“APPROVAL PENDING”

Plan Commission Minutes
Tuesday, September 25, 2007 at 7:00 p.m.
Paul J. Bertschinger Community Center
7860 Hwy 42, Egg Harbor, Wisconsin

Members Present: Chair Nancy Fisher, Sharon Fitzgerald, Dave Tuch, Kathy Mand Beck, and Jeff
Tunney (7:01)

Members Absent: Chris Anderson

Also Present: Charity Buhr, Josh Van Lieshout, Emily Pitchford, and Jack Jackson (Orchards).

1. Call Meeting to Order
Chair Fisher called meeting to order at 7:00 P.M.

2. Pledge of Allegiance

3. Approval of the Agenda
Fisher moved, seconded by Fitzgerald to approve the agenda with eliminating item #4 and
addressing it at October meeting. Motion passed unanimously.

4. Approve August 28, 2007 Plan Commission meeting minutes
Removed from agenda until October meeting.

5. Open Session (limited to 10 minutes)
Fisher introduced Emily Pitchford to the Plan Commission, she will be appointed at the October
Board meeting.

6. Public Hearing — Orchards of Egg Harbor, LLC Conditional Use Permit Application for a
clubhouse and restaurant facility located in the NE ¥, NW ¥, SE ¥ and SW ¥ and SW1/4 of
the NE % and that part of the SE % of the NW ¥ all in Section 19, Township 30 North,
Range 27 East, Village of Eqg Harbor, Door County Wisconsin. Commonly described as
8125 Heritage Lake Road, Eqg Harbor, Wisconsin.

Fisher opened the public hearing at 7:02 P.M.

Fisher confirmed that the public hearing has been properly noticed.

Jackson explained that this building will be replacing the previously existing building with a few
modifications to the porches.

The building’s siding will be a light gray with white trim.

Fisher closed the public hearing at 7:06 P.M.

7. Action — Orchards of Eqgg Harbor, LL C Conditional Use Permit
Tunney moved, seconded by Beck to grant the conditional use permit request for the rebuilding of
the Orchards of Egg Harbor, LLC clubhouse as presented. Motion passed unanimously.

8. Discussion on proposed Lighting Ordinance
Fisher explained that this has been briefly discussed in the past and this may be something the
Plan Commission would like to explore further.
Fisher stated that she felt there may be a way for the quality of light in the Village and efficiency
to improve.
Tuch stated that he found one other municipality in northern Door County that has a simple
lighting ordinance.
Fisher would like to accomplish a lighting ordinance by the end of 2007.
Fisher would like to have lighting that gives off the most light to possibly cut down the number of
light poles.
Tunney will work on this and bring suggestions to the October meeting.
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9. Administrator’s Report

Van Lieshout explained the following.

a.

b.

TIF Districts

TIF stands for tax increment financing district.

See attached handout.

This is a means by allowing municipalities to jump start redevelopment in areas that
may need it.

This could be used in the rehabilitation of a structure as well as the installation of
public services.

This is typically done for manufacturing type improvements but it can be done for
retail.

This is a type of financing that utilizes the municipality taking a loan to help a
developer begin improvements. The municipality is able to keep the taxes from the
increased value of the property improvements until the note is paid off.

Another concept is a business improvement district — BID district.

This is a taxing authority that is a defined geographic area. The people would levy
an additional tax to themselves to improve a business area.

Architectural Review

This came up in the comprehensive plan discussions.

VanLieshout explained that this is usually something you can suggest but can’t
always make everyone follow.

Van Lieshout stated that Wisconsin mentality may be difficult to regulate too tightly
on this issue.

If this was to be gone further there may be a need for a design meeting.

Tunney explained that previously the Plan Commission members took pictures of
architecture around the county that they liked and didn’t like.

VanLieshout questioned whether the commission would like to make suggestions or
if this is something they would like codified.

Fisher stated that she would suggest guidelines for people to follow in the
commercial areas of the Village.

