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SECTION 1:
Executive Summary

DESCRIPTION OF DISTRICT

Tax Incremental District (“TID”) No. 22 (“District”) is a proposed blighted area
district comprising approximately 2.84 acres located in the eastern part of the
City generally bounded by W Lapham Street to the north, S 66t Street to the
east, W Mitchell Street to the south, and the Chicago and North Western
Railway railroad tracks to the west. The District will partially overlap the existing
TID No. 15 which was originally created to support mixed-use redevelopment
on former industrial land that had become vacant and obsolete. However, TID
No. 15 will reach the end of its allowable life with the 2044 tax collection leaving
insufficient time for the newly proposed project to be economically feasible.
The City is subsequently requesting creation of a new district that partially
overlaps TID No. 15.

The District will be created to pay the costs of development incentives for SoNa
Lofts Phase Il (the “Project”) to be developed by Mandel Group (“Developer”).
The City will also consider funding certain public infrastructure improvements
within the %2 mile surrounding the District to the extent revenues are available.
In addition to the incremental property value that will be created, the City
expects the Project will generate positive secondary impacts in the community
such as result in the redevelopment of a blighted area, creation of market rate
multi-family housing to meet market demand, and provision of employment
and commercial opportunities related to the construction and operation of the
Project.

AUTHORITY
The City is creating the District under the provisions of Wis. Stat. § 66.1105.

ESTIMATED TOTAL PROJECT COST EXPENDITURES

The City anticipates making total expenditures of approximately $12.95 million
(“Project Costs”) to undertake the projects listed in this Project Plan (“Plan”).
Project Costs include an estimated $10.60 million in “pay as you go”
development incentives, $1.50 million in contingent projects (as further detailed
in Section 8), and $850,000 in costs related to the creation and administration
of the District over its life.

INCREMENTAL VALUATION

The City projects that new land and improvements value of approximately
$23.85 million will result from the Project. Creation of this additional value will
be made possible by the Project Costs made within the District. A table
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detailing assumptions as to the development timing and associated values is
included in the Economic Feasibility Study located within this Plan.

EXPECTED TERMINATION OF DISTRICT

Based on the Economic Feasibility Study located within Section 9 of this Plan,
the City anticipates that the District will generate sufficient tax increment to
pay all Project Costs within 22 of its allowable 27 years.

SUMMARY OF FINDINGS
As required by Wis. Stat. § 66.1105, and as documented in this Plan and the
exhibits contained and referenced herein, the following findings are made:

1.

That “but for” the creation of this District, the development projected to
occur as detailed in this Plan: 1) would not occur; or 2) would not occur in
the manner, at the values, or within the timeframe desired by the City. In
reaching this determination, the City has considered a review of the Project’s
sources and uses, and cash flow proforma. The Project, without TIF
assistance, appears to generate a stabilized Yield on Cost (“YOC”) of 6.0%
and a 10-Year Leveraged Internal Rate of Return (“LIRR”) of 10.4%. Projects
of this type typically require a YOC of 6.0%-7.0% and a LIRR of 12%-15%. The
Developer has requested that the City provide incentive payments on a pay
as you go basis with an estimated present value of $5,611,317. (Projected
future value payments of $10,599,094 over 22 years). Provision of the
requested assistance would improve the Project’s return on investment to a
YOC of 7.8% at stabilization and a LIRR of 15.4%. Return thresholds are based
on SB Friedman’s recent review of comparable projects and industry
benchmarks.

The economic benefits of the District, as measured by increased
employment, business and personal income, and property value, are
sufficient to compensate for the cost of the improvements. In making this
determination, the City has considered that in addition to the incremental
value expected to be created, the Project will result in the redevelopment of
a blighted area, creation of market rate multi-family housing to meet market
demand, and provision of employment and commercial opportunities
related to the construction and operation of the Project.

