
AGENDA 

CITY OF BERLIN 

JOINT REVIEW BOARD MEETING 

Thursday, April 10, 2025 

1:00 p.m. 

Council Chambers, City Hall 

108 N Capron Street, Berlin WI 

 

1. Call to Order. 

 

2. Roll Call. 

 

3. Approval of the Minutes from the February 20, 2025, JRB Meeting. 

 

4. Review and discussion of the proposed Project Plan and Boundary for Tax Incremental 

District No. 17. 

 

5. Approval of the Joint Review Board Resolution creating TID No. 17. 

 

6. Adjourn. 

 

The purpose of this meeting is to reconvene the Joint Review Board to review and discuss 

the proposed Project Plan and Boundary for the City of Berlin TID No. 17, pursuant to 

Section 66.1105 of the Wisconsin Statutes. A final decision will be made regarding TID No. 

17, a resolution will be acted upon, and the municipality will be notified of its decision. This 

meeting should be concluded in less than 1 hour. The City of Berlin has contracted with 

Robert W. Baird & Company to assist in the creation of the project plan listed above. If you 

have any further questions about the duties of the Joint Review Board or want to discuss 

this project before the meeting, you may contact Jessi Balcom City Administrator at 920-

361-5400. 

It is possible that members of, and possibly a quorum of members of, other government bodies 

of the municipality may attend this Joint Review Board Organizational Meeting to gather 

information. No action will be taken by any governmental body at this meeting other than the Joint 

Review Board. 

 



CITY OF BERLIN 
JOINT REVIEW BOARD ORGANIZATIONAL MEETING 

MINUTES 
Thursday, February 20, 2025 at 1PM 

Council Chambers, City Hall 
108 N. Capron Street, Berlin WI 

 
 
 

Call to Order. The meeting was called to order at 1:02PM by Adam Ruechel of Robert W. Baird & Co. 
 
Roll Call. Present: Nina Krenz, Green Lake County Representative; Tara Wendt, Moraine Park Technical 
College Representative; Tricia Polakowski, Berlin Area School District Representative; Susan Thom, 
Public Member; Jessi Balcom, City Representative. 
 
Appointment of Chairperson: Motion by Tricia Polakowski to appoint Jessi Balcom as Chairperson, 
seconded by Nina Krenz. Motion carried. 
 
Appointment of Public Member: Motion by Tricia Polakowski to appoint Susan Thom as the Public 
Member, seconded by Nina Krenz. Motion carried. 
 
Discussion of the Role of the Joint Review Board held. 
 
Discussion on overview of purpose and description of the Tax Incremental District No. 17 being created.  
Two phases of development are projected within the project plan.  Phase 1 is anticipated to include 
duplex development along Canal Street.  Phase 2 is anticipated to include development within 
Ruddock’s subdivision. 
 
The next meeting of the Joint Review Board for formal review and action on the Tax Incremental District 
No. 17 was set for Thursday, April 10, 2025 at 1PM. 
 
Adjourn. Motion to adjourn made by Nina Krenz, seconded by Tricia Polakowski.  Motion carried.  
Meeting adjourned at 1:41PM. 
 
 
Respectfully submitted by Jessi Balcom, Chairperson/City Representative. 
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Project Plan & District Boundary 

Tax Incremental District No. 17 

in the 
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Adopted by Joint Review Board April 10, 2025 
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Section 1: City of Berlin Officials 
 

City Council 

Joel Bruessel Mayor 

Terry Przybyl Alderperson Ward 1 and Ward 7 

Emmett Durtschi  Alderperson Ward 2 

Kristina Boeck  Alderperson Ward 3 

Samantha Stobbe Alderperson Ward 4 

Joshua Nigbor Alderperson Ward 5 

Catrina Burgess  Alderperson Ward 6 

 

City Staff 

Jessi Balcom City Administrator 

Debra Thiel Deputy Clerk-Treasurer 

Tim Ludolph Planning & Development Director 

 

