodms W eyl bitikiing codo. 42 835000 each ST
“fotal Immediate Costs 51,465,000.00

i Mary's Catholie Church PCA Pewaukas W
TRE Projact Num ber 33766




20  PURPOSEANDSCOPE

TRC understands that the Client’s purpose forhisving the PCA perfaomed isto conduct g baseiing suvey
of the general physical condition of setactimprovementslocated on the subject property.

Client Name t CapnsSenior Communities
Authogizing Person's Name | Wayne Wierlzema
Ruthearizing Person’s Titke | SanjorVice President of Development
Authorization Date i D3/08/19

TRC performad 2 PCA of the subject property thit generally conforms to the seope and limitations o
ASTM E201B or as specificatly required by the Client. The assessment included a waltk-though survey, and
interviews with person(s) knowledgeable withtha size. TRC utilized experienceantjudgment to evaluxe
items observed and o assign candition assessment 1o them. The condition desariplions usad in this repert
e destribed below:

. Good: Component or system is sound ang performing iis funttion. It may show signs of
nonmal wear.and tear commensarate with #ts gge and some minor remedial work may he
redquited.

. Fair; Compenentoriystemis perfarming adegumely 2t thistime; however, exHibitsdeferad

maintenanre, eviderice ef previous repairs, or workmanship is not in comgliance with
commonty acsepted standards, oris approsehing the end of its typical expected usefut file,
Repasir or replacement is required 1o prevent further deferifration, restoration tc gosd
condition, and prevent prematurefaiiure.

- Poor: Compoagnt or syste mhas either failed or annot be rebedupon iz continue perfoning
its ariginal fundtion as 2 resultof having realizad or exceeded its typical axpected useful fife,
excassive dafarrgd maintenance, a state of disrepair, or inherent design deficizncy, ¢
workmanship, Present condition could contribute o7 cause the detericration of contiguois
alements areyatems. Repalr osteplacement is required.

TRC utitized information gathered about the property toestimate the EUL and RUL of items ohserved, and
defined s Tollows:

= Experred Usefol Life {EJL}: an estimate ofthe sversge amount of time, in years, that an itern,
component or system may function when instalied new, assuming routine maintenance is
practized.

. Remaining Usefoilife {RUL) 2 sublective estimatg of the number of ramaining years thatan

item, COmponEntorsystemisablato functienin accordance withifsintend ed purpose before
warrentiag replacement, based vpon observation or average estimates of similar frems,
EHMPONENTS, Of SYSleMS 07 3 combinaticn thersof

St Mary's Calholis Chumch PCA PRwaukes. Vi
TREC Project Number 13755

TRC utifized information and the estimatad sge 1o develop afist of recommended remedizs or physial
needsforihie propeny. These needs are typicatly segregated iato the fallowing two cdTegories:

- immediote Casts: ftems that require iImmadiate sction asa result of potentizi unsafe extsting
materials or conditions; building or fire code violations; and conditions that if left un-
remedied have the patentisi ta result in or contribute 1o critical elemen: of system fatiure
within oneyear or wiil most probably result in a significant escaistion of its remediaicost.

. QOver the Term Costs: itemsrequiring repair end re plscement which are beyond the scope of
reguisr majntenance, but which 3 consldered necessary to maintain the overall condiben
of the property.

for thisreport, the client bas requested TRChmit ourreporting to immediate Costs

Si Mary's Cathofic Churth PCA Pewaukes W
TRC Projed Humber 33755



3.0 SYSTEM DESCRIFTION AND OBSERVATIONS

31 Overail General Description

The subject propery i 10eated on iiie nosth side of West Wisconsin Avenue within the city limits of
Fewaukee Wisconsin, The subject property is improved witha sirgle-story church and office fannez The
subject property wascurrentiy being used by the Agape Community Church at the time of the site visit,
There are two {2} moinenties tothe buliding, Neither point of entry provides ADA aecess.

Slte improvements include surface parking for empioyees and parfzhioners, According Yo Wackesha
County, the subject propenty is 2 single “.” shaped pacee! that includes an adjacent cemnetery ta the
nomhwest.

The narth side of the site is bordered by the now closed Clueen of Apostles CatholicSchool and an

additionat cemetery. The zast 2nd west sides of the sitgarg bordered by residentiat development. The
soutiz side of the site is bordered by Wisconsin Avenue.

32 Site improvements

EN-A4 TOPOGRAPHY .

Notpart ofthisseport.

322 STGRM WATER DRAINAGE

Notpart of this re pors,

323 VEHICULAR ACCESS, PAVING, CURBING, AND PARKING

Mot part of this repart.

324 FLATWORK, WAIKWAYS, GRADE-LEVEL STEPS, AND RAMPS

Astheyrelate to ADAcamgliance; building entrance flatwerk and pedestrizn walkways consist of poured-
in-piaca concrese Lonstruction. The Flatwork and walkways at the site appear 26 be in ovecall fair
condition. Based on Google Earth imagery, toncrete wallways throughout the sitetotal approximately
L758 square feet. Concrete deficlencics were observed at both entrances and are associated with the
respective cancrete grade levelste ps. The conditionsviit be necessardybe resolved during the instaliation
of new ADAcompliant rampways.

Grade-favel stegs ate provided from the adjacent west pasking sres to the west entry walkway of the
affice annax. The step construction consists of cast-in-place concreta with painted weought iron handral
assembiies The toncreig stepsand handssit assembly appear to bein overali good conditior.

Nu pedestrian vwalkwsy ramps were observed at the ma of the site visit.

Recommendatipns:
- instail ngw ADA comalfant rampways. {immediz te cost)

St Mary's Cathatc Church PCA Pewaukes W13
TRE Projact Number 33755

325 LANDSCAPING AND SITE APPURTENANCES

Mot part of thisrepod.

2.6 RECREATIONAL SITE AMENITIES

Mo recreations! site amenities were observed during he site wisit.

iz7 SPECIAL UTILITY 5YSTEMS

N3 matedal spadial on-$ite Utility sysiems such 35 water frealment systems, wastewater treatment
sysiams, orspecial power generation Systems were chsarved oy reported atthe time of the site visit.

X288 STRUCTURAL FRAME AND BLINDING ENVELOPE
No original construttion drrwingsof the building were avaitable forreview atthe time ofthe site visit.
329  FOUNDATIONAND FLODRSIASS

Foundation systems for these bullding types end gecgraphscarea are typically supported with castin-
place shailow perimeter concrate grade beams, and concrete footings &t inerjor column facations. Floor
construclion sppesrs 1o tonsist of concrete sizp-on-grade.