The benefits of the proposal outweigh the anticipated tax increments to be
paid by the owners of property in the overlying taxing jurisdictions. As
required by Wis. Stat. § 66.1105(4)(i)4., a calculation of the share of
projected tax increments estimated to be paid by the owners of property in
the overlying taxing jurisdictions has been prepared and can be found in this
Plan. However, because the Project would not occur without the use of tax
incremental financing, these tax increments would not be paid but for
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creation of the District. Accordingly, the City finds that the benefits
expected to be realized as set forth in this Plan outweigh the value of the
tax increments to be invested in the Project.

4. Not less than 50% by area of the real property within the District is a blighted
area as defined by Wis. Stat. § 66.1105(2)(ae)1.

5. Based on the foregoing finding, the District is designated as a blighted area
district.

6. The Project Costs relate directly to the elimination of blight in the District,
consistent with the purpose for which the District is created.

7. Improvements to be made in the District are likely to significantly enhance
the value of substantially all of the other real property in the District.

8. The equalized value of taxable property in the District, plus the incremental
value of all existing tax incremental districts within the City does not exceed
12% of the total equalized value of taxable property within the City.

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

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

1. The Plan for the District is feasible and is in conformity with the Master Plan
of the City.
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SECTION 2:
Preliminary Map of Proposed District Boundary

Map Found on Following Page.
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City of West Allis
Tax Increment District #22: Boundary & Parcel Map
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City of West Allis

TID #22 Boundary in Relationship to TID #15
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Being a redivision of part of Lot 1 and all of Lot 4 of Certified Survey Map No. 3370, being a part of the
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Note: The above Certified Survey Map was approved by the West Allis Common
Council on October 21, 2025 and will be effective for January 1, 2026. The
District will include Lots 2 and 3.
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SECTION 3:
Map Showing Existing Uses and Conditions

Map Found on Following Page.

Tax Incremental District No. 22 Project Plan City of West Allis
Prepared by Ehlers Page | 11



City of West Allis
Tax Increment District #22: Existing Property Conditions

U To—

d W MitchellSt:

C3ATIF District #22
7z Blighted +

Tax Incremental District No. 22 Project Plan City of West Allis
Prepared by Ehlers Page | 12



City of West Allis
Tax Increment District #22: Existing Land Use
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City of West Allis
Tax Increment District #22: Zoning
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SECTION 4:
Preliminary Parcel List and Analysis

Parcel Data

The District will consist of the tax parcels described in the following table:

Acres
Map .
Reference | Parcel Number Address Owner Acres Blighted CBo“ngdhiE?:n
Number lghte
N/A ROW Areas 0.35
1 454-9006-000 [6616 W Mitchell St [West Allis CDA | 1.46 1.46 | Condition 2
2 454-0655-000 |66 National Ave West Allis CDA 1.03 1.03 | Condition 2
TOTALS 2.84 2.49

Both parcels are currently in TID 15 and will be overlapped by the District.
Further, both parcels are currently owned by the West Allis Community
Development Authority (the “CDA”) and are exempt for property tax purposes.
The CDA acquired the properties on December 3, 2014 and therefore expects
the District to have a base value of $0.

Percentage of TID Area Designated as Blighted (at least 50%)

Blighted Area

The District will be designated as a blighted area. Under the definition of
blighted area found at Wis. Stat. § 66.1105(2)(ae), one qualifying criteria is : “An
area which is predominantly open and which consists primarily of an
abandoned highway corridor, as defined in s. 66.1333 (2m) (a), or that consists
of land upon which buildings or structures have been demolished and which
because of obsolete platting, diversity of ownership, deterioration of structures
or of site improvements, or otherwise, substantially impairs or arrests the sound
growth of the community.”

Specific blighting conditions include:

e The structures located within the District were functionally obsolete and
have since been demolished prior to District creation creating an area
that is predominantly open.

e The obsolete platting and deterioration of site
substantially impairs the sound growth of the community.

improvements

In total, 88% of the territory to be included in the District is designated as
blighted therefore qualifying it as a blighted area district.