Planning Commission 

Joel Bruessel-Mayor Mary Kubiak 

Vacant Paul Hanan 

Carol Hughes Victoria Hill 

Terry Przybyl 

 

Joint Review Board 

Jessi Balcom City Representative- Chairperson 

Nina Krenz Green Lake County 

Tara Wendt Moraine Park Technical College 

Tricia Polakowski Berlin Area School District 

Susan Thom Public Member 
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Section 2: Introduction and Description of District  

The City of Berlin (“city”) plans to use Tax Incremental Financing (“TIF”) as a 

successful economic development programming tool by providing public 

improvements and development incentives to encourage and promote 
residential and commercial development. The goal is to increase the tax base, 

to create and enhance economic opportunities, and to increase housing 
options within the city.  The city works with developers and property owners 

to provide infrastructure improvements and incentives for development. Public 
infrastructure and property improvements will be financed by a combination 

of TIF increments and potential debt financing. 

Tax Increment District (“TID”) No. 17 contains approximately 35.58 acres on 

the parcels adjacent to Canal Street, South Washington Street, and Van Horn 
Street. The TID is being created as a “Mixed-Use District” based on the 

identification and classification of the property proposed to be included in the 
TID. The maximum life (absent extension) of the TID is 20 years from the 

date of adoption. 

Tax incremental financing is being proposed to assist in the completion of 
Phase 1 of the district which is proposed for a 3-10 duplex development 

directly off Canal Street which will serve as a mix of condo and rental units.  
Tax Incremental financing is also being proposed for the completion of Phase 

2 of the district which incorporates the remaining lots within the Ruddock’s 

subdivision located adjacent to Canal Street, South Washington Street, and 
Van Horn Street. Lastly tax incremental financing is being proposed to assist 

within Phase 2 for the future development of a parcel that could serve as either 
a major subdivision or additional multi-family housing.  The proposed and 

potential new developments will generate additional property taxes (tax 
increment) that will be used to offset the cost of the public investments 

resulting from, or needed by, the new developments.  
 

Public improvements within TID #17 also include the planned future expansion 
of water and sewer utility enhancements, storm sewer and road 

extensions/improvements, regional lift station, regional stormwater facility, 
and possible future park and recreational amenity additions. Planned or 

potential development projects are detailed in the Statement of Kind, Number 
and Location of Proposed Projects section of this project plan. 

 

The city anticipates various public improvement project cost expenditures of 
approximately $12,785,895 plus financing/interest costs during the TID’s 15-

year expenditure period. Proposed public project improvements may include 
but are not limited to developer incentives in the form of cash grants, utilities 
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improvements, street improvements and amenities, professional and 

organizational services, administrative costs, and finance costs.  
 

As a result of the creation of this TID, the city projects a preliminary and 
conservative cash flow analysis indicating $17,224,831 in tax increment over 

the two phases of development. The TID increment will primarily be used to 
pay for any debt service costs of the TID, and project development incentives. 

The increment will also be used for potential future public improvement 
projects. The city projects land and improvement values (construction 

incremental value) of approximately $4,250,000 will be created in Phase 1 of 
the TID by the end of 2030. The city projects land and improvement values 

(construction incremental value) of approximately $61,000,000 will be created 
in Phase 2 of the TID by the end of 2036. This additional value will be a result 

of the improvements made, and projects undertaken within 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. 

Section 3: 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 “but for” the creation of this TID, the development projected 

as detailed in this Project 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 making this determination, the city has considered the 
following information: 

 

• Development within the TID has not occurred at the pace 

anticipated by the city. Infrastructure and other development 
related expenses are not likely to be borne exclusively by private 

developers; therefore, the city has concluded that public investment 
will be required to fully achieve the city’s objectives for this area. 