Substructure canstruction could slge not be weriliad while an-site due 10 hidden conditions. Obsered
visibie floor finishes generatly appearto be level with nounusual or significant dispiace ment.

Recommendations:
NG necessary re pairswere :dentified at the time of the site visit.

3210 BUNDING FRAMIE

The buliding structure appears to £onsist of 2 multi-wythe Lannon stonaconstiucitoninduding perimeter
and interior heavy imber wood columns, wood hammer beamsinthearches, and fimber joists supporting
the wood plank rocf deck. The perimeter building walls 2re assumed toinctude wood studs with stone
venesar. In the attic space, sCssor trusses are arranged in & diamond configuration with wooden plaster
strapping affixed to horiront=! joists. The building frame appears to be in everafl good condition. There
were novisibie structural de ficiencies cbserved that requsra sepair,

Recemmendations:
NE necessary re paiss were identitied atthe tine of the site visit.

3211 EXTERIOR FACADES AND WINDOWS

The extarior facades of the building sre generafiyconstrucied with coarse rock-faced tannen stene bink
the solar method arthe mzin church gntryway, with the main body of the church baing bed- faced Lannan
stone attached inthe randam Ashlarfashion. Similasly, the office znnexaddizion fealures randorm Ashiar
smagth cut Lannon stone Feshionedin the zandom Ashlas patte 1o, At the north end of the chwrch building
there isa common brick chimney of ne significant architectural importsnce, In the fenestration openings
there are wood window settions with insulzted glazing units, wood framed stained glass winddws and
woad framed hoflowmetal doors. The exterior wails of the buiiding terminate beiow the roof line behind
& cunviBingar M moulding with the gutters mounted flush to the top of a freeze bosrd. On ths gable
2ds of the church bullding there is additional decorative wood soffit containing 2 similar curvilinear

5
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profite, Exterior walls of the office 2nnex terminate beneath a typicai contemporacy soffit and freeze
beard arrangement.

The wood-framead window ang entry systems appear to ba in overall good condition. However, the
basentent windows sre in telatively poor condition due to meksturs damage. Thare is exterdorwood
perimetercase mouiding surrounding the main entrance that is in fair to poor condition. Ohservation
shewed seversly detericrated woad; splitting, and water damaged at the imerface of waod moukiing and
concrete, The wopd soffit elements 2re generallyin good conditian the extepticn being the gable ends
where severe peeling of the paint was chserved. In addition, the Cedar vented befiry o penings showed
were observedlobe in poor condition with signs of woad weatheringfdeteriaration due to sevare peeling

paing,

The exteniorsione faczdesappearto be in overall faircondition, Genera!tugkpointing is recommerded
throughout the fieid of the facade, with the chimneyrequinng more apute attentian. Seztanis thiaughout
the busiding fasadas eppear to be in ovarati good rondition, Costs sssotiated with repairing the balfiy
opesings are intfuded in the steeple roof repairs. An opinien of costs assaristed with repiacing the
basement windows are included in the table found inSection 1.3 Summary of Cost Data. dthercosts fail
belawthe given threshold of $3,50.00 2nd are not itemized in thisreport.

Recommenduations: .
. Re point de ficient masoney joints using a time rich-fow Portfand content mortar. TRC
recomrands wsing Hme-rich pre-manufactured mortar mixes over hand mixing, in addition,
TRC recomrmends the testing of existing historic mortars to detesmine 2 match with the
dominantcolocand corredt ralia of ime to Portiand to sand. Test using ASTM C1324
Standard Test Method for Examination and Analysis of Hardened Masanry iartar.

- flepiace basemeant windows,
v Repair and paint the Cedar betfryopenings.
. Repairand paintthe wood parmetsscase mauldng aroesd the main entrance,

3212 BALCONIES, EXTERICR STAIRS, AND ELEVATED IWALKWAYS
Ho baltonies, exterios stairs, or elevated walkways weraobsernved during the site visit.

3.223 ROCFING 3YSTEMSAND ORAINAGE

The main roof systam on the building consists of a steep-sicped granuie surfaced 3-tab asphalt shingle
with coppergutiersand downspouts. The main church buildingroof stopes to exizrnal gutiers whichare
piped to aui into the front lawn via down spouts on the west elevetion and discharge out over the lawn
an the gast elevation. {The cutiet onto the lawn was piugged by the qurrent tenant which most fikely
caused the rezent basement fiooding.} On the office snnex, the roaf system fonsists of a similar more
moderatelys!oped shinglasystem with gutters on the south side of the reof discharginginto the municpa
storm sewer system and the north side gutters discharging out onto the lawn, The EUL of tsis type of
shingie system in typically 15 years depending uporn the quality of instaBation and how well it is
maintained. Observations showed wind damagz to the south siope of the office annex roof due, to
substandzrd instalistion methods and severe weathering of the shingles found on the steapla. TRC
mmeommands full tear-off and replacemiem off these reofs,

HNo warrnty information was received priartoissuing thisreport, Noactive roof leaks were observed.ar
reported at the iime of thesitevisit An opindonof tosis associaledwithepiacing thesercofs ane included
in ihe tabie foundinSection 1.3 Summary of Cost Bata

il

4t Many's Cathelie Church PCA Pawaukes, WA
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There 152 te condary roof systemon the main church buitding eniryvestbule that consists a of low-stped
fully aohered EPDM with 1apered toafing insulation. This roof siopes to an Intemnal draia system ang
through the smali stona,

Ko warmanty information was se ceived prior to issuing this report. No active roof leakswere observed or
reported at the time of the site visit. The EUL of an EPDM roofsystem s rypicaily 20-years Sependingon
how well itis maintained. The EPDM roof sysiemappearsto be in gverail goodcanditicn. Besed onthe
agsumed age, current condition, and EUL, repfacement js not anticipated during the term.