City of West Allis
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SECTION 5:
Equalized Value Test

The following calculations demonstrate that the City expects to be in
compliance with Wis. Stat. § 66.1105(4)(gm)4.c., which requires that the
equalized value of the taxable property in the proposed District, plus the value
increment of all existing tax incremental districts, does not exceed 12% of the
total equalized value of taxable property within the City. Both parcels are
owned by the Community Development Authority and thereby tax-exempt.
Further, both parcels are currently within Tax Incremental District No. 15.

Calculation of City Equalized Value Limit

City TID IN Equalized Value (Jan. 1, 2025) $ 6,406,506,900

TID Valuation Limit @ 12% of Above Value $ 768,780,828
Calculation of Value Subject to Limit

Estimated Base Value of Territory to be Included in District $ -

Incremental Value of Existing Districts (Jan. 1, 2025) $ 355,701,300

Less: Value of Underlying TID 15 Parcels $ -
Total Value Subject to 12% Valuation Limit $ 355,701,300
Total Percentage of TID IN Equalized Value 5.55%
Residual Value Capacity of TID IN Equalized Value $ 413,079,528

The equalized value of the increment of existing tax incremental districts within
the City totals $355,701,300. This value is less than the maximum of
$768,780,828 in equalized value that is permitted for the City.
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SECTION 6:

Statement Listing the Kind, Number and Location of All
Proposed Public Works or Improvements Within the
District

Project Costs are any expenditure made, estimated to be made, or monetary
obligations incurred or estimated to be incurred as outlined in this Plan. Project
Costs will be diminished by any income, special assessments or other revenues,
including user fees or charges, other than tax increments, received or
reasonably expected to be received in connection with the implementation of
the Plan. If Project Costs incurred benefit territory outside the District, a
proportionate share of the cost is not a Project Cost. Costs identified in this
Plan are preliminary estimates made prior to design considerations and are
subject to change after planning, design and construction is completed.

With all Project Costs, the costs of engineering, design, survey, inspection,
materials, construction, restoring property to its original condition, apparatus
necessary for public works, legal and other consultant fees, testing,
environmental studies, permits, updating City ordinances and plans, judgments
or claims for damages and other expenses are included as Project Costs.

The following is a list of public works and other tax incremental financing
eligible Project Costs that the City expects to make, or may need to make, in
conjunction with the implementation of the District’s Plan. The map found in
Section 7 of this Plan along with the Detailed List of Project Costs found in
Section 8 provide additional information as to the kind, number and location of
potential Project Costs.

Property, Right-of-Way and Easement Acquisition

Acquisition of Rights-of-Way

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

Acquisition of Easements

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

If it becomes necessary to evaluate any land or improvement within the District,
any cost incurred by the City related to environmental audits, testing, and
remediation are eligible Project Costs.

Streets and Streetscape

Street Improvements

To allow development to occur, the City may need to construct or reconstruct
streets, highways, alleys, access drives and parking areas. Eligible Project Costs
include, but are not limited to: excavation; removal or placement of fill;
construction of road base; asphalt or concrete paving or repaving; installation
of curb and gutter; installation of sidewalks and bicycle lanes; installation of
culverts, box culverts and bridges; rail crossings and signals; utility relocation,
to include burying overhead utility lines; street lighting; installation of traffic
control signage and traffic signals; pavement marking; right-of-way restoration;
installation of retaining walls; and installation of fences, berms, and landscaping.

Streetscaping and Landscaping

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

Community Development

Cash Grants (Development Incentives)

The City may enter into agreements with property owners, lessees, or
developers of land located within the District for sharing costs to encourage
the desired kind of improvements and assure tax base is generated sufficient
to recover Project Costs. No cash grants will be provided until the City executes
a developer agreement with the recipient of the cash grant. Any payments of
cash grants made by the City are eligible Project Costs.
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Contribution to Community Development Authority (CDA)

As provided for in Wis. Stat. § 66.1105(2)(f)1.h and Wis. Stat. § 66.1333(13), the
City may provide funds to its CDA to be used for administration, planning
operations, and capital costs, including but not limited to real property
acquisition, related to the purposes for which it was established in furtherance
of any redevelopment or urban renewal project. Funds provided to the CDA for
this purpose are eligible Project Costs.