 
• To achieve its objectives, the city has determined that it must 

take an active role in encouraging development by making 
appropriate public expenditures in the area. Without the availability 

of tax increment financing, these expenditures are unlikely to be 
made. Enhancement of this area will complement existing venues in 

the city, and benefit not only the city, but all overlapping taxing 
jurisdictions. Accordingly, the costs to implement the needed 

projects and programs are appropriately funded through tax 
increment financing. 
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• To make the area included within the TID suitable for 
development, the city will need to make a substantial investment to 

pay costs of some or all the projects listed in the project plan and to 
maintain a rent structure that does not exceed the upper end of 

market levels. Due to the public investment that is required, the city 
has determined that development of the area will not occur at the 

pace or levels desired solely because of private investment. 
 

2. The economic benefits of the Tax Incremental District, as 
measured by increased property values, are sufficient to compensate 

for the cost of the improvements.  In making this determination, the 
city 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 benefits 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 city 

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 city 

surrounding the TID. 
 

5. The equalized value of taxable property of the TID does not exceed 12% 
of the total equalized value of taxable property within the city. 

  
6. The Project Plan for the TID is feasible and is in conformity with the 

master plan of the city. 
 

7. The city estimates that 15% of the territory within the district will be   
devoted to retail business at the end of the district’s maximum 



City of Berlin 

TID #17 Project Plan & District Boundary 

  
   

7 
 

expenditure period, pursuant to Wisconsin Statutes Sections 

66.1105(5)(b).  
 

8. The city confirms 31.76% percent of the district is land proposed for 
newly platted residential development adhering to the statute 

compliance requirement in sec.66.1105(2)(f)(3) of being less than 35%.  
Residential housing density is at least three units per acre. 

 
 

 
 

 
 

 

 
9. The TID is being created as a Mixed-Use District. This project plan has 

met the definition and requirements for a Mixed-Use District. Not less than 
50% of the proposed district’s area land is suitable for industrial, 

commercial, and residential use.  
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Section 4: Map of Proposed District Boundary  
 

The below Map is reflective of the 01/01/2025 parcel list. 
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Section 5: One Half Mile Radius Map of Proposed District Boundary  
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Section 6: Map Showing Existing Uses and Conditions 
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Section 7: Preliminary Parcels List and Analysis  

As of the 01/01/2025 parcel list. 
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Section 8: Equalized Valuation Test 
 

The following calculations demonstrate that the city is following s.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 city. With TID #17, the value increment of all 
existing Tax Increment Districts will be approximately 5.14%. 

 

Valuation Test Compliance Calculation 

 

2024 Projected Equalized Valuation (TID IN) $ 428,483,600 
Limit for 12% Test $ 51,418,032 

  
Increment Value of Existing TIDs $ 18,825,700 

Projected Base Value of New TID $ 3,196,700 
Total Value Subject to Test $ 22,022,400 

 
Compliance ($22,022,400 < $51,418,032) 

 
Meets Requirement 

 
 
 

Section 9: Statement of Kind, Number and Location of 
Proposed Projects 
 

The city expects to implement the following public project improvements. 

Any costs including eligible administrative costs necessary or convenient to 

the creation of the district 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.  
 

1. VLIET STREET/INFRASTRUCTURE IMPROVEMENTS 

LOCATION:  Vliet Street from S. Washington to Juila Street 

 

 TOTAL: $767,280 

 

DESCRIPTION: Improvements to Vliet Street from S. Washington to Juila 

Street consisting of approximately 960 LF. Improvements include 
engineering, sanitary sewer, storm water, street, and watermain 

repair/replacement/installation. 
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2. RAILROAD STREET/INFRASTRUCTURE IMPROVEMENTS 

LOCATION:  Railroad Street from S. Washington to Chase Street 
 

 TOTAL: $479,550 
 

DESCRIPTION: Improvements to Railroad Street from S. Washington to 
Chase Street consisting of approximately 600 LF. Improvements include 

engineering, sanitary sewer, storm water, street, and watermain 
repair/replacement/installation. 

 
3. FOREST STREET/INFRASTRUCTURE IMPROVEMENTS 

LOCATION:  Forest Street from S. Washington to Julia Street 
 

 TOTAL: $755,550 

 
DESCRIPTION: Improvements to Forest Street from S. Washington to Julia 

Street consisting of approximately 960 LF. Improvements include 
engineering, sanitary sewer, storm water, street, and watermain 

repair/replacement/installation. 
 

