Community Development Authority
Meeting Agenda
Friday, January 8, 2021 at 9:00 a.m.
via teleconference
Join Zoom Meeting: https://us02web.zoom.us/j/83118421951
You may also join the meeting via toll free phone number: 1-312-626-6799
Meeting ID: 831 1842 1951
1. Call to order.
2. Consider December 4, 2020 meeting minutes.
3. Consider Policy 40 – Tax Increment District (TID) creation and Tax Increment Financing (TIF) assistance.
4. Review and recommend receipt of annual Housing Affordability Report.
5. Adjournment.

DATED at Shorewood, Wisconsin, this 5th of January, 2021 at 4:30 p.m.

VILLAGE OF SHOREWOOD
Sara Bruckman, CMC/WCMC, Village Clerk
Should you have any questions or comments regarding any items on this agenda, please contact the Village Manager’s Office at 847-2700. It is
possible that members of and possibly a quorum of members of other governmental bodies of the municipality may be in attendance at the above
stated meeting to gather information; no action will be taken by any governmental body at the above stated meeting other than the governmental
body specifically referred to above in this notice. Upon reasonable notice, efforts will be made to accommodate the needs of disabled individuals
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Community Development Authority
Meeting Minutes
Friday, December 4, 2020 at 9:00 a.m.
via Tele/Video-Conference
DRAFT
Present: Chair Peter Hammond, Tr. Davida Amenta (arrived and left during item 3), Michal Dawson,
Joe LeSage, Desty Lorino and Tr. Kathy Stokebrand
Also present: Village Manager, Rebecca Ewald; Planning and Development Director, Bart Griepentrog;
BID Executive Director, Steph Salvia; Assistant Village Manager, Tyler Burkart; and, Michaela Huot
(Baker Tilly)
1. Call to order.
The meeting was called to order at 9:02 am.
2. Consider November 6, 2020 meeting minutes.
Ms. Dawson motioned to approve the minutes as drafted; seconded by Tr. Stokebrand. Vote 5-0.
3. Consider Policy 40 – Tax Increment District (TID) creation and Tax Increment Financing (TIF)
assistance.
Chair Hammond stated that he believed this was a phenomenal document related to a tremendous
undertaking. He noted that it will give the CDA, community and potential developers a lot of information
and guidance. He also noted that he reviewed it with a lens of 10 years from now to ensure that it
provides guidance for future CDAs as well.
Village Manager Ewald referenced updates outlined within her memo. She noted that Baker Tilly
provided input on section 4 number 11 and the last paragraph of section 5 of the red-lined document,
and sought confirmation from the CDA that those updates met their expectations.
(Tr. Amenta joined the teleconference.)
Chair Hammond requested that the CDA go through the document section by section. He noted that
information regarding transparency was added to the introduction, which he appreciated.
Section 1 (6:35)
Tr. Stokebrand questioned whether or not an elected official should be included within preliminary
meetings prior to application. Village Manager Ewald noted that she has currently brought the Village
President and CDA Chair into potential redevelopment conversations after she and the Planning &
Development Director had engaged in general introductions of the possible project because there was
no formalized process to allow developers to gain the feedback they sought. She noted that the newly
outlined process would provide a tool for a developer to submit sufficient information to take it onto a
next level of review, which would replace those meetings. Chair Hammond noted that meeting with the
Village President and the CDA Chair would not be required, but may be nice to have. Tr. Stokebrand
agreed and noted that was the reason to have Village staff.
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Tr. Amenta questioned the difference between the financial analysis performed in phase 1 and phase 2.
She understood the difference to be the level of detail. She noted a concern that when financial
analysis is performed too early that people focus too much on the numbers and less on the discussion
of priorities and community values. Chair Hammond noted that a financial analysis was important to
understand whether or not a project would work. Tr. Amenta suggested that the first financial review
could be a yes or no analysis of the “but for” requirement. Tr. Stokebrand understood the concern, but
was unsure how the financial analysis could be avoided, noting that without the numbers the review is
pointless. She stated that the numbers were part of the information and education process. Tr.
Amenta stated that the financial analysis was not worth doing in phase 1 other than for the purpose of
meeting baseline qualifications. Chair Hammond sought to clarify that phase 1 was not just about the
financial analysis. He noted that it was generally worded and open-ended to allow CDA and staff to
determine what is required. Tr. Amenta stated that the emphasis of the analysis within phase 1 should
be on factors such as defining the public purpose and meeting the goals of the Comprehensive Plan,
and that the financial analysis should seek to answer if the request qualifies. Mr. LeSage noted that he
understood the intent and felt that the analysis was well-weighted to confirm priorities and goals.
Village Manager Ewald noted that based on previous feedback a statement of public benefit has been
included within both phase 1 and 2. She also noted that the phase 1 application has a section for the
applicant to state the public benefit.
Mr. LeSage noted that the developer needs to clear the hurdle of consistency with the Village’s plans,
priorities and goals before even obtaining an application. Chair Hammond questioned if a “desktop