Revolving Loan/Grant Program (Development Incentives)

To encourage private development consistent with the objectives of this Plan,
the City, through its CDA, may provide loans or grants to eligible property
owners in the District. Eligible improvements will be those that are likely to
improve the value of the property, enhance the visual appearance of the
property and surrounding area, correct safety deficiencies, or as otherwise
specified by the CDA in the program manual. Any funds returned to the CDA
from the repayment of loans made are not considered revenues to the District,
and will not be used to offset District Project Costs. Instead, these funds may
be placed into a revolving fund and will continue to be used for the program
purposes stated above. Any funds provided to the CDA for purposes of
implementing this program are considered eligible Project Costs.

Miscellaneous

Rail Spur

To allow for development, the City may incur costs for removal of a rail spur or
other railway improvements to serve development sites located within the
District.

Projects Outside the Tax Increment District

Pursuant to Wis. Stat. § 66.1105(2)(f)1.n, the City may undertake projects within
territory located within one-half mile of the boundary of the District provided
that: 1) the project area is located within the City’s corporate boundaries; and
2) the projects are approved by the Joint Review Board. The cost of projects
completed outside the District pursuant to this section are eligible project
costs, and may include any project cost that would otherwise be eligible if
undertaken within the District. The City intends to make the following project
cost expenditures outside the District:
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Expenditure Type Estimated Cost Estimated Timing
Hank Aaron Multi-Use Trail Extension $600,000 | Not later than 2048
Street Improvements on W National Ave $250,000 | Not later than 2048

Housing & Other Economic $250,000 | Not later than 2048
Development Incentives

Total $1,100,000

Professional Service and Organizational Costs

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

Administrative Costs

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

Financing Costs

Interest expense, debt issuance expenses, redemption premiums, and any other
fees and costs incurred in conjunction with obtaining financing for projects
undertaken under this Plan are eligible Project Costs.
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SECTION 7:
Map Showing Proposed Improvements and Uses

Map Found on Following Page.
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City of West Allis
Tax Increment District #22: Future Land Use
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City of West Allis

Tax Increment District #22: Rendering
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City of West Allis
Tax Increment District #22: Improvements
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SECTION 8:
Detailed List of Estimated Project Costs

The following list identifies the Project Costs that the City currently expects to
incur in implementing the District’s Plan. All projects identified and related costs
reflect the best estimates available as of the date of preparation of this Plan. All
costs are preliminary estimates and may increase or decrease. Certain Project
Costs listed may become unnecessary, and other Project Costs not currently
identified may need to be made. (Section 6 details the general categories of
eligible Project Costs). Changes in Project Cost totals or the types of Project
Costs to be incurred will not require that this Plan be amended. This Plan is not
meant to be a budget nor an appropriation of funds for specific Project Costs,
but a framework within which to manage Project Costs.

Tax Incremental District No. 22 Project Plan City of West Allis
Prepared by Ehlers Page | 25



Project Est. Cost Est.

ID Project Name/Type Priority Contingent1 Ongoing Totals 1/2 Mile Timing
1 Development Incentives® 10,599,094 10,599,094 2028-2049
2 Administration and Professional Services 848,227 848,227 2026-2054
3 Infrastructure Improvements at Public Spaces3 750,000 750,000 600,000 NLT 2048
4 Street Improvements4 500,000 500,000 250,000 NLT 2048
5 Housing/Other Economic Development Incentives 250,000 250,000 250,000 NLT 2048
Total Projects 10,599,094 1,500,000 848,227 12,947,321 1,100,000
Notes:

1) The City may need to make improvements to other infrastructure within the District or the half-mile surrounding as a result of the Project. Whether
improvements will be needed and when they may be needed is undetermined. Current cost estimates are included, but projects will only be funded from the
District to the extent funds are available and the improvements are for the benefit of the District and needed to implement the Plan. The City may pro-rate the
TID contribution to the projects to match costs to the benefit provided to the District.