4. DWIGHT STREET/INFRASTRUCTURE IMPROVEMENTS 
LOCATION:  Dwight Street from Vliet to Van Horn Street 

 
 TOTAL: $927,130 

 
DESCRIPTION: Improvements to Dwight Street from Vliet to Van Horn 

Street consisting of approximately 1,160 LF. Improvements include 
engineering, sanitary sewer, storm water, street, and watermain 

repair/replacement/installation. 

 
5. CHASE STREET/INFRASTRUCTURE IMPROVEMENTS 

LOCATION:  Chase Street from Vliet to Forest Street 
 

 TOTAL: $495,535 
 

DESCRIPTION: Improvements to Chase Street from Vliet to Forest Street 
consisting of approximately 620 LF. Improvements include engineering, 

sanitary sewer, storm water, street, and watermain 
repair/replacement/installation. 
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6. JULIA STREET/INFRASTRUCTURE IMPROVEMENTS 

LOCATION:  Julia Street from Vliet to Van Horn Street 
 

 TOTAL: $1,127,575 
 

DESCRIPTION: Improvements to Julia Street from Vliet to Van Horn Street 
consisting of approximately 1,160 LF. Improvements include engineering, 

sanitary sewer, storm water, street, and watermain 
repair/replacement/installation. 

 
7. CANAL STREET/INFRASTRUCTURE IMPROVEMENTS 

LOCATION:  Canal Street from S. Kossuth to Pierce Street 
 

 TOTAL: $2,631,200 

 
DESCRIPTION: Improvements to Canal Street from S. Kossuth to Pierce 

Street consisting of approximately 2,600 LF. Improvements include 
engineering, sanitary sewer, storm water, street, and watermain 

repair/replacement/installation. 
 

8. REGIONAL LIFT STATION FACILITY IMPROVEMENTS 
LOCATION:  Entire TID, ½ mile radius 

 
 TOTAL: $474,950 

 
DESCRIPTION: Creation of new regional lift station to include force main, 

electricity & SCADA/Telemetry upgrades and improvements for boundary 
and within half mile radius. 

 

9. REGIONAL STORM WATER FACILITY IMPROVEMENTS 
LOCATION:  Entire TID, ½ mile radius 

 
 TOTAL: $227,125 

 
DESCRIPTION: Creation of new regional storm water facility to serve storm 

water runoff for new development within district and to align with runoff 
within half mile radius. 
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10. DEVELOPER INCENTIVES 

LOCATION:  Entire TID, ½ mile radius 
 

     TOTAL: $4,400,000 
  

DESCRIPTION: Developer is proposing to build 3-10 duplexes consisting of a 
mix of condos and rental units. Each unit is estimated to be a mix of 2- and 

3-bedroom units. Developer is requesting $20,000 per unit to help offset costs 
and reach a more marketable price point.  Developer Incentives are also being 

proposed to assist in the completion of the remaining lots within the Ruddock’s 
subdivision located adjacent to Canal Street, South Washington Street, and 

Van Horn Street. Lastly developer incentives are proposed to assist with the 
future development of a parcel within the district that could serve as either a 

major subdivision or additional multi-family housing.   

 
11. PARK AND RECREATIONAL TRAIL IMPROVEMENTS 

LOCATION:  Entire TID, ½ mile radius 
 

     TOTAL: $450,000 
  

DESCRIPTION: Future road/trail improvements to Longcroft Park, Forsyth 
Park, and West Park with added recreational amenities such as playgrounds, 

exercise equipment, playing fields, etc. due to additional single/multi-family 
residential developments.  
 