During TRC's ime on site, itwas abserved that belowgrade masgnry assoctated with the original church
building is in poor condition, Water discharged from roofing downspouts hias caused significant
deterioration to below grade masonry and may be caustng an unstable condition. TRC recommends
excavating down to the footings, inspecting and repairing deteriorated masonry falfowed by the
insiattation of below grade waterproofizg and a new drain tie systentto direct water away from the
buiiding. An apinion of costs assacdated with repiacing these roofs are included in the table found in
Sectian 1.3 Summary of Cost Data.

fecammendgiions: .
- Replace the steepleand affice annexroofs,
- Repair replace below prade masonry sndinstall newdrain tife

3234 MECHANICALAND ELECTRICAL SYSTEMS

2215  PLUMSING, GOMESTIC HOT WATZR, AND SEWER SYSTERS
Notpart ofthisrepart.

3226 KEATING, VENTILATION, AND AiR CONDITIONING

Heating veatilation, and air conditioning {HVAL} throughaut the huiiding interaris provided via twa
‘Trane XE8 high elficiency gas furnace voils instaifed cirg 1996, THese units are conirofled with o
the rmastats focated just outside the kitchen arez. in addstion, dwo Series 100 gas-fired heating boiers
manufactured by Vaillant snd installed in 1989 suppiy haat 1o the main church hutiding. {3t shouid be
neied the Vailtantis 2 European menufacturer that pulfed out of the U.S. marketin 35955 Afl of these
systems are iocated in the mechenical room  insutated het water piping is distributed throughaoxt the
bullding to each of the VAV control units. Conditioned air #s supplied thyough sheet metal ducting ang
ceiling diffusers. There were no A/C units obse rved,

tha EUL of gas-fired baiters generating hot water for bufiding heat is fypically 30-years depending on how
weifIhayare maintzined. Based on the age, current congition, snd EUL, replacemeantisnot antiapmed
during the term. A current inspection stickerwas observed maunted ta the botier

The: BUL of gas-fired furmaces pengrating hot air for bultding heat iswypicatly 50-years depending on how
welithey are maintained. Based on the age, current condition, and BUL, replacement is ot anticipated
duringthe term.

Recommendations:
- Contipue withmaintenance and inspaction.

81 Mary's Calholiz Church PCA Pawaukos, W
TRC Projecs Number 33755



3,217 ELECTRICAL

Notindludedinthisre port

3.2,18 VERTICAL TRANSPORTATION

Novertice! transpomaiion o 8l evateds wereabsemed during the site visi, inorder rachieve the cient's

acze ssibility goals, TRC recommends instaliing new two-siop hydrawtic elevator, an efevator pi la
accommodate the hydsawlic workings and 8n eicvator room. An opinian af costs assocated with the

instasiation of 3 new hydraviic elevater syste m are induded 3o the table found inSection L3Summary of |

Cost Data.
3.2.32 UFESAFETY AND FIRE PROTECTION
2200 FIRE SUPPRESSION SYSTEMS
A Hotincleded inthisreport
3221 ALARM SYSTEMS
. totinclededinthis report
2222 INTERIOR ELERGENTS
22273 COMMONAREAS
The subject buiiding isa single tenant accupancy thevefore no common areasare included.

3222 INTERIOR SPACES

{ypitaiinterior spaces include finishes consisting of acoustical celling systems, recessed light coves, vimd
tile, painted deywsd partitions 2nd painted plaster. Interors ohsenved, appear to be In oyerall fair
condition with some natabie exceptions due tothe suspected presanceof mold and iead inthe plasterof
the church building sng motd in seme of the drywall located in the basemnent underthe main buiiding.
Further, TRC observed significant cracking in the plaster walis and ceiling of the church huliging. The
suspesled envicanmental condsions wilh

1t is TRC'4 opinion that the aracks in the plasierare rot ralated structural movement of the Buflding asit
sits todsy. They are most Hikely assacizted withthe sddition to the basement during the 1553 construction.
Plasterof this kind is 2pplied by craltsman to a fightweight waed latikes system. Oace the plastedng is
complete, Hineffed becomes monolithicand Guite rigid. Fram the arches cutinto the field of the cefling
the entira plastersystemissupported by the wood iattice systemwhich is mechanicaily secured to hiddes
timhers using nails. Oue to the weight of cured piastey, additianai reinforcement is needed in she
transition from vartical wali out ints the arches ta prevent coflapse of the ceiling. This is usuafly
accomplished in several ways using aombinationof heavy gauge wire, gatvenized rod and vertical wood
stats securad 10 harizontal trusses within the seissor truss system in the atic space- When the buiidng
was jacked -up to faciiitate inswifation of the new basemantand it's suppornting foundstion and walls s
tikely therg wassome minorsway in the cefling and arches, some of the vertical reinforczment may have
broken, stretched or become miss afigned and $t is also very fikely there was some seitfing of the new
faundation after the church building was lowered. These were all possible contributing factors o the
cracking ubserved in the plaster, paricularly the piaster was not supportad diagonesily in the atiic space
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or at the rransition from vertical to arches and cedfing. Gue to the nature of the client’s requirementsior
immediate cost, TRC does nat recommend further investigation, Susgected mold and lead contamenation
are addressedinthe followingsections: 3.2.25 Umited visual Lead Assessmeny and 3.2.26 Limited Mold
ASSeSSMEr.

31z25  LMITED VISUALLEAD ASSESSMENT

As part o perdorming this PCA, visuz! observations for overt signs of suspect iead cantamination were
stso perfarmed. These observations were net performed to discover st affected areas, nor were aresof
the subjeq property obsarved specificaily for the purpose of identififng areas of suspacted fead
contamination. The subiject property areas viewed weare finiited io thase nacessary ta perform the
primary coope of thig PCA.

The assassmenidid not investigare other contaminants ia orzround any otherstruciure, and aur service
wias a0l designed orinterdad o prevent of iowes the risk of the occurre nca of the amplifcation of the
same, The Clieat ackhowledpes that Jead contaibing materiais are ubiquitous to the nature of
eomstruition matedals used 31 the time ofthe building’sconsiruction.

Visua indications of significant suspect fead comamination were nol 2bserved during the site visit An
opinion of costs assaciated with potentizl igad abatement are included in the tabia fourd in Sectioa 13
Summary of CostData.

Recommendotions:
Ferove and abata suspeciad fead paint from plastersurfaces An apinion of com s a¢sotiated with fead
abatement isintiuded 1 the tabie found in Sectiom 1.3Summary of Cost Data.

3226 UNMTED VISUALMOLD ASSESSMENT

As pén of performing thes PCA, viswal observations for overt signs of suspect mold growth wers 2lsg
parformed. These observations wera not perfarmed ta discoverall affected asess, norwere areas of the
subfect property observed specifically forthe purpose of identifying areas of suspert meld groweh. The
subject prope ry 2reasviewad wete Himited tothose necessany to perform the primary scope ofthis PCA,

The assessment 2id not investigate other biologleal contaminants in or 2round any stoucture; and our
Lervica was not designed orintend edto prevent or lowerthe fisk of the accuarence of the amplifcation
af the sarme. The Client achiowledges that moid is ubiquitausic the environment with mald amplification
ocquiting when building matesiais are impacted by mossture  The CHent forther acknowledges that siie
ecnditions are outside of TRC's control, and that mold ampiification wilt ikely seeur, orcontinue to acewr,
inthe presence of moisture, Assuch, TRC cannot 2nd shall not be hetd responsible forthe occerene or
recurrence of mold amplification.