2) Projected development incentive payments have a present value of $5,611,317 using a 6.0% discount rate.

3) To include art, benches, multi-use paths, and other like projects.

4) To include bump outs, crosswalks, paint, and other like projects.
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SECTION 9:

Economic Feasibility Study, Description of the Methods
of Financing Estimated Project Costs and the Time When
Related Costs or Monetary Obligations are to be Incurred

This Section includes a forecast of the valuation increases expected within the
District, the associated tax increment collections, a summary of how Project
Costs would be financed, and a projected cash flow demonstrating that the
District is economically feasible.

Key Assumptions

The Project Costs the City plans to make are expected to create $23.85 million
in incremental value by January 1, 2028. Estimated valuations and timing for
construction of the Project are included in Table 1. Assuming the City’s current
equalized TID Interim tax rate of $20.90 per thousand of equalized value, and
no economic appreciation or depreciation, the Project would generate $14.09
million in incremental tax revenue over the 27-year term of the District as
shown in Table 2.
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Table 1 - Development Assumptions

Construction 1 Construction
SoNa Lofts Phase Il Annual Total
Year Year
Units Total Value
|Estimated Value per $203,850
1 2026 59 11,925,250 11,925,250 2026 1
2 2027 59 11,925,250 11,925,250 2027 2
3 2028 0 2028 3
4 2029 0 2029 4
5 2030 0 2030 5
6 2031 0 2031 6
7 2032 0 2032 7
8 2033 0 2033 8
9 2034 0 2034 9
10 2035 0 2035 10
11 2036 0 2036 11
12 2037 0 2037 12
13 2038 0 2038 13
14 2039 0 2039 14
15 2040 0 2040 15
16 2041 0 2041 16
17 2042 0 2042 17
18 2043 0 2043 18
19 2044 0 2044 19
20 2045 0 2045 20
21 2046 0 2046 21
22 2047 0 2047 22
23 2048 0 2048 23
24 2049 0 2049 24
25 2050 0 2050 25
26 2051 0 2051 26
27 2052 0 2052 27
Totals 117 23,850,500 23,850,500
Notes:
1) Based on informaton provided by the Developer on February 10, 2026. Values
converted to equalized using the 2025 aggregate ratio of 85.87%.
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Table 2 - Tax Increment Projection Worksheet

Type of District Base Value
District Creation Date Economic Change Factor
Valuation Date Apply to Base Value
Max Life (Years) Base Tax Rate
End of Expenditure Period Rate Adjustment Factor
Revenue Periods/Final Year
Extension Eligibility/Years
Eligible Recipient District
Construction Value Valuation  Economic Total Revenue Tax
Year Added Year Change Increment Year Tax Rate' Increment
1 2026 11,925,250 2027 0 11,925,250 2028 $20.90
2 2027 11,925,250 2028 59,626 23,910,126 2029 $20.90
3 2028 0 2029 119,551 24,029,677 2030 $20.90
4 2029 0 2030 120,148 24,149,825 2031 $20.90
5 2030 0 2031 120,749 24,270,574 2032 $20.90
6 2031 0 2032 121,353 24,391,927 2033 $20.90
7 2032 0 2033 121,960 24,513,887 2034 $20.90
8 2033 0 2034 122,569 24,636,456 2035 $20.90
9 2034 0 2035 123,182 24,759,639 2036 $20.90
10 2035 0 2036 123,798 24,883,437 2037 $20.90
11 2036 0 2037 124,417 25,007,854 2038 $20.90
12 2037 0 2038 125,039 25,132,893 2039 $20.90
13 2038 0 2039 125,664 25,258,558 2040 $20.90
14 2039 0 2040 126,293 25,384,851 2041 $20.90
15 2040 0 2041 126,924 25,511,775 2042 $20.90
16 2041 0 2042 127,559 25,639,334 2043 $20.90
17 2042 0 2043 128,197 25,767,530 2044 $20.90
18 2043 0 2044 128,838 25,896,368 2045 $20.90
19 2044 0 2045 129,482 26,025,850 2046 $20.90
20 2045 0 2046 130,129 26,155,979 2047 $20.90
21 2046 0 2047 130,780 26,286,759 2048 $20.90
22 2047 0 2048 131,434 26,418,193 2049 $20.90
23 2048 0 2049 132,091 26,550,284 2050 $20.90
24 2049 0 2050 132,751 26,683,035 2051 $20.90
25 2050 0 2051 133,415 26,816,450 2052 $20.90
26 2051 0 2052 134,082 26,950,533 2053 $20.90
27 2052 0 2053 134,753 27,085,285 2054 $20.90
Notes:
1) Tax rate shown is actual 2025/2026 rate per DOR Form PC-202 (Tax Increment Collection Worksheet).
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Financing and Implementation