12. ADMINISTRATIVE / FINANCE COSTS/ORGANIZATIONAL FEES 

LOCATION:  Entire TID, ½ mile radius 
 

     TOTAL: $50,000 

  
DESCRIPTION: PROFESSIONAL SERVICE AND ORGANIZATIONAL 

COSTS. The costs of professional services rendered, and other costs 
incurred, in relation to the creation, administration and termination of the 

district, and the undertaking of the projects contained within this plan, are 
eligible project costs. Professional services include but are not limited to 

architectural; environmental; planning; engineering; legal, audit; financial; 
and the costs of informing the public with respect to the creation of the 

district and the implementation of the Plan.  
 

ADMINISTRATIVE COSTS. The 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 in connection with the 

implementation of the plan.  
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Section 10: Maps Showing Proposed Improvements and Future Uses 
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Section 11: Detailed List of Project Costs 
 

1. VLIET STREET/INFRASTRUCTURE IMPROVEMENTS $767,280 

2. RAILROAD STREET/INFRASTRUCTURE IMPROVEMENTS 

 

$479,550 

3. FOREST STREET/INFRASTRUCTURE IMPROVEMENTS 
 

$755,550 

4. DWIGHT STREET/INFRASTRUCTURE IMPROVEMENTS 

 

$927,130 

5. CHASE STREET/INFRASTRUCTURE IMPROVEMENTS 
 

$495,535 

6. JULIA STREET/INFRASTRUCTURE IMPROVEMENTS 

 

$1,127,575 

7. CANAL STREET/INFRASTRUCTURE IMPROVEMENTS 

 

$2,631,200 

8. REGIONAL LIFT STATION FACILITY IMPROVEMENTS 
 

$474,950 

9. REGIONAL STORM WATER FACILITY IMPROVEMENTS $227,125 

10. DEVELOPER INCENTIVES $4,400,000 

11. PARK AND RECREATIONAL TRAIL IMPROVEMENTS $450,000 

12. ADMINISTRATIVE / FINANCE COSTS/ORGANIZATIONAL 

FEES 

$50,000 

ESTIMATED TOTAL $12,785,895 

 

 
The project cost is based on current prices and preliminary estimates. The city 

reserves the right to increase this cost to reflect inflationary increases and 
other uncontrollable circumstances between the creation of the TID and the 

time of construction. The tax increment allocation is preliminary and is subject 

to adjustment based upon the implementation of the Plan. 
 

This plan is not meant to be a budget nor an appropriation of funds for specific 
projects, but a framework within which to manage projects.  All costs included 

in the plan are estimates based on the best information available. The city 
retains the right to delete or pursue future projects listed in the prior 

paragraph, and shown on the map, or change   the scope   and/or   timing   
of projects implemented as they are individually authorized by the Common 

Council, without amending the plan. 
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The Plan authorizes the expenditure of funds for project costs within a 1/2-

mile radius of the TID boundary. 
 

Section 12: Economic Feasibility 
 

The information and exhibits contained within this project plan demonstrate 

that the proposed TID is economically feasible insofar as: 

• The city has available to it the means to secure the necessary financing 

required to accomplish the projects contained within this Plan.  A listing of 
“Method of Financing and Timing of When Costs are to be Incurred” follows. 
 
• The development anticipated to occur because of the implementation 

of this plan will generate sufficient tax increments to pay for the cost of 
the projects.  This Plan identifies the following: 1) the development 

expected to occur over two phases, 2) a projection of tax increments to 
be collected resulting from the phases  developments 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 will be sufficient to pay all Project Costs with the phased 
developments. 

 

To evaluate the economic feasibility of TID #17 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 phased proforma analysis of TID #17. 
The phased proforma analyzes expenses based on project plan costs of TID 

#17 against projected TID revenue. Tax revenue is conservatively estimated. 
Cash received from future TID #17 tax increments will be used to fund project 

costs and implementation of this plan will also require that the city issue a 
developer grant/loan to provide direct or indirect financing for the Projects to 

be undertaken. In 2046, 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.  

Section 13: Method of Financing and Timing of When Costs 
are to be Incurred.  
 