procedures” document would be utilized to guide the reviews of each phase. Village Manager Ewald
noted that the financial analysis with Bakery Tilly would involve a cut sheet, which had been previously
been provided. She also noted that the Planning & Development Director reviews the site, zoning code
and Comprehensive Plan within his preliminary review. Tr. Amenta noted that developers often request
that sites be rezoned as Planned Development Districts, which ultimately modifies zoning requirements
to fit their needs. Village Manager Ewald noted that the Zoning Code has been identified to be
outdated by various people and that the current Comprehensive Plan effort will likely recommend
updating it. Both she and Chair Hammond noted that it is stated within that policy that moving an
application forward would not guarantee any zoning changes. Mr. LeSage noted that developments
that do not conform to the zoning code could be rejected. Tr. Stokebrand agreed. Village Manager
Ewald noted that sites that do not conform would be identified in phase 1 and asked why, noting that
any changes to allow them would be policy based.
Tr. Amenta questioned when zoning decisions would be made, noting that developers may be hesitant
to pay for a TID review if their zoning changes are ultimately not approved. She also did not want
projects to get too far along and place pressure on the Plan Commission within their consideration.
Village Manager Ewald noted that as one of the reasons why the review is split into two phases. After
phase 1, developers will need to acknowledge any required zoning changes and choose their
subsequent actions, which could include pursuing those zoning changes or additional financial analysis.
She noted that those actions could run concurrently and be conditionally approved subject to other
actions.
Tr. Amenta questioned if creation of the TID is reviewed by the Plan Commission. Village Manager
Ewald noted that the CDA has been designated as the Village’s recommending body for TID creation
and amendments.
Chair Hammond noted that the documents specifically mention the name of our current consultants,
Baker Tilly and Strand, and wondered if those should be referenced more generically, so that if
consultants change the documents do not also need to be amended. Village Manager Ewald noted
that she would adjust accordingly.
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Section 2 (30:42)
Chair Hammond questioned if timing was an acceptable “but for” criteria, and if so, how is timeframe
evaluated. He noted that timing could enable greater flexibility towards the use of TIF, providing the
examples of market conditions and land assembly. Ms. Huot noted that delayed project implementation
could result in projects being developed in a neighboring market. Chair Hammond questioned if the
regulatory language relating to the “but for” test within the State Statutes includes timeframe criteria,
once again noting that it would provide both the CDA and Board significant flexibility.
Tr. Stokebrand questioned if equity, diversity and inclusion should be added to the list of factors. She
noted that it could be more specifically included within factor #10, which already stated a desire to
achieve “other policy goals established by the Village” by including a clause “such as equity, diversity
and inclusion.” Tr. Amenta noted it was nice to include the language, but questioned what was meant
by it. She suggested that in her opinion affordable housing would qualify, but was unsure if everyone
else felt the same. Chair Hammond noted that satisfying this factor was not a requirement, but that a
project that was counter to it would not be favorable. Tr. Amenta stated that the Village Board or CDA
should provide direction to staff as to how to meet goals of equity, diversity and inclusion. Ms. Dawson
stated that factor #5 addresses the Village’s housing and sustainability goals, and noted that there are
a variety of ways to meet equity goals, including developer hiring practices. Village Manager Ewald
noted that the application requires applicants to address how they affect a variety of goals or topics and
that she could add in a line for equity, diversity and inclusion within that section. Mr. LeSage stated
hesitancy with un-elected officials deciding what was in the best interest of the Village and suggested
that those interests should be addressed elsewhere in the process, not by the CDA. Chair Hammond
noted that the CDA should be able to connect the request with other stated goals of the Village to make
sure that it is consistent. He noted that the CDA was not defining those goals, but making sure the
proposal conforms. Tr. Stokebrand stated that she would leave the wording of factor #10 as it is. Chair
Hammond agreed.
Section 3 (45:44)
Tr. Stokebrand questioned the wording of #9 and suggested that it be changed to “and take into
account the environmental impact.” Village Manager Ewald thanked her for the suggestion.
Section 4 (46:20)
Tr. Stokebrand noted that #10 should state “will” instead of “till”. She also questioned if “will” was the
legal word to include or whether “shall” should be used. Village Manager Ewald noted that she would
update it to read “shall”.
Tr. Amenta noted that she had to leave the meeting shortly and would provide her comments in writing
to the Chair, Village Manager and Planning Director, but wanted to discuss several topics. She stated
that the section relating to projects that exceed return needed more definition. She questioned why the
term “clawback” was not being included. She noted that the proposed TIF cap of 35% seemed to be
high. She questioned the 20% return within 20 years clause, suggesting that it was below the rate of