Visual indications of significant suspect microbial growth warg not abserved during the site visit. Aa
apinion of costs associzted with potential mold sbate ment are incfudedinthe tabie faundin Section 1.3
Summary of Cost Data,

Recommendualions:
Due to repested flocding of the church basement area TR suspeststhere to be modd contaminatian
within the basement wailsssemblies. TRCsecommends rermoval end repiacement of the drywall aspart
af the mold abatement protess, in additian, TRCsuspettmold contamination exists within the wali
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mvity pehind the plesier due tapastroof and walt leaks, Acerdingly, TRC recomme nds re movat 3nd
replaceme nt of the piasteras part of 2ny mold abztement.

33 Limited Visuai ADA Tier | Accessiblfity Assessment

As defined under Title iif of the ADA, &)isting faniitids considered 1o be “public sccommodations™ must
take steps to remove architectural and communication barriers that are deemsd “readily achisuable”
under the ratrpactive requirements. Compliance with the 3010 ADA Stendards for Accessible Desgn is
reguired for new consiruction and afterations on or sfter March 13, 2012,

This zesessment included 2 fimited review of the “commen™ intericr and exterior path of travel aress of
the property. Significant items of non-conformance, if any, are notadwithet regard sstowhethar ar nat
they are “readily achievabie.” Factors to be considered o det enmining whather or notan action i readily
zthievsble inglude the natwre and cost of the sowion, the number of persen employees atthe subjed
propery and the financial rescurces avatiablz of ownership, The cedsios 8 to which actions are inbe
undertaken as readity achievable is to be deiarmined by buifding owner in teasultation with jts
accountants, aiterneys and design/consirenion professlonals, Vehicle parking isstes were not part of
this repor.

it was ohserved that extesior entrances lack proper ADA acoessibiity ramps.

Publicrestrooms observed appeartobe geaesatty noscompliznt with ADA requirements.

tz was observed thatthere are varying floor elevations in the trarsition from the mais church bufiding o
the eoffes lounge and to restroomsand parish kitchen. This condition ts not ADA complant, An opinion

of cosis associsted with adjusting these floor elevations to maet ADA raguire menis are inciuded in the
table found inSection 1.3 Summary of Cost Data,

Recommendaiions:
- instal two new ADA compfiant restrogms. {Immediate Cast)
. Build up tigorin the ante room/church to sfiminiazhe change inelevation from church to

coffes lounge area.

24 Additianal Consideration

An eption ta the instaiiation of new bathrooms, an eisvatar and reconfigiring the floor elevations i tx
move aft seruites ta the mzin floorievel. Thiswould riacessarily involve putting an addition o the building

at s most of 300,000 o $460.060.00,

k=N
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4.0 DOCUNMENT REVIEW ANC INTERVIEWS

TRC requested the foliowing information ragarding the subjedt properly from varlous sources, Copies
received are inciuded inthe Appendices of Wis report.

TRC FLA Fre-Survey

Ny : Cient Recaived
Questionnaire
Record Conatruction Drawin: LCarrant Dwnar Mot Provided
Maintenance Logs LCurzgnt Qwner Not Provided
Prigr PCA Raport LCurrentQwner Not Provided
Lenificats of Occupancy NiA WA

No ottstanding zoning tode violations were
reported. Noreplyregerding outstanding
bultding and{fre code violations were

ioc@! Muarmicipal Fire,

Buliding, Fire, LifeSafety, Zening Building, and Zoning

Violations

Cepartments recaived prior toissuing this report.
,A_W"a‘m arALTA/A nd Current Owner Mot Pravidad
Title Survey
Warranty Information Current Dwner Not Provided
Planned Capitzi BExpenditmes CurventBwner Not Provided

Rapairand/or replacement cost
information {prior3-years}
Pending propusals or contracts

Current Dwner Not Provided

for material Currant Qwner Net Provided
repaics/replacements

AQAH Accessibility Survey LCument Dwner ot Provided

Rent Rail CorrensQwner  § Apape Community Church

TAC interviewed or communicsted with the foilowig parties during the sste visit and/or preparation of
the rzport for the subject property:

Name Titie/Fundion iliaticn hane
i — =
i WayneWiertzema Seng‘;"\:‘ei::;nr:;?ent Capris Communities 26%.229.2709
H
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3.0 CPINIONS GF COSTS

TR deveioped oginions of cost for recommended remediation of observed phsical deficiencies. The
epinions of most presemed within thisrepart are based on coastructian tosts developed By constroction
resources suchas Marshali & Swift, RS Means, TRC s database of expanence with pastcosts frem similar
projeats, city sost indexes, consyliations with ocal sgecialty contraciors, dient-provided information, user
provided unit costs, 2nd assumptions fegarding futire econcmic conditions,

Actual cost estimates sre determingd by many factors inciuding but aotiimited to: choice and avaitability
of materials, choice and availzbility of 2 gualified contractor, regional climate zane, quatity of existing
materials, site compatibility, and accessio the subject property and building.

tnaddition, opinicns of tosts a7 base d solely on repistement of Ylike-kind” materizfs 2nd do ot account
far sofi costs, Recommended remediation does not anticipate an upgrade or improvement of exisang
zonditions, unfess spechficalty indicated otherwise,

Some cost items zre detarmined basedupon the astimared usefulife {EUL) of 2 system oF companent,
the apparant effedive age. and the remaining usefud tife {RUL). Factors that may affect the age and
condition of 3 system indude, but are not limited to, the frequenty of bse, exposure 1o envirgamenta:
elements, quality of original construction and instaliation, and 2mount of maintenance provided. Based
an thase factors. & system may have an effective 2ge that is greater o7 less then its adiual chronoiogic!
age.

This szport does nat idantify mingr, inexpensiverepairs of maintenance items thatare cleary pan of the
property Dwnar's opemting budget or taken care of during typica! building maintenanca. Thisrépon
excludss costs for systems or components that are reported to be 2 t2nant responsibility ta maintain
and/or replace. This report alsa exdudes costs that are helow 33,500 or the reporing threshod
established bythe engagement agreement, unfess datermined 10 be animmediate <ost.

5t Mary's Cathebe Church PCA Pewaukes 10
TRC Project Humber 33750

&.0 UALIFICATIONS

Services periermad by TRC were not intendad o be techaically exhaustive, Thereis a possibility that even
with proper application of methodologies, conditfons may exist on the propecty that coutd nof be
idengified within the stope of the assessment{s) or that ware not reascnzhly identiffabbe from the
avaitahle informalicn.

