
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/j/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 
 

1 
 

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 9th, 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 §66.1105(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 §66.1105(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 














































































































































