The District’s Project Costs will primarily consist of a “pay as you go”
development incentive, and administrative and professional services costs
associated with the creation and administration of the District over its term.

The Developer has requested incentive payments to assist with securing a
$16.10 million private first mortgage. The present value of the request is $5.61
million with an estimated future value of $10.60 million assuming a 6.00%
discount rate. The Project has a total estimated cost of $26.84 million.

Initially, and prior to tax increment being generated, the City will advance cash
to the District to pay for the cost of its creation and administration. Amounts
advanced will be repaid and deducted from the first incentive payment which
is expected to be paid in 2028. In each year thereafter, the City’s administrative
and professional service costs will be paid from the tax increment collection,
with the balance of tax increment then going to the incentive payment.

If the District’s financial performance exceeds the projections included in this
Plan, the City may elect to utilize remaining District revenue to pay the cost of
projects included in the continent project list included in Section 8 of this Plan,
provided those costs are incurred prior to the end of the District’s expenditure
period.

Based on the cash flow exhibit (Table 3), it is expected that the District will
recover the planned Project Costs in 22 of its allowable 27 years. The projected
closure is based on the various assumptions noted in this Plan and will vary
dependent on actual Project Costs incurred and the actual amount of tax
increments collected.

Tax Incremental District No. 22 Project Plan City of West Allis
Prepared by Ehlers Page | 30



Table 3 - Cash Flow

iCALLABLE MATURITIES
END OF EXP. PERIOD

Projected Revenues Projected Expenditures Balances
MRO #1
2026 Ongoing
Tax Total SoNa Residential® Planning & Total Liabilities

Year Increments Revenues $10,599,094 Administration | Expenditures Annual Cumulative Outstanding Year
2026 0 45,000 45,000 (45,000) (45,000) 10,599,094 2026
2027 0 25,000 25,000 (25,000) (70,000) 10,599,094 2027
2028 249,280 249,280 154,030 25,250 179,280 70,000 0 10,445,064 2028
2029 499,806 499,806 474,304 25,503 499,806 0 0 9,970,761 2029
2030 502,305 502,305 476,548 25,758 502,305 0 0 9,494,213 2030
2031 504,817 504,817 478,801 26,015 504,817 0 0 9,015,412 2031
2032 507,341 507,341 481,065 26,275 507,341 0 0 8,534,346 2032
2033 509,877 509,877 483,339 26,538 509,877 0 0 8,051,007 2033
2034 512,427 512,427 485,623 26,803 512,427 0 0 7,565,383 2034
2035 514,989 514,989 487,917 27,071 514,989 0 0 7,077,466 2035
2036 517,564 517,564 490,222 27,342 517,564 0 0 6,587,244 2036
2037 520,152 520,152 492,536 27,616 520,152 0 0 6,094,708 2037
2038 522,752 522,752 494,861 27,892 522,752 0 0 5,599,847 2038
2039 525,366 525,366 497,196 28,171 525,366 0 0 5,102,652 2039
2040 527,993 527,993 499,541 28,452 527,993 0 0 4,603,111 2040
2041 530,633 530,633 501,896 28,737 530,633 0 0 4,101,215 2041
2042 533,286 533,286 504,262 29,024 533,286 0 0 3,596,953 2042
2043 535,953 535,953 506,638 29,314 535,953 0 0 3,090,315 2043
2044 538,632 538,632 509,025 29,608 538,632 0 0 2,581,290 2044
2045 541,325 541,325 511,422 29,904 541,325 0 0 2,069,869 2045
2046 544,032 544,032 513,829 30,203 544,032 0 0 1,556,039 2046
2047 546,752 546,752 516,248 30,505 546,752 0 0 1,039,792 2047
2048 549,486 549,486 518,676 30,810 549,486 0 0 521,116 2048