inflation. She also noted that previous discussion included the concept of limiting the amount of public
assistance to an amount no greater than developer equity and stated that she would like to see that
included within the policy.
Ms. Huot responded and agreed that the 35% project cap was too high and was likely a typo, stating
that it should be closer to 10 or 15% or at least equal to the equity requirement. Chair Hammond also
clarified that the 20% return requirement within the taxable increase criteria was based on project
completion, as in when the project is up and running, not the full payback period. Ms. Huot agreed, and
Chair Hammond requested that the language in item g be clarified to make it clear. Ms. Huot noted that
the actual figure could be defined within a minimum assessment clause.
(Tr. Amenta left the meeting.)
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Ms. Huot suggested that the terms “lookback” and “clawback” essentially meant the same thing, and
had no issue with using “clawback,” if requested. Chair Hammond had no issue with using “clawback.”
Tr. Stokebrand agreed and noted that the phrase was more active. Mr. LeSage noted skepticism that it
would ever be exercised.
Chair Hammond questioned if the 10% land assembly cost noted in item 11e was standard. Ms. Huot
noted that the inclusion of the 10% standard was a starting point for discussion. Chair Hammond
questioned if this helped protect us from the developer overpaying for land and pushing those costs
elsewhere in order to get TIF assistance. She noted that this would help limit how much the Village
was willing to offset costs. Mr. LeSage noted that land cost was less applicable, since developers
would have to purchase developed property and knock it down. Ms. Huot noted that it could relate to
either land or property. Mr. LeSage pointed out that the wording currently only referenced “10% of the
fair market price of the land.” Ms. Huot noted that she would update the policy to include land/property.
Chair Hammond confirmed that the numbers provided within this section were generally within industry
standards. Ms. Huot agreed, with the exception of the typo currently included within section c. She
also noted that all communities are in different positions, and that markets change and so could these
numbers.
Section 5 (1:04:32)
Chair Hammond noted that this section was updated to make it more actionable to incentivize
developers to do certain things. He questioned if other incentives could be considered. Ms. Huot noted
that the current incentive was a conversation starter. She noted that other incentives, such as density
bonuses, could be considered. Chair Hammond requested that flexibility be included within the
document, so that developers know that other incentives could be possible. He noted that including the
phrase “for example” would offer additional opportunities. Ms. Huot stated that she would discuss
additional incentives with the Village Manager. Chair Hammond requested that they be listed as
examples within the policy in order to give the developer clarity, but not limit options for future CDAs.
Chair Hammond noted that transparency was discussed upfront as a goal and questioned if those
transparency points could be included within the documents. Village Manager Ewald noted that the
application also requires developers to submit a plan. Chair Hammond stated that residents are more
likely to read the policy, not the application, and requested that transparency points be included within
the policy itself. Village Manager Ewald noted that she would include them within phase 1, 2 and 3.
Public Assistance Application (1:14:57)
Chair Hammond noted that section II should state complement not compliment.
Tr. Stokebrand questioned if residential should be included as a category within question 17. Mr.
LeSage noted the example of the proposed Legion redevelopment as an example. Ms. Huot noted that
it is an oversight and that residential should be included.
Chair Hammond requested that the revised documents be brought back to the CDA at the next meeting
for a final review. He wanted to give everyone a chance to confirm that the suggested changes were
made and incorporated what was discussed. Village Manager Ewald noted that this item was listed for
consideration on the agenda.
Tr. Stokebrand moved to approve Policy 40 – Tax Increment District (TID) creation and Tax Increment
Financing (TIF) assistance with the changes discussed within the meeting; seconded by Mr. LeSage.
Vote 5-0.
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4. BID Memo: Conducting look back on the CDA emergency business assistance grant.
BID Executive Director Salvia presented the memo and noted that a couple of businesses who received
the grant have since closed. She mentioned that no businesses simply moved out of the village. She
also noted that several new businesses were in the process of opening within the district.
With respect to the grant funds, Executive Director Salvia passed along that business owners were
grateful to have received the support. She expressed hope that they will all make it through the winter.
Chair Hammond noted that it was good to know that the funds were helpful. He also noted that hard
times were yet to come, so the CDA should be prepared to keep the conversation going. Tr.
Stokebrand noted that restaurants would continue to face the toughest challenge.
5. Quarter 3 financial report.
Chair Hammond noted that the financial report was included within the packet materials for reference.
Village Manager Ewald added that she had no comment on the report.
6. Adjournment.
Tr. Stokebrand motioned to adjourn the meeting at 10:28 am; seconded by Ms. Dawson. Vote 5-0.
Respectfully submitted,