The city plans to fund project costs with cash received from future TID #17 

tax increments and to issue a developer grant/loan to provide direct or indirect 

financing for the Projects to be undertaken.  The following is a list of the types 
of obligations the city may choose to utilize.  
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General Obligation (G.O.) Bonds or Notes (BAN, NAN, TAN) 
The city may issue G.O. Bonds or Notes to finance the cost of Projects 

included within this Plan.  Wisconsin Statutes limit the principal amount of 
G.O. 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). 

 
Community Development Authority Lease Revenue Bonds: 

Pursuant to Section 66.1335 Wisconsin Statutes (i.e., the “Community 
Development Authority Law”) the city may issue Community Development 

Authority Lease Revenue Bonds to finance projects included within this Plan. 

Lease Revenue Bonds are not general obligations of the city and therefore do 
not count against the city’s borrowing capacity.  To the extent tax increments 

collected are insufficient to meet the annual debt service requirements of the 
revenue bonds, the city may be subject to either a permissive or mandatory 

requirement to appropriate on an annual basis a sum equal to the actual 
or projected shortfall. 

 

Tax Increment Revenue Bonds 
The city has the authority to issue revenue bonds secured by the tax 

increments to be collected. These bonds may be issued directly by the City 
or as a Lease Revenue Bond by a Community Development Authority (CDA). 

Tax Increment Revenue Bonds and Lease Revenue Bonds are not general 
obligations of the city and therefore do not count against the cities. 

borrowing capacity. To the extent tax increments collected are insufficient to 
meet the annual debt service requirements of the revenue bonds, the city 

may be subject to either a permissive or mandatory requirement to 
appropriate on an annual basis a sum equal to the actual or projected 

shortfall. 
 

Utility Revenue Bonds 
The city can issue revenue bonds to be repaid from revenues of the sewer 

and/or water systems, including revenues paid by the city that represent 

service of the system to the city. There is neither a statutory nor 
constitutional limitation on the amount of revenue bonds that can be issued, 

however, water rates are controlled by the Wisconsin Public Service 
Commission and the city must demonstrate to bond underwriters its ability 

to repay revenue debt with the assigned rates. To the extent the city utilizes 
utility revenues other than tax increments to repay a portion of the bonds, 

the city must reduce the total eligible Project Costs in an equal amount. 
 

Board of Commissioners of Public Lands State Trust Fund Loans 



City of Berlin 

TID #17 Project Plan & District Boundary 

  
   

22 
 

The city may issue State Trust Fund Loans to finance the cost of Projects 

included within this Plan.  Wisconsin Statutes limit the principal 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/Incentive Issued to Developers (“Pay as You Go” Financing)   

The city may issue a bond or incentive to one or more developers who provide 
financing for projects included in this Plan.  Repayment of the amounts due 

to the developer under the bonds or incentive are limited to an agreed 
percentage of the available annual tax increments collected that result 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 or incentive over the life of the district, the city’s 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 city and therefore do not count against the city’s borrowing 
capacity. 

 

Federal/State Loan and Grant Programs 
The State and Federal governments often sponsor grant and loan programs 

that municipalities may potentially use to supplement TID expenditures or 
provide financing for capital costs which positively impact the district. These 

programs include Wisconsin Community Development Block Grants, Rural 
Development Administration Community Facility Loan/Grants, Transportation 

Economic Assistance Grants, and Economic Development Administration 
Grants. These programs require local match funding to ensure State and 

Federal participation in the project. 

 
The actual amount of debt issuance will be determined by the city at its 

convenience and as dictated by the nature of the projects as they are 
implemented.  

 
Plan Implementation 

Projects identified will provide the necessary anticipated governmental 
services to the area, and appropriate inducements to encourage development 

of the area. The city anticipates making total project expenditures of 
approximately $12,785,895 plus financing/interest costs to undertake the 

projects listed in this Project Plan. The Expenditure Period of this District is 15 

years from the date of adoption of the creation resolution by the Common 
Council. The projects to be undertaken pursuant to this Project Plan are 

expected to be financed primarily with tax increments. The city reserves the 
right to alter the implementation of this Plan to accomplish this objective. 