The Plan Commission will work further on this in the future.

10. Next Meeting
October 17, 2007 at 6:00 P.M. Land Use Survey work with Rob Burke

October 23, 2007 at 7:00 P.M. regularly scheduled meeting.

11. Adjourn

Fisher moved, seconded by Tunney to adjourn at 8:37 P.M. Motion passed unanimously.

Respectfully Submitted,

Charity Buhr

Deputy Clerk-Treasurer/
Administrative Assistant



INTEROFFICE MEMORANDUM

TO: PLAN COMMISSIONERS

FROM: JOSH VAN LIESHOUT

SUBJECT: SEPTEMBER, 2007 AGENDA ITEMS
DATE: 9/20/2007

cG FILE

Items 6 & 7) Jack Jackson, Orchard’s Golf Course has submitted a floor plan and elevations fot

a proposed clubhouse to replace the one recently lost to fire. The proposed clubhouse will be using

the existing foundation. I have reviewed the site plan submitted for the previous club house and find

the location to conform to the Village Zoning Code. I reviewed the parking requirements and have

found the following, the Village code does not specify the number of required stalls for golf courses,

"but does prescribe requirements for retail and dining establishments. The facility will be served by an
existing 250 stall parking lot, our code requires 50 stalls for the proposed club house.

Because the parking lot is existing, it by itself is not under review. The parking lot does conform
to setback requirements and interior landscaping design requirements. The code does require shade
trees to be planted where patking lots abut property owned by another party. Adding the shade trees
does not require modification to the parking lot, you should require the code minimum of five, 2
1/27 caliper shade trees to be planted along the north border of the existing parking lot where the
parking lots abuts land owned by another party.

The zoning code is silent regarding exterior building treatments and the 1998 Comprehensive
Plan does not appeat to elabotate on architectural details "beyond the downtown district.
Nonetheless, it is my opinion that the proposed clubhouse reflects the desired architectural character
expressed in figure 9-4 of the comprehensive plan (attached).

Item 8) President Fischer will lead this discussion

Ttem 9 & 10) These are items that have come up in comprehensive planning meetings and I will
elaborate on them during the meeting,
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State of Wisconsin
Ch 1 Sec 1 What is TIF? -1-

1.1 What is TIF?

Basic Function of TIF

Department of Revenue
Division of State and Local Finance

Tax Incremental Finance, or TIF, is a financing tool that allows municipalities to invest in
infrastructure and other improvements, and pay for these investments by capturing
property tax revenue from the newly developed property. An area is identified (the tax
incremental district, or TID) as appropriate for a certain type of development, and
projects are identified to encourage and facilitate the desired development. Then as
property values rise, the property tax paid on that private development is used by the
municipality to pay for the projects. The tax paid to the schools, county and technical
college district (the overlying taxing jurisdictions) is also sent to the municipality to pay
for the improvements. After the costs of the projects are paid off, the TID is closed and
the value of all the new development gets shared by the municipality, schools, county and

technical college as it does for other property.

The way TIF is used varies from project to project, and from place to place. In some
cases, the municipal governing body will choose an area they would like to see

developed, or that is unlikely to develop without
assistance. They then design improvements, such as
roads, sidewalks, sewer systems, etc., that will
attract growth. In other cases, a developer or
company will identify a site where they might like to
locate, and as part of negotiations with the municipal
body, TIF will be used to fund some improvements,
such as demolition, soil clean up, roads, water, etc.,
that the developer would like. Either way, an area
that faces development challenges gets help to grow,
providing a larger tax base for the municipality and
the overlying taxing jurisdictions. In Wisconsin,
when the tax base grows and spending is stable, tax
rates and tax bills are expected to go down,
decreasing the property tax burden for everyone.