Bart Griepentrog, AICP
Planning & Development Director
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VILLAGE OF SHOREWOOD

REPORTS AND PRESENTATIONS TO CDA
Agenda Item: Consider Policy 40 - Tax Increment District (TID) creation & Tax Increment
Financing (TIF) assistance.
Date: January 8, 2020
Presenter: Rebecca Ewald, Village Manager
Department: Village Manager’s Office
History – Please include a timeline of historical relevant events related to this agenda item. This may

include previous Village Board action, policies, planning documents, etc. If able, hyperlink to previous
agenda packets (include page number) to reference information. If there is no relevant history, N/A
should be entered in this space.

1. July 13, 2020 – the CDA and Village Board agreed on the following next steps in priority order at
the conclusion of strategic planning: TID 1 extension; TIF policies and procedures, particularly an
application process; then followed by the Neighborhood Home Loan Program and Business Loan
Program. Consensus was provided on these priorities to be acted up on the suggested order.
2. September 4, 2020 – the CDA discussed exploring options for programs and development
project(s) that would utilize TID 1 extension funds should this be an option the CDA desires to
pursue. It was noted that there is little staff time to administer programs and one option may
be to consider larger development projects yielding for cost efficient results.
3. October 23, 2020 – the CDA recommended an application and process for evaluating public
assistance requests.
4. November 6, 2020 – the CDA provided comment on the policy 40, requested noted revisions to
be incorporated and brought back to in December for final review and consideration.
5. December 4, 2020 – the CDA provided comment on policy 40 and requested revisions to be
incorporated and brought back in January for final review and consideration.