The sarvitesand report are not 3n instrumen: of professional architenture! or engineering service, and
TRG did not develop architectural or engineenng findings, conclusioas of recomme ndat ions, nordid TRC
verify designs or design capacities. TRCs observations, apinins, and recommendations have been
developed under the time and budgetary constraints inherent in ASTM E2G18 and the authorized smpe
of services. Opinionsdo not warAnt or guaraniee the pedormance of any building components or
systemsor adequacy of design,

1n acrordance with guidelinesset forth by ASTR E2018 current to the issuance of this repor and subjed:
10 tha fimitatiors stated, TRC's report is based on 2 {imited, grouns lavel {except where othenwise
expiititly indicated) visual inspection of the property. TRCdid not perferm any exploratory probing or
discovery, parform tests, operate any speaficequipment, ertaite measurements or sampies. The PCAs
not a building code, safety, regufatory, or environmantal compliance i nspection

Mo PCA £an wholly eliminate uncertainiysegarding repairand mainteaante needsinconnaclioawith te
property. The PCA was intendad 1o reduce, but not efiniinate uncerzinty regarding such ngeds. The
abservations and recommendations presented in this report are time dependent, and conditions wili
ehange. This report speaks onfy as of its date. Resumes for the site assessor and report reviewer ae
avaiizble upon requast.

as part of performing this POA, visuai observations for overt signs of suspect mold g rowth were alsa
pefarmed. These obsarvationsware not performed 1o giscoveratt affeciad sreas, no: were aréas of the
subject property ohsened specificaily for the purpasa of identilying sreas of suspect moid growth, The
subject property ereasviewed were limited ta those necessary to parformthe primary scope of this PCA,

Tha assessment dif nat investigate other bigiogics? contamisantsin or around sny structure, and oty
senvite wadnot designed orintended to prevasdt or lower the risk of the occusrence of the amplification
ofthe same. The Cligntacknowdedges that mold is ubquitousio the ervirgnment withmold anypliration
accurring when building materials are impacted by mosstwe. Tha Client further acknowledge s that sie
conditiass areowtside of TRC's cont#ol, and that mold smplification will ke ly otcur, or continus to ogew,
inthe presence of moisture. Assuch, TRC cnnat and shali not be held rasponsible fortha occurrence or
recurrence of mold amplificaton

visual indications of significant suspect microbialgrowth were not observed during the site visk.

St Mary's Catiehe Cherch FCA Pawiaukes W
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7.0 LifHTING CONDITIONS

ASTM E2018 sets forth limitations in the assessment process.  Limitations to the acoursey and
completenessofthis repeni ara tabulated as follows:

2 Agcess Limitations - N steess Emitations were encountered during oursite visit.

+ Phrysical Chshuctigns 1o Ohservations - PorTions of the bufiding may not have been fully
ehservalie dus (o stored mmterisd, furniture, equipment, height of Luitding exterior, or
interior finfshas at the time of our site visit.

® Outstanding information Requests - Information sequested from the jocal municipatity or
cthers may nothave beea recelved intimefor this report. if information receivedirom these
source swill atterihe conctusionsof this repom, 2n addendvmwili be issued.

TRC pariormed the RCAusing methods and proceduresant practices gemerally conforming ta the ASTM
E2038 guide. The guide describesthese methodologies as representing goad commercial and customay
practice for performing a PCA of a pasce! of property. Findings and conslusions derived from the
methodologiesdescibedin the guide contain sltof the iimitationsinherent in the methodologiesthat are
refemrediainthe puide.

TRC warrants that the Nindings contained in this rapor have been prepared in ganeral acordance with
arrepted professionai practices at the time gf report preparation as applied by simifar professio nais
future changes in standards, practices, o regulations cannot be antidpated 2nd have rot bean addrpised

The methodclogies imtiude reviewing Information provided by ether sources. TRC treats infarmation
obizined from the record meviews and intesviews tontesing the property as reftabie and the guide doos
nat requise TRE to tndepe ndently verify the information. There fore, TRC fannot and does net wanrant or
guarantee that the information provided by these other sourtes is accuratz or compiete  No other
warmangies z¢e implied orexpressed

Reiiance and Use By Cthers
This repart has been prepared ta assist the Client in evaluating the condition of various building
componentsat the prepeny referred toin the report. This repert may berefied upon by the Ctigat, and

any one o7 move of itsaffiliates, successors, and/forassigns.

This repost speaksonly es of its date

5 Mery's Calhghe Church PCA Pewaukee ¥4
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Introduction and Description of District

The Village of Pewaukee (the “Village™) is located in Waukesha County,
approximately 20 miles west of Milwaukee and 60 miles east of Madison. The
Village encompasses an area of approximately four square miles and is
bordered by Pewaukee Lake, one of the area's largest lakes. State Highways
16 and 190 provide easy access to the Village. The Village provides police and
fire protection, municipal water, sanitary sewer and storm sewer services and
maintains two large parks and a public beach on Pewaukee Lake. These
amenities allow the Village to flourish as a development area for residential,
business, commercial retail, office, and industrial development.

The Village has a history of successful economic development programming
using Tax Incremental Financing ("TIF") by providing public improvements to
encourage and promote industrial, commercial and residential development
and redevelopment. The goal is to increase the tax base, to provide for and
preserve employiment opportunities within the Village, and to create and
enhance tourism opportunities with the area and region. The Village works
with developers and property owners to provide infrastructure improvements
and/or cash grants as incentives for development and/or redevelopment.

Tax Incremental District No. 3 (the “TID") is being created by the Village under
the authority provided by Wisconsin Statute Section 66.1105. The TID is
created as a-"Blight District” based on the findings that at least 50 percent of
the TID is a blighted area. A blighted area is property which is by reason of
dilapidation, deterioration, age or obsolescence, inadequate provisions for
ventilation, lights, air or sanitation, high density of population and
overcrowding, or the existence of conditions, which endanger life or property
by fire and other causes. The area is predominantly open and which because
of obsolete platting, diversity of ownership, deterioration of structures or of
site improvements or otherwise, substantially impairs or arrests the sound of
growth of the community. The primary focus of this district is to promote the
redevelopment of the former St. Mary’s School site, former Rectory and
surrounding parking lot and green space as single-family housing along with
reselling the St. Mary’s Church to an entity that would use and maintain the
building which has been designated as a local historic landmark. The
maximum life {absent extension} of the TID is 27 years from the date of
adoption.