Background of TIF Law

Please Note: One of the key foundations
for the use of TIF is the "but for" test.
As part of all creation resolutions, a
municipality must find that the desired
development would not happen but for
the use of TIF; they have to believe that
without TIF the development would
never happen on its own. This is very
important to making sure that TIF assists
development projects that need help, but
that it isn't a give-away of tax dollars to
private developers or property owners.

Wisconsin adopted TIF legislation in 1975 in response to the challenges of eliminating
blighted areas in depressed urban areas. At this time interest rates were high, making
government borrowing relatively expensive, and that made investment in infrastructure
and redevelopment unattractive. Also, the cost of redeveloping blighted areas is high
compared to development in open areas. This is due to demolition, alteration, remodeling
or repairing existing buildings, removing environmental contamination from soil or
groundwater, or site assembly, to name a few. Furthermore, if a municipality wanted to
invest to expand their local tax base, the cost of doing so would be paid by them alone,
while the overlying taxing jurisdictions would reap the benefits of the growth. The
Legislature saw this situation is inequitable, and saw TIF as a way to remedy the problem
because of the cooperation it requires among local units of government.

Wisconsin Tax Incremental Finance Manual

Revised 9/05
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State of Wisconsin Department of Revenue
Ch 1 Sec 1 What is TIF? -2- Division of State and Local Finance

Since it was first adopted in 1975, several major changes have been made. These
changes have tended to expand the ways that TIF can be used, and have increased the
involvement of the overlying taxing jurisdictions and local residents. The most recent
changes, in 2004 and 2005, have had a very significant impact on how TIF can help
municipalities grow. A new type of TID was added — the mixed-use district — and the life
of a TID was extended so more tax increments could be captured. More extensive
reporting requirements and audits for TIDs are also required. The Department of
Revenue has been given powers to enforce some of the limitations on TIF use, such as
the 12% equalized value limit. New TIF powers were also given to Town governments
that allow them to use a special Town TIF, for specific project types, and City/Village
TIF when a boundary agreement has been signed with the neighboring city or village. As
new and more flexible features are added, the usefulness of TIF will continue to grow.

Recent Trends in TIF Use

As the TIF Law has been getting more flexible, the use of TIF has been accelerating. In
recent years, more TIDs are being created in more places, and the TIDs that exist are
more frequently being amended to add territory and more projects. The number of
creations and amendments has been fairly erratic, due to anticipating changes in the law,
macro-business cycle forces, and other local financial considerations. However, steadily
growing shares of Wisconsin's tax base and local tax revenues have been tied up in TIDs.
Statewide; about 4% of tax revenues are tax increments that can only be used to pay for
TIF project costs.

Section 1.3 provides a more in-depth, statistical look at these trends.

Wisconsin Tax Incremental Finance Manual Revised 9/05
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Wisconsin Business Improvement Districts- BIDs

Since 1992, the University of Wisconsin- Extension (UWEX) in collaboration with the
Wisconsin Downtown Action Council has monitored Business Improvement Districts
operating in Wisconsin municipalities. Each year, BID representatives respond to a
questionnaire requesting information on a wide variety of topics including: assessment
methods, revenues, expenditures, district programs and activities, staffing, etc. Thirty BID
(62.5%) representatives responded to the latest round of surveys. This Fact Sheet summarizes
the results of this latest survey effort.

What is a Business Improvement District- BID?

Wisconsin Act 184, signedinto law in 1984, gives Wisconsin municipalities (i.e., cities, villages and towns) the powe:
to establish one or more Business Improvement Districts within their community and an assessment methodology that
allows business properties within that geographic area to contribute to programs aimed at promotion, management,
maintenance and development of that district. BIDs are restricted to commercial and industrial properties within a
municipality that are subject to real estate tax. Tax-exempt properties (i.e., religious, public utility or government
properties) or those used exclusively as residences cannot be included in the assessment district. Section 66.608 of the
Wisconsin Statutes regulate Business Improvement Districts.

How many BIDs operate in Wisconsin?