Agenda Item Discussion – Please provide a summary of the agenda item along with bullet points
highlighting the main items and key issues to be discussed.
Below is a summary of third revisions to the documents for consideration by the CDA pursuant to the
discussion on December 4.
Policy 40
1. Section 1 – deletion of specific references to names of village consultants.
2. Inclusion of public input opportunities in each phase of the application process.
3. Section 3 – minor word changes and inclusion of equity, diversity and inclusion.
4. Section 4
- Inclusion of a statement on up front project financing.
- Modification of TIF cap to 15% of total project cost and specification that assistance will not
exceed the level of private equity investment.
- Clarification that increase project valuation of at least 20% at completion of project,
construction and stabilization.
- Clarification of property land assembly cap, not land assembly cap.
- Modification of IRR ranges to 8 – 16%, in not case exceeding 18%.
- Inclusion of claw back provision.
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5. Section 5 – clarification of options for financial assistance.
Application – Phase 1
1. Section II – correction of spelling complement.
2. Section III, 17 – inclusion of residential category.
3. Section III, 20 – added to the list of possible positive effects of a project and calls for the
developer to describe how their project impacts this item.
Application – Phase 2
1. Section II – correction of spelling complement.
2. Section III, 17 – inclusion of residential category.
3. Deletion of specific reference to village’s financial consultant.

Community and Business Outreach – If applicable, did you notify the community groups and
businesses that are directly impacted by this agenda item. Please specify in attached
communication plan how community groups and businesses will be informed of action after
Village Board consideration.
____ Yes

__X__ No

If Yes, identify how and what community groups and businesses were notified.
Action Required / Recommended – Please include the recommended motion or possible actions for

this agenda item.

Possible motion: “I move to recommend Policy 40 - Tax Increment District (TID) creation & Tax Increment
Financing assistance to the Village Board for approval.”

Attachments – Please list the following attachments and supporting documents for this agenda item.

Some attachments may be hyperlinked. Include Fiscal notes, if applicable, as the first attachment
following this memorandum. Attachments may include: agreements/contracts, presentation materials,
letters, service proposals, etc.
1. Updated third draft Policy 40 - Tax Increment District (TID) creation & Tax Increment Financing
assistance
2. Updated third draft Application – Phase 1
3. Updated third draft Application – Phase 2
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Policy No. 40
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Title: Tax Increment District (TID) creation & Tax Increment Financing (TIF) assistance
Authority: Village Board
Date of Issue:

Effective Date:

Introduction
The purpose of this policy is to guide the Village’s review of requests for tax increment district (TID)
creation and review of tax increment financing (TIF) or other requests for public assistance. The Village’s
intent is to minimize its risk from a project and leverage public dollars to maximize investment, resulting
in a positive impact for the community. Chapter 66 of the Wisconsin Statutes give municipalities the
authority to create tax increment financing (TIF) districts to encourage desirable private development or
redevelopment that would not occur in the manner, at the values, or within the timeframe desired by
the Village without financial incentives. Public input and transparency will be encouraged and
opportunities will be made available in each application phase through the village’s website, Village
Manager’s Memo and regular public notices for the CDA and Village Board meetings. Applicants are
required to provide notice and public outreach to neighborhoods and impacted stakeholders prior to
the review of their application by the CDA and Village Board at each application phase. The applicant
shall submit a public outreach plan with each application for review that compleiment Village
transparency efforts. The CDA and Village Board will look favorably upon applications that include
demonstration of public support for the project.
Section 1: Public Assistance Application Process
Phase I: Compatibility with Village Requirements/Priorities and Financial Review
1. Parties seeking public financial assistance shall communicate their interest and lay out their
project to the Village Manager and Director of Planning & Development staff before an official
application is submitted. Staff will conduct a preliminary review of its consistency with Village
plans, zoning, priorities and public assistance goals before the submission of an official
application.
2. If the proposed project appears to be consistent with the Village’s plans, priorities and goals,
staff will provide the party seeking public financial assistance with an official application for
public financial assistance. If the proposed project is not consistent with the Village’s current
zoning requirements, the party seeking assistance shall elect whether to proceed with
completion of the official application. If the party proceeds, it acknowledges that proceeding
with a public financial application does not grant an exception to any zoning requirements, nor
guarantee for receipt of assistance.
3. Parties seeking public financial assistance shall submit the information required in an official
application for public financial assistance to the Village Manager’s Office. This application must
be accompanied by a non-refundable fee of $5,500. Staff will then engage in the financial
viability and economic impact of the proposed project based on the information included in the
application with the Village’s financial advisor Baker Tilly and Village engineer Strand if
applicable.
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3.4. Public input and transparency will be encouraged and opportunities will be made available in
each application phase through the village’s website, Village Manager’s Memo and regular
public notices for the CDA and Village Board meetings. Applicants are required to provide notice
and public outreach to neighborhoods and impacted stakeholders prior to the review of their
application by the CDA and Village Board at each application phase. The applicant shall submit a
public outreach plan with each application for review that complement Village transparency
efforts.
4.5. At the conclusion of the initial analysis, the CDA will be provided with results of the review of
the project’s compatibility with plans, zoning, priorities, public assistance goals and need for
financial analysis. The CDA will provide a recommendation on the application and supporting
results to the Village Board. Included within the recommendation will be a statement of the
public benefit(s) of the project and how the Village will benefit from contributing public support.
Phase 2: Developer Review and Development Agreement Terms
1. The Village Board will review the application and provide direction on whether the project
warrants further exploration, and if so, staff will collect an additional fee of $8,000 to
compensate for consultant and staff time required to complete a full analysis, underwriting, and
presentation of the proposed public financial assistance. In addition, if staff engages an
independent consultant to review the application, the applicant will pay for all third-party costs
incurred. If a TIF district is created, the fee and third-party costs may be refunded by future
revenues of the TIF district. If the proposed project is not consistent with the zoning
requirements, the party seeking assistance shall elect whether to proceed with completion of
the official application. If the party proceeds, it acknowledges that proceeding with a TIF
application does not grant an exception to any zoning requirements.
1.2. Public input and transparency will be encouraged and opportunities will be made available in
each application phase through the village’s website, Village Manager’s Memo and regular
public notices for the CDA and Village Board meetings. Applicants are required to provide notice
and public outreach to neighborhoods and impacted stakeholders prior to the review of their
application by the CDA and Village Board at each application phase. The applicant shall submit a
public outreach plan with each application for review that complement Village transparency
efforts.
2.3. Staff shall analyze each public financial assistance application and provide analysis to the CDA
for review and consideration with plans, zoning, priorities, TIF goals and financial analysis. The
CDA will provide a recommendation on the application and development agreement terms to
the Village Board to be considered by the Village of Shorewood for possible TID creation and
approval. Included within the recommendation will be a statement of the public benefit(s) of
the project and how the Village will benefit from contributing public support.
Phase 3: TIF Project Plan & Feasibility
1. Staff will proceed with the TIF consideration process, including TID project plan and feasibility
study, and any related zoning requests as outlined in Wisconsin State Statutes.
1.2. Public input and transparency will be encouraged and opportunities will be made available in
each application phase through the village’s website, Village Manager’s Memo and regular
public notices for the CDA and Village Board meetings. Applicants are required to provide notice
and public outreach to neighborhoods and impacted stakeholders prior to the review of their
application by the CDA and Village Board at each application phase. The applicant shall submit a
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public outreach plan with each application for review that complement Village transparency
efforts.
Section 2: Requirements & Evaluation Criteria
All requests for TID creation and TIF assistance must comply with Wisconsin State Statutes. In
accordance with Wisconsin’s TIF laws, the Village and a Joint Review Board must consider the following
two criteria in evaluating the potential creation or amendment of a TID:
1. Whether the development expected in the TID would occur without the use of tax increment
financing.
2. Whether the benefits of the proposal outweigh the anticipated tax increments to be paid to the
owners of property in the overlying taxing districts.
In order to meet the first criterion, known as the “but for” test, it must be demonstrated that
development(s) would not take place at the desired level or timeframe without TID creation and TIF
assistance. Development that would be likely to proceed without receiving TIF funds will generally not
be eligible for assistance.
The following criteria will also be used in evaluating requests. Other factors may be considered as well
on a project-by-project basis.
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.