2000 [ T 552,233 | 552,233 521,116|  31,118|  552,233| 0| 0 o[ 2089
2050 554,995 554,995 31,429 31,429 523,566 523,566 2050
2051 557,770 557,770 31,743 31,743 526,026 1,049,592 2051
2052 560,558 560,558 32,061 32,061 528,498 1,578,089 2052
2053 563,361 563,361 32,381 32,381 530,980 2,109,069 2053
2054 566,178 566,178 32,705 32,705 533,473 2,642,542 2054
Totals 14,089,863 14,089,863 10,599,094 848,227 11,447,321 Totals

Notes: INPV @ 6.00% $5,611,317 | [ PROJECTED CLOSURE YEAR

1) Annual MRO payment is based on 100% of increment less the annual administrative costs.

Assumes the 2028 payment is further reduced by the 2026 and 2027 administrative costs. LEGEND:
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SECTION 10:
Annexed Property

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

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

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

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

Zoning Ordinances

The proposed Plan is in general conformance with the City’s current zoning
ordinances. Individual properties may require rezoning at the time of
development.

Master (Comprehensive) Plan and Map

The proposed Plan is in general conformance with the City’s Comprehensive
Plan identifying the area as appropriate for mixed commercial and high density
residential uses.

Building Codes and Ordinances

Development within the District will be required to conform to State Building
Codes and will be subject to the City's permitting and inspection procedures.
The proposed Plan conforms to all relevant State and local ordinances, plans,
and codes. No changes to the existing regulations are proposed or needed.
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SECTION 13:
Statement of the Proposed Method for the Relocation of
any Persons to be Displaced

Should implementation of this Plan require relocation of individuals or business
operations, relocations will be handled in compliance with Wis. Stat. Chapter
32 and Wis. Admin. Code ADM 92.

SECTION 14:
How Creation of the Tax Incremental District Promotes
the Orderly Development of the City

Creation of the District and the implementation of the projects in its Plan will
promote the orderly development of the City by creating opportunities for
mixed use development and thereby eliminate blighting conditions in the
District through the provision of appropriate financial incentives for private
development projects. Through use of tax increment financing, the City can
attract new investment that results in increased tax base. Development will
occur in an orderly fashion in accordance with approved plans so that the
Projects will be compatible with adjacent land uses. Development of new uses
in the District will add to the tax base and will generate positive secondary
impacts in the community such as the redevelopment of a blighted area,
creation of market rate multi-family housing to meet market demand, and
provision of employment and commercial opportunities related to the
construction and operation of the Project.
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SECTION 15:
List of Estimated Non-Project Costs

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

e A public improvement made within the District that also benefits
property outside the District. That portion of the total Project Costs
allocable to properties outside of the District would be a non-project
cost.

e A public improvement made outside the District that only partially
benefits property within the District. That portion of the total Project
Costs allocable to properties outside of the District would be a non-
project cost.