There are currently 53 BIDs in operation in the state. In 1997, a number of new neighborhood BIDs were created
within the City of Milwaukee. A few of the Wisconsin communities thathaverecently established BIDsinclude Black
River Falls, Green Bay and Mosinee. One Wisconsin community (Manitowoc) terminated its BID this past year.

What is the value of BID property?

The average assessed value of all property within reporting BIDs (n=28) is $ 28,610,886. The total assessed value
of all property in reporting BIDs (n=28) is $889,965,410. The average assessed value has increased by 6.8% from
1996 while the total assessed value of all property has increased by 17.2%. Multi-year comparisons should be carefully
interpreted since not all BIDs are included in the annual surveys.

How large are BIDs?

BIDs vary greatly in size. The average number of tax parcels contributing to a districtis 118. This figure
does not account for the two smallest BIDs, both located in Milwaukee (Riverfront Plaza and W ater Street). These two
BIDs have | and 2 parcels, respectively, and were created exclusively for funding capital improvement projects. The
largest BID, also located in Milwaukee (Historic King Drive) has 387 parcels.

The Wisconsin map on the next page illustrates the location of BIDs currently operating in the state.

The Local Governmenl Center and Uw-Extenslon provide equal opportunities In employment and programming.
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BID COMMUNITIES
IN WISCONSIN

Grantsburg

@ Rice Lake *
Chippewa Falls * | Antigo *
Menomonie @ @
@ @Eau Claire * (3) :
D River Falis * Snawano
Marshfield;@
Arcadia @ Manitowoc
Omro@ Oshkosh
Berlin @ @

Reedsburg , Portage
@ @ Ripon*Q Sheboygan @

Baraboo @ Waupun @) Sheboygan Falls *@)
Hartford @) Port Washington

Sun Prairie @ Menomonee Falls @
%% Q Waukesha @)

Milwaukee (12)

Deertield Wauwatosa@
West AlliS@
Brodhead
rodnea @Lake Geneva

Monroe@@ Beloit * Kenosha (2)@

* Wisconsin Main Street Communities



How are BIDs managed?

Q Twenty of the reporting BIDs currently support a full-time Director / Manager, whose average salary is
$35,000 per year. Seven BIDs have part-time managers and nine BIDs do not employ either a full or
part- time manager. These nine BIDs are generally managed by a member of the BID Board.

Q Administration of a BID is handled by a Board of Directors. While the State Statutes only require five Board
members, the average number of BID Board members is 9.

O Ten BIDs responding to the survey, support a Wisconsin Main Street Program.

How are BID Assessments Determined?

BIDs use a variety of methods to determine the amount of district assessment. BID levies are generaily based on a
proportion of the individual property’s assessed value buy may also be based on parcel sizes or frontage footage. For
those 25 BIDs responding that use a ratio methodology (based on each $1,000 of assessed value), the average BID
assessment is $2.90. In comparison to last year, assessment rates have increased on average by $0.86/81,000. The

lowest district assessed at such a rate is still Monroe at $0.45 per $1,000.

How much money do BIDs generate?

Total BID levies generate over 1.6 million dollars each year. The average district revenue generated fTom assessments
is $57.908 (n=29). Many districts supplement this revenue from a wide range of sources. The following table
summarizes these external funding sources and average amount of extramural funds generated.

Are there other funding sources used to supplement the BID revenues?

The following types of sources contribute to BID activities and programs. The numbers represent how many BIDs
obtained funding from these other sources. Asis evident from the list, many BIDsrely solely on the BID assessments.

Investment Interest: 9 Fund Raising: 4
Private Donations: 10 Member Fees:

Municipa! Contributions: 16 Other: 13
Grant(s): 5

What is the average operating budget for a BID?

The average annual operating budget is $69,022. Operating budgets range from a low of $5,000 (Eau Claire- W.
Grand Avenue) to a high of $400,000 (Historic Third Ward- Milwaukee).
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How are BID monies spent?