Does the project conform to existing plans and zoning?
How does the project increase and improve the Village’s tax base?
What portion of the tax increment is applied to the project compared to total TIF district?
What is the economic impact of the project including job creation and retention?
Does the project support the Village’s housing and sustainability goals?
What impact would the project have on current Village residents and businesses?
What are the qualifications of the developer and the developer team?
What level of private equity and financing is included in the project budget?
Does the project rely on reasonable assumptions of real property value increases?
Would the proposed project assist in achieving other policy goals established by the Village?

The Village will approve or reject requests on a case-by-case basis, taking into consideration established
policies, project criteria, and the project’s demonstrated public purpose. TID creation and amendment
also requires approval of the Joint Review Board. Meeting all criteria will not guarantee approval of
requested TID creation or financial assistance. The Village reserves the right to approve or deny any
request at its sole discretion.
Section 3: TIF Goals
Shorewood’s goals for the use of TIF include the following in no priority order:
1. Enhancing or diversifying the Village’s economic and property tax base.
2. Encouraging redevelopment of under-utilized properties.
3. Fostering the creation and retention of jobs that offer stable employment and attractive wages
and benefits.
4. Providing housing opportunities that are consistent with identified housing needs. See 2020
Housing Study recommendations.
5. Provide land use opportunities that are consistent with the Comprehensive Plan.
6. Encouraging urban in-fill projects consistent with the Village’s Comprehensive Plan.
3
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7. Assisting in the revitalization of historic, architecturally significant or blighted properties.
8. Create a range of housing types and specifically encourage the development of workforce and
affordable housing, especially housing that is for those earning less than the MilwaukeeWaukesha-West Allis area median income HUD calculation.
9. Positively affect current and future infrastructure development, including improvements to the
Village’s infrastructure, transportation/pedestrian accommodations, storm water, sanitary
sewer and water utilities, improve the quality and livability of neighborhoods, and take into
account environmental impact, equity, diversity and inclusion.
10. Accomplishing other public policy goals, such as energy conservation, the promotion of quality
urban or architectural design, public access and open space.
Section 4: Policy Statements
1. The Village will provide assistance primarily through developer-financed methods to minimize
the risk of public participation whenever possible.
2. The Village will consider TIF requests only after determining that other possible available
funding sources are not sufficient to finance the project and provide an adequate rate of return
for the project to move forward.
3. The developer will consider other financing options, prior to application.
4. The Village will consider up front project financing through the sale of bonds or other internal
sources on a case-by-case basis when other methods including developer-financed are deemed
infeasible, will limit TIF to the highest priority projects as determined by the Village Board, and
will require specific and measurable interim milestones prior to disbursement of funds.
3.
4.5. The Village will consider TIF only for projects with demonstrated market demand.
5.6. The Village will not provide mortgage guarantees.
6.7. The Village will require that a developer provide guarantees to the Village to cover any shortfall
in costs not paid by increment should direct TIF assistance be provided. These may include
construction guarantees, letters of credit, personal or corporate guarantees and/or minimum
payment agreements. These requirements may not apply if the project is a “Pay As You Go”
agreement, however the Village will still seek to ensure that there are provisions in place to
allow for timely development of the site. No direct TIF assistance will be provided without
formal written development agreement.
7.8. The Village will not provide TIF assistance to developers that cannot adequately demonstrate an
ability to complete the proposed project on time and on budget.
8.9. The Village will only provide TIF assistance for tax-exempt uses where those uses are subject to
payments in lieu of taxes (known as PILOTS).
9. All TIF assistance shall include a “look back” provision to verify project estimates. When the
actual costs are below original estimates, the Village will share in the savings and where the
return significantly exceeds initial projects, it will reduce the amount of assistance provided.
10.
All development agreements till establish a maximum assessed value whereby the
property owner shall agree not to protest to the Board of Review or Circuit Court the Assessor’s
determination of the property value for the properties for which the grant is requested during
the life of the TID.
11.10.
The following financial criteria must be met to be considered for TIF assistance.
a. Equity Requirement. Developers must provide a minimum 15% equity of total project
costs. Projects that exceed the 15% equity requirement will be looked upon favorably by
the Village. Equity is defined as cash or un-leveraged value in land or prepaid costs
attributable to the project. TIF shall not be used to supplant cash equity.
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b. Payback Period. 20-year maximum payback period. Preference will be given to projects
with payback periods of 10 years or under.
c. TIF Cap. The total amount of TIF assistance should not exceed 135% of total project
costs and will not exceed the level of private equity investment. This limitation may be
waived upon approval by the Board.
Taxable Increase. The project should result in an increase in taxable valuation of at least
20% upon completion of project construction and stabilizationcompletion.
c.
d. Self-Supporting Projects. Each project requesting TIF assistance should generate
sufficient tax increment to cover the requested TIF assistance and a portion of any
public infrastructure costs within the district. No increment from other private
development projects within the district may be used to supplement another project’s
inability to generate sufficient tax increment to cover project costs.
e. Property Land Assembly Cap. TIF assistance for land/property assembly costs will not be
provided in an amount exceeding 10% of the fair market value of the propertyland. The
fair market value will be determined by an independent appraiser contracted by the
Village with cost of appraisal paid for by developer. This limitation may be waived upon
approval by the Board.
f. Internal Rate of Return. The amount of assistance provided to a developer will be
limited to the amount necessary to provide the developer a reasonable rate of return on
investment in the project and the subject site. A developer’s return on equity, return on
cost or internal rate of return will be based on current market conditions as determined
by the Village or Village’s financial advisor and is expected to fall in a general range of
812-168%. In no case shall the internal rate of return exceed 1820%.
11. All TIF assistance shall include a “claw-back” provision to verify project estimates. When the
actual costs are below original estimates, the Village will share in the savings and where the
return significantly exceeds initial estimates, it will reduce or repayment amount of assistance
provided. The claw-back mandates a developer to provide the Village, or its financial advisor,
with evidence of its annualized cumulative internal rate of return on the investment (IRR), other
revenue, or applicable criteria (ie. longevity or job creation commitments) at specified periods of
time after project completion and upon sale. In the case of IRR, it shall be calculated with
equity, revenues, and expenses in accordance with generally accepted accounting principles. If
the IRR is exceeded, there will be a return or reduction of public subsidy in the amount that was
in excess of the stablished maximum IRR.
f.12.
All development agreements shall establish a maximum assessed value whereby the
property owner shall agree not to protest to the Board of Review or Circuit Court the Assessor’s
determination of the property value for the properties for which the grant is requested during
the life of the TID.
g.a. Taxable Increase. The project should result in an increase in taxable valuation of at least
20% upon project completion.