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

No improvements to be made within the District will benefit property outside
the District. Furthermore, there will be no improvements made outside the
District that will only partially benefit the District.
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SECTION 16:
Legal Opinion Advising Whether the Plan is Complete
and Complies with Wis. Stat. § 66.1105(4)(f)

Legal Opinion Found on Following Page.
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ciTY OF

EsT. 1908

March 17, 2026

Mayor Dan Devine

City of West Allis

7525 W Greenfield Ave West
Allis, Wisconsin 53214

RE: Project Plan for Tax Incremental District No. 22

Dear Mayor:

City Attorney’s Office
attorney@westalliswi.gov
Office: 414.302.8450
Fax: 414.302.8444

City Attorney

Principal Assistant City Attorneys

Assistant City Attorney

Wisconsin Statute 66.1105(4)(f) requires that a project plan for a tax incremental financing
district include an opinion provided by the City Attorney advising as to whether the plan is

complete and complies with Wisconsin Statute 66.1105.

As City Attorney for the City of West Allis, | have been asked to review the above- referenced
Project Plan for compliance with the applicable statutory requirements. Based upon my
review, in my opinion, the Project Plan for the City of West Allis Tax Incremental District No.
22 is complete and complies with the provisions of Wisconsin Statute 66.1105.

Sincerely,
A
S s
&
Kail; Decker
City Attorney

City of West Allis » 7525 West Greenfield Avenue « West Allis, WI 53214 » www.westalliswi.gov
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SECTION 17:
Calculation of the Share of Projected Tax Increments

Estimated to be Paid by the Owners of Property in the
Overlying Taxing Jurisdictions

The following projection is provided to meet the requirements of Wis. Stat. §
66.1105(4)()4. Allocation of future tax increments is based on the projections

included

breakdown of tax collections for the 2025/2026 levy year.

in this Plan and assumes the same proportions as the actual

Milwaukee Milwaukee Area
Revenue Milwaukee County Metro City of West  School District Technical Revenue
Year County Sewer District Allis of West Allis College Total Year
2028 37,485 14,709 90,472 97,515 9,099 249,280 2028
2029 75,157 29,492 181,396 195,517 18,244 499,806 2029
2030 75,533 29,640 182,303 196,495 18,335 502,305 2030
2031 75,910 29,788 183,215 197,477 18,427 504,817 2031
2032 76,290 29,937 184,131 198,465 18,519 507,341 2032
2033 76,671 30,086 185,052 199,457 18,611 509,877 2033
2034 77,055 30,237 185,977 200,454 18,704 512,427 2034
2035 77,440 30,388 186,907 201,456 18,798 514,989 2035
2036 77,827 30,540 187,841 202,464 18,892 517,564 2036
2037 78,216 30,693 188,780 203,476 18,986 520,152 2037
2038 78,607 30,846 189,724 204,493 19,081 522,752 2038
2039 79,000 31,000 190,673 205,516 19,177 525,366 2039
2040 79,395 31,155 191,626 206,544 19,273 527,993 2040
2041 79,792 31,311 192,584 207,576 19,369 530,633 2041
2042 80,191 31,468 193,547 208,614 19,466 533,286 2042
2043 80,592 31,625 194,515 209,657 19,563 535,953 2043
2044 80,995 31,783 195,488 210,705 19,661 538,632 2044
2045 81,400 31,942 196,465 211,759 19,759 541,325 2045
2046 81,807 32,102 197,447 212,818 19,858 544,032 2046
2047 82,216 32,262 198,435 213,882 19,957 546,752 2047
2048 82,627 32,424 199,427 214,951 20,057 549,486 2048
2049 83,040 32,586 200,424 216,026 20,157 552,233 2049
2050 83,456 32,749 201,426 217,106 20,258 554,995 2050
2051 83,873 32,912 202,433 218,192 20,359 557,770 2051
2052 84,292 33,077 203,445 219,283 20,461 560,558 2052
2053 84,714 33,242 204,463 220,379 20,563 563,361 2053
2054 85,137 33,408 205,485 221,481 20,666 566,178 2054
Totals 2,118,721 831,400 5,113,683 5,511,759 514,300 14,089,863
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