The Village anticipates various public improvement project cost expenditures
of approximately $3,335,000 during the TIDs 22-year expenditure period.
Proposed public project improvements may include, but not limited to
infrastructure, professionat and grganizational services, administrative costs,
and finance costs, As part of the Project Plan, Developer Incentives may be
provided by the Village to developers of property within the TID in the form of
Developer Funded Grants”.
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As a result of the creation of this TID, the Village projects a preliminary and
conservative cash flow analysis indicating $9,973,631 in increments. The TID
increment will primarily be used to pay the debt service costs of the TID, and
project development incentives. The Village projects land and improvemnent
values (incremental value) of approximately $23,690,000 will be created in
the TID by the end of 2048. This additional value will be a result of the
improvermnents made and projects undertaken with the TID.

Maps depicting the boundaries and existing uses and conditions of the TID are
found in the respective mapping sections of this project plan.

Summary of Findings

As required by s.66.1105 Wis. Stats., and as documented in this Project
Plan and the exhibits contained and referenced herein, the following findings
are made:

1. That the area described herein on the boundary map (page 7) is a
blighted area as defined In Section 66.1105(2){(ae), Wisconsin
Statutes, that the property substantially impairs or arrests the sound
growth of the Village and is in need of redevelopment and that “but-
for” the creation of a tax incremental district, redevelopment (1)
would not occur, or {2) would not occur in the manner at the value, or
within the time frame desired by the Vilage. In making this
determination, the Village has considered the following information:
= Development within the TID has not occurred at the pace

anticipated by the Village. Infrastructure and other development
related expenses are not likely to be borne exclusively by private
developers; therefore, the Village has concluded that public
investment will be required to fully achieve the Village’s objectives
for these areas.

« To achieve its objectives, the Village has determined that it must
take an active role in encouraging development and redevelopment
by making appropriate public expenditures in the area. Without
the availability of tax incrernent financing, these expenditures are
unlikely to be made. Enhancement of these areas will complement
existing venues in the area, promote additional tourism, and
benefit, not only the Village, but all overlapping taxing jurisdictions,
adjacent comrnunities, and the region. Accordingly, the costs to
implement the needed projects and programs are appropriately
funded through tax increment financing.

e In order to make the area included within the TID suitable for
development, the Village will need to make a substantial
investment to pay for the costs of some or all of the
projects listed in the project plan. Due to the public
investiment that is required, the Village has determined that
development of the area will not occur at the pace or levels desired
solely as a result of private investment.
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2. The economic benefits of the Tax Incremental District, as measured
by increased employment, business and personal income, and
property values, are sufficient to compensate for the cost of the
improvements. In making this determination, the Village has
considered the following information:
¢ As demonstrated in the Economic Feasibility Section of this

Project Plan, the tax increments projected to be collected and the
debt issuance will be more than sufficient to pay for the proposed
project costs. On this basis alone, the finding Is supported.

3. The bhenefits of the proposal outweigh the anticipated tax
increments to be paid by the owners of-property in the overlying
taxing jurisdictions.
= Since the development expected to occur is unlikely to take place

without the use of Tax Incremental Financing {see Finding #1) and
since the TID will generate economic benefits that are more than
sufficient to compensate for the cost of the improvements (see
Finding #2), the Village reasonably concludes that the overall
benefits of the TID outweigh the anticipated tax increments to be
paid by the owners of property in the overlying taxing jurisdictions.
It is further concluded that since the “but for” test is satisfied, there
would, in fact, be no foregone tax increments to be paid in the event
the TID is not created.

4, The improvements to be made within the TID are likely to significantly
enhance the value of substantially all other real property in the TID.

5. The equalized value of taxable property of the TID plus the value
of all existing tax incremental districts in the Village does
not exceed 12% of the total equalized value of taxable property within
the Village.

6. The Project Plan for the TID is feasible and is in conformity with the
rmaster plan of the Village [assuming the changes to the master plan
described in the Project Plan.].

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

8. The TID is being created by the Village as a blight district. As described
in Finding #1 above, 50% or more of the proposed district’s area is a
blighted area.
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Preliminary Parcel List and Analysis - Current list is reflective of the
01/01/2021 parcel list. All parcels are bighted properties.

Total

Tax Key Street Address Acres/Valuation Use
PWV DE93987 449 W. Wiscansin Avenue 5.4662/50.00 wvacant school/greenspace/drivewsay
PWV 03939388 449 W. Wisconsin Avenue 1.4335/$0.00 vacant property
PWV 0893989 449 W. Wisconsin Avenue 5.0698/50.00 Vacant school/greenspace/driveway
PWV 0893013 449 W. Wisconsin Avenue 1.2447/50.00 Parking lot/greenspace

Chureh/parking lot/cemetery

PWV 0893923 449 W. Wiscansin Avenue 2.5732/30.00 {cemetery to be remaoved from TID)
PWV DBG3056 449 W. Wisconsin Avenue 0.3427/50.00 residerntjal
PWV 0893057 449 W. Wisconsin Avenue 0.3498/50.00 residential

Total Acres/Valuation 16.8799/50.00

Equalized Valuation Test

The following calculations demonstrate that the Village is in compliance with
5.66.1105(4)(gm)4.c. Wis. Stats., which requires that the equalized value of
the taxable property in the proposed TID, plus the value increment of any
existing Tax Incremental Districts, does not exceed 12% of the total equalized
value of taxable property within the Village.

Valuation Test Compliance Calculation

2020 Equalized Valuation (TID IN) $1,120,935,100
Lirmit for 12% Test $ 134,512,212
Increment Value of Existing TIDs $ 9,583,400
Projected Base Value of New TID & 0
Total Value Subject to Test $ 9,583,400
Compliance ($9,583,400 < $134,512,212) Meets Requirement

Statement of Kind, Number and Location of Proposed Projects

The Village expects to implement the following public project improvements
in conjunction with this TID. Any costs including eligible administrative costs
necessary or convenient to the creation of the TID or directly or indirectly
related to the public works and other projects are considered "project costs”
and eligible to be paid with tax increment revenues of the TID.

Village of Pewaukee
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IMPROVEMENT #1
LOCATION: 449 W, Wisconsin Avenue properties
TOTAL: $1,500,000

DESCRIPTION: Purchase of properties

IMPROVEMENT #2
LOCATION: 449 W, Wisconsin Avenue properties
TOTAL: $200,000

DESCRIPTION: Raze former school building, remove parking lot and
environmental remediation, if needed, to prepare site for redevelopment.

IMPROVEMENT #3
LOCATION: East of Cheshire Lane/High Street intersection for approximately
1,152 feet

TOTAL: $500,000

DESCRIPTION: Increase Sanitary Sewer pipe from existing 87 size to 12",
Current pipe size is deficient for future development as it is not sized
consistent with pipe to the east and west of decreased pipe segment.