Interest rates projected are based on current market conditions. Municipal 
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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 outlined in this Plan proves unworkable, the city 
reserves the right to use alternate financing solutions for the projects 

as they are implemented. 

Section 14: Annexed Property 
 

There are no lands proposed for inclusion within the TID that were annexed 
by the city on or after January 1, 2005. 
 

Section 15: Proposed Changes in Zoning Ordinances 
 

The city is in the process of reviewing and updating their comprehensive plan 

which may intern result in updates or changes to the zoning ordinances. 
Although at this time the city does not anticipate any zoning changes to the 

parcels within the district any changes in zoning that may take place 

throughout the life of the TID will be consistent with the city’s updated 
Comprehensive Land Use Plan-Future Land Use Map. 

 

Section 16: Proposed Changes in Master Plan, Map, 
Building Codes, and City Ordinances 
 

The city is in the process of reviewing and updating its comprehensive plan. 

The city at the time of creating this project plan does not anticipate that the 
TID will require any major changes in the master plan, building codes, map 

and city ordinances to implement this project plan.  If there are changes to 
the master plan, building code, map and city ordinances the proposed 

developments and uses will be consistent with the updated Berlin 
Comprehensive Plan. 

 

Section 17: Relocation 
 

The city does not anticipate the need to 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 
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implementation period, the City will follow applicable state statues as 

required in Wisconsin Statutes Chapter 32. 

Section 18: Orderly Development of the City  
 

The creation of the TID will enable the city to undertake projects in 

furtherance of the stated objectives of its Comprehensive Plan and other 
planning documents.  To this extent, the creation of the TID promotes the 

orderly development of the city. 

 

Section 19: 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. The city does not anticipate any 

non-project costs for the TID currently. 

 

Section 20: City Attorney Opinion  

Exhibit B contains a signed opinion from the city 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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SECTION 21: EXHIBIT A CASH FLOW PROFORMA ANALYSIS 
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SECTION 22: ESTIMATED TAX INCREMENTS BY TAXING ENTITY 
 



City of Berlin 

TID #17 Project Plan & District Boundary 

 

28 
 

SECTION 22: EXHIBIT B CITY ATTORNEY OPINION 
 

ENTER ATTORNEY OPINION 
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SECTION 23: EXHIBIT C TID # 17 BOUNDARY LEGAL 
DESCRIPTION 
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SECTION 24: DISCLAIMER TEXT 
 

Robert W. Baird & Co. Incorporated is providing this information to you for 

discussion purposes.  The materials do not contemplate or relate to a future 
issuance of municipal securities.  Baird is not recommending that you take 

any action, and this information is not intended to be regarded as “advice” 
within the meaning of Section 15B of the Securities Exchange Act of 1934 or 

the rules thereunder.  
 













JOINT REVIEW BOARD RESOLUTION #25-01 

Resolution Formally Approving the Creation of Tax Incremental District No. 17 

 

APPROVING THE CREATION OF TAX INCREMENTAL DISTRICT 

NO. 17, CITY OF BERLIN, GREEN LAKE COUNTY, WISCONSIN 

 
 WHEREAS, the City of Berlin seeks to create Tax Incremental District No. 17, 

City of Berlin, Green Lake 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 School 

District, one representative chosen by the Wisconsin Technical College District System, 

and one representative chosen by the 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 City 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 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 Common Council 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 #25-01 

Resolution Formally Approving the Creation of Tax Incremental District No. 17 

 

BE IT FURTHER RESOLVED THAT the Board expects Tax Incremental District 

No. 17, to terminate pursuant to section §66.1105(4m) (b) 2m in 2046. 

 

BE IT FURTHER RESOLVED THAT the Board approves the creation of Tax 

Incremental District No. 17, City of Berlin, Green Lake County, Wisconsin. 

 

 

Adopted this 10th day of April 2025 by a vote of ___ ayes and ___ noes. 

 

 

By ______________________________ 

Jessi Balcom, Chair 
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