Business Improvement Districts often contract for a number of professional services to help administer BID
programs and their operation.

(33%) of the Reporting BIDs Contracted  Graphic Design Services
(30%) of the Reporting BIDs Conuracted  Accounting Services
(27%) of the Reporting BIDs Contracted  Litter Control Services
(20%) of the Reporting BIDs Contracted Legal Services

(20%) of the Reporting BIDs Contracted Secretarial Services
(20%) of the Reporting BIDs Contracted Snow Removal Services
(17%) of the Reporting BIDs Contracted Events Production
(57%) of the Reporting BIDs Contracted  Other Qutside Services*

—
~l b O v O 0O NS

[y

* The Other Services category increased substantially from the previous year. In 1996, ten BIDs reported using other
types of services as opposed to 20 this year. The types of services included contracting for all BID operations including
staffing, market analysis, decorating, operations and maintenance of capital investments, and graffiti removal.

Other Types of BID Expenditures Include:
‘ No, BIDs % Total Avg, Expenditure

Promottonal Efforts (General) 23 76% NA
Special Events 20 6% NA
Retail Business Promotions 15 50% NA
Other 9 30% NA
Assistance for Business Start-Up(s) 2 7% NA
Job Training Programs 19 63% NA
Advertising 18 60% $ 2470
Marketing . 19 63% $ 4305
‘ Audiovisual Materials 2 7% $ 2407
Physical Improvements 10 33% $ 4,991
Streetscape Development 18 60% $72,593

For more information on Wisconsin BIDs, including a Directory of names and addresses for BID representatives, contact:

Charles S. Law, Ph.D.

Comununity Planning and Design Specialist
Local Government Center

229 Lowell Hall, 610 Langdon St.
Madison, WI 53703

(608) 265-2501

Email: cslaw@facstaff. wisc.edu

Or visit our Internet Web Site at: http:/www.uwex.edu/lgc/cp&d/bidpage/bid.htm

e e

Local Government Center Phone (608) 262-9961
University of Wisconsin- Fax {608) 265-8662
Extension

229 Lowell Hall

610 Langdon Street

Madison, Wl 53703
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BID CREATION PROCESS

Form BID Planning Committee p P e

-insure adequate representation of affected parties COOPERATIVE
-survey/poll affected parties : 6710/96

BID Planning Committee Drafts Initial Operating Plan (and submits legal opinion
that the following have been addressed)
-identifies BID goals and objectives and its relationship to any municipal master plan
-identifies district boundaries and whether manufacturing properties will be assessed
-identifies assessment methodology and actual rates
_identifies procedures for collection and the kind, number and location of all

O S

BID Planning Committee (i.e., real commercial property owners) Petitions
Local Unit of Government for Permission to Create BID

Local Unit of Government (usually the Plan Commission) Makes Notice of Proposed
BID and the Date and Times of Scheduled Public Hearing
. -posted and published as a Class 2 Notice under Chapter 985.07(2)
-certified letters mailed to all affected property owners (this should include a map
identifying the boundaries of the proposed district and a copy of the initial
operating plan or location where one can be acquired)

Plan Commission Holds Public Hearing
-designates proposed BID and adopts Initial Operating Plan

ORI RS E
____________ e DR R AR R R S 5% RS . O XSRS AR
e i ke -

SRR

Proposed BID Can be Rejected 1f:
3@ D ay a) petition is signed by owners of properties

Waiting Peried

representing more than 40% of the value
of property to be assessed using the same
method of valuation specified in the
initial operating plan

than 40% of the value of property
to be assessed in the proposed BID

e e R e R R R R TR R R AR

b) petition is signed by owners representing more

Common Council Votes to Adopt Operating Plan and Establishes or Rejects
Proposed BID

Mayor or Municipality's Chief Executive Officer Appoinis BID Board Members
.must have a minimum of 5 members with a majority being district property

owners or tenants
.members generally recommended by BID planning or ad hoc committee
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