IMPROVEMENT #4
LOCATION: Evergreen Lane
TOTAL: $285,000

DESCRIFTION: Relay existing water main approximately 775 feet in length to
enhance ability to handle additional water flow related to future
redevelopment of former school property.

IMPROVEMENT #5
LOCATION: 449 W. Wisconsin Avenue properties
TOTAL: $100,000

DESCRIPTION: Raze former rectory and environmental remediation, if
needed, to prepare site for redevelopment.

FINANCING & INTEREST COSTS, ADMINISTRATIVE/ORGANIZATIONAL FEES,
COST OF ISSUANCE
LOCATION: Entire TID

TOTAL: $750,000

DESCRIPTION: Debt financing and interest costs, Village staff administration
fees, and cost of issuance.

i0
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Economic Feasibility

The information and exhibits contained within this Project Plan
demonstrate that the proposed TID is economically feasible insofar as:

» The Village has available to it the means to secure the necessary
financing required to accomplish the projects contained within this Project
Plan. A listing of “Method of Financing and Timing of When Costs are to
be Incurred” follows,

s The development anticipated to occur as a result of the implementation
of this Project Plan will generate sufficient tax increments to pay for the
cost of the projects. This Profect Plan identifies the following: 1) the
development expected to occur, 2) a projection of tax increments to be
collected resulting from that development and other economic growth
within the TID, and 3) a cash flow model demonstrating that the projected
tax increment collections and all other revenues available such as debt
issuance to the TID will be sufficient to pay all Project Costs.

In order to evaluate the economic feasibility of TID#3 it is necessary to
project the amount of tax revenue that can be reasonably generated over the
legal life of the TID. Included in Exhibit A is a proforma analysis of TID#3.
The proforma analyzes expenses including debt service based on project plan
costs of TID#3 against projected TID revenue. Tax revenue is conservatively
estimated. Cash received from future TID#3 tax increments will be used to
fund project costs and implementation of this Project Plan will also
require that the Village issue debt obligations to provide direct or indirect
financing for the Projects to be undertaken. In 2049, the final year of
revenue collection for the TID, it Is projected to have repaid all expenditures
and is left with a positive surplus balance.

Method of Financing and Timing of When Costs are to be Incurred

Implementation of this Project Plan will require that the Village issue
obligations to provide direct or indirect financing for the Projects to be
undertaken. The following is a list of the types of obligations the Village may
choose to utilize.

General Obligation {G.0.) Bonds or Notes

The Village may issue G.0. Bonds or Notes to finance the cost of Projects
included within this Project Plan. Wisconsin Statutes limit the principal
amount of G.0O. and State Trust Fund Loan debt that a community may have
outstanding at any point in time to an amount not greater than five-percent
of its total equalized value (including increment values),
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Board of Commissjoners of Public i ands State Trust Fund Loans
The Village may issue State Trust Fund Loans to finance the cost of Projects
included within this Project Plan. Wisconsin Statutes limit the principat
amount of State Trust Fund Loan and GO debt that a community may
have outstanding at any point in time to an amount not greater than five-
percent of its total equalized value (including increment values),

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

The Village may issue a bond to one or more developers who provide
financing for projects included in this Project Plan. Repayment of the
amounts due to the developer under the bonds are limited to an agreed
percentage of the availahle annual tax increments collected that resuit from
the improvements made by the developer. To the extent the tax increments
collected are insufficient to make annual payments, or to repay the entire
obligation over the life of the District, the Villages obligation is limited to
not more than the agreed percentage of the actual increments collected.
Bonds issued to developers in this fashion are not general obligations of the
Village and therefore do not count against the Village’s borrowing capacity.

The actual amount of debt issuance will be determined by the Village at its
convenience and as dictated by the nature of the projects as they are
implemented. It is estimated that debt issuance costs to finance project costs
will incur in the year 2021.

Plan Implementation

Projects identified will provide the necessary anticipated governmental
services to the area, and appropriate inducements to encourage
redevelopment of the area. The Village anticipates making total project
expenditures of approximately $3,335,000 to undertake the projects listed in
this Project Plan. The Expenditure Period of this District is 22 years from the
date of adoption of the Creation Resolution by the Village Board. The projects
to be undertaken pursuant to this Project Plan are expected to be financed
primarity with cash received in the form of tax increment collections and the
issuance of debt. As detailed in Exhibit A, the Village may choose to debt
finance projects during the TID expenditure period. Cash flow proforma’s
assume debt issued in the year 2021, to finance certain public projects.

Developer agreements between the Village and property owners will be in
place prior to making any public expenditure in direct support of development
projects, These agreements can provide for development guarantees or a
payment in lieu of development. To further assure contract enforcement,
these agreements might include levying of special assessments against
benefited properties. The order in which public improvements are made should
be adjusted in accordance with development and execution of developer
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agreements, The Village reserves the right to alter the implementation of this
Plan to accomplish this objective. Interest rates projected are based on current
market conditions. Municipal interest rates are subject to constantly changing
market conditions. In addition, other factors such as the loss of tax-exempt
status of municipal bonds or broadening the purpose of future tax-exempt
bonds would affect market conditions. Actual interest expense will be
determined once the methods of financing have been approved and securities
or other obligations are issued.

If financing as cutlined in this Plan proves unworkable, the Village

reserves the right to use alternate financing solutions for the projects

as they are implemented.
Annexed Property

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

Proposed Changes in Zoning Ordinances

The Village anticipates that the TID will require changes in zoning
ordinances to impiement this project plan. To the extent current zoning
of individual parcels is inconsistent with the future uses of land listed in this
plan, the Village may consider rezoning of those parcels. The District lands
are primarily institutional in current zoning, though some parcels are existing
residential, The creation of the District does not constitute “newly platted
residential development.

Proposed Changes in Master Plan, Map, Building Codes and Village
Ordinances

The Village anticipates that the TID will require changes in the master plan,
map, and Village ordinances to implement this project plan. The Master Plan
designation for a portion of the TID area will need to be changed to Single-
Family Residential, 4 units per acre and a portion of the property will need to
be rezoned to R-5 Single-Family with Infill Redevelopment Overlay.

Relocation

The Village does not anticipate the need fo relocate persons or businesses
in conjunction with this Plan. In the event relocation or the acquisition of
property by eminent domain becomes necessary at some time during the
implementation period, the Village will follow applicable state statues as
required in Wisconsin Statutes chapter 32.
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Orderly Development of the Village

Creation of the TID will enable the Village to undertake projects in
furtherance of the stated objectives of its Comprehensive Plan and other
planning documents, To this extent, creation of the TID promotes the orderly
development of the Village.

A List of Estimated Non-Project Costs

Non-Project costs are public works projects that only partly benefit the TID
or are not eligible to be paid with tax increment, or costs not eligible to be
paid with Tax Incremental Financing funds. Examples would include:

= A public improvement made within the TID that also benefits property
outside the TID. That portion of the totai project costs allocable to
properties outside of the TID would be a non-project cost.

¢ A public improvement made outside the TID that only partially benefits
property within the TID. That portion of the total project costs allocable
to properties outside of the TID would be a non-project cost.

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

The Village does not anticipate any non-project costs for the TID.

Village Attorney Opinion

Exhibit B contains a signed opinion from the Village attorney advising

whether the project plan amendment is complete and complies with Section
66.1105(4)f) of the Wisconsin Statutes.
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EXHIBITC
TID #3 BOUNDARY LEGAL DESCRIPTION

Lot 10 and part of Lot 4 in Block B of Quinlan‘s Addition and Lands, all being a part of
the Northwast 1/4 and Northeast 1/4 of the Northeast 1/4 of Section 8, Township 7
North, Range 19 East, In the Village of Pewaukee, Waukesha County, Wisconsir,
bounded and described as follows:

Commencing at the Northwest comer of said Northeast 1/4 Section; thence North 89°
13" 42" East along the North line of said 1/4 Section a distance of 1022,94 feet to a
peint; thence South 03° 44' 26" East 216.25 fest to a point in the East line of Quinlan
Drive and the South line of Foxtail Meadow IE Subdivision, said polnt also the point of
beginning of Jands to be described; thence North 86° 00' 35" East along the South fine
of Foxtail Meadow IT and Foxtail Meadow III a distance of 872.12 feet to a point; thence
South 18°1354” East 152.88 feet to a point; thence North 85°2102” East 193.33 feet
to the West line of High Street; thence South 29°38'59” East along said West line 67.01
feet to a point; thence South 86° 09' 36" West 175.72 feet to a point; thence South
29° 02' 08" East 215.94 feet to a point; thence South 88° 09" 18" West 77.04 feet to
a point; thence South 18° 24' 25" East 144.54 feet to a point; thence South 86° 29
04" West 254.80 feet to a point; thence South 01° 02' 09" East 204.64 feet to a point
in the North line of Evergreen Lane; thence North 88¢ 47° 33" West along said North
line 144.83 feet to a point; thence North 02°36°13" West 203.68 feet to a point; thence
South 85°10'00” West 336,88 feet to a point; thence South 01924'35” East 228.40
feet to a point; thence South 88°27/16" East 193.95 feet to a point; thence North
54°44"31" East 28.92 feet tc a point; thence North 89°0727” East 111.87 feet to a
point on the West line of Evergreen Lane; thence South 00° 55' 47" East along said
West line 301.73 feet to a point in the North line of West Wisconsin Avenue; thence
North 76° 44" 41" West along said North line 330.92 feet to the Southeast corner of
Lot 9, Block B In Quinlan's Addition; thence North 01° 11' 08" West along the East line
of said Lat 9 for 2 distance of 128.24 feet to the Northeast corter of said Lot 9; thence
North 76° 40' 18" West along the North line of Lots 9, 8, and 7, Block B in Quinlan's
Addition for a distance of 174.52 feet to the Southeast corner of Lot 4, Block B, in
Quinlan's Addition; thence North 01° 04' 51" West along the East line of said Lot 4 for
a distance of 34.26 feet to a point; thence Scuth B&6° 14' 30" West along the Nerth line
of said Lot 4 for 2 distance of 112.94 feet to a point in the East line of Quinlan Drive;
thence North 01° 04' 38" West along said East line 55.50 feet to the Southwest corner
of Lot 3, Block B, in Quinlan's Addition; thence North 86° 14' 30" East along the South
line of said Lot 3 for a distance of 112.94 feet to the Southeast corner of said Lot;
thence North 01® 04" 51" West along the East line of Lots 3, 2, and 1, Block B in
Quinlan's Addition for a distance of 168.11 feet o a point; thence South 86° 14' 30"
Wast along the North line of said Lot 1 for a distance of 107.38 feet to a point on the
East line of Quinlan Brive; thence North 03° 44' 26" West along said East line 532.23
feet to the point of beginning.

Said lands contains 685,651 sgquare feet or 15.7404 acres.
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DISCLAIMER TEXT

As required for all underwriters by the Munidpal Securities Rulemaking Board {"MSRBE*), Robert W, Baird
& Ce. Incorporated (“Baird™) is hereby providing you with certain disdosures.

Robert W. Baird & Co. Incorporated (“Baird™) is providing the information contained herein and/or
accompanying materials (the “Content™) for discussion or general informational purposes only, in
seeking to serve as underwriter for a possible issuance of municipal securities you may be considering.

Municipal Securities Rulemaking Board Rule G-17 requires an underwriter to dea? fairly at all times with
both municipal issuers and investors. The primary role of Baird, as underwriter, is the purchase
securities with a view o distribution In an arm’s length commercial transaction between you and Baird.
In its role as underwriter, Baird has financial and ather interests that differ from yours. As part of our
services as underwriter, Baird may provide advice con¢erning the structure, timing, terms, and other
similar matters conceming an issuance of municipal securities you are considering. Any such advice,
however, would be provided by Baird in the context of serving as an underwriter and not as municpal
advisor, financial advisor or fidudary. Unlike a municipal advisor, Baird as an underwriter does not have
a fidudary duty te the issuer under the federal securities law and is therefore not required by federa!
law to act in the best interests of the Issuer without regard to its own finandia! or other interests, As
underwriter, Baird has a duty to purchase securities from the issuer at a fair and reasonable price but
must balance that duty with jts duty to sell those securities to investors at prices that are fair and
reasonable. As underwriter, Baird will review the official statement applicable to the proposed issuance
in accordance with, and as part of, its responsibifities to investors under the federal securities laws, as
applied to the facts and drcumstances of the proposed issuance.

The Content does not indlude any recommendations or suggestions that you take or refrain from taking
any action with regard to an issuance or munidpal seaurities and is not intended to be and should not
be construed as "advice" within the meaning of Section 15B of the Securities Exchange Act of 1934 or
Rule 15Bal-1 thereunder. You should censult with your own financial and/or municipal, legal,
accounting, tax, and other advisors, as applicable, to the extent you deem appropriate. The Content is
intended to provide information of a factual or educational nature, as well as general informatien about
Baird (including its Public Finance unit) and its experence, qualifications and capabilities.

If you have any questions or concerns about the above disclosures, please contact Baird Public Finance.
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