Formatted: Indent: Left: 1", No bullets or numbering
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Section 5: Hiring and Contracting for TIF Funded Projects
For any project that receives or otherwise benefits from public TIF assistance, either directly or
indirectly, the developer shall advertise and make all design, construction and other contracted services
related to the project available to Minority Enterprise Businesses, Women Enterprise Businesses or
Disadvantaged Enterprise Businesses. A qualified business shall either be 1) owned by persons who are
5

Page 13 of 38

consistent with a protected class, and/or 2) have more than 60% of their workforce consisting of
protected classes.
This criteria shall be deemed met upon the Village receiving documentation from the developer
confirming they have forwarded a formal solicitation of bids or proposals to at least three (3) businesses
and fairly evaluated any bids or proposals received by these qualified businesses. A qualified business
shall meet at least one of the following criteria:
• The business is certified under the Wisconsin Supplier Diversity Program through the
Wisconsin Department of Administration.
• The business has been vetted and verified as a minority business enterprise through one of
these qualified agencies:
- Wisconsin Women’s Business Initiative Corporation
- Wisconsin LGBT Chamber of Commerce
- Wisconsin Black Chamber of Commerce
- Milwaukee Urban League
• A business may also qualify as a minority business enterprise if it can be otherwise
documented that:
- The ownership of the business is at least 60% owned by persons identified as protected
classes of people.
- Their workforce consists of at least 60% persons who would fall into the category of a
protected class.
The developer shall submit documentation to the Village Manager’s Office of all efforts undertaken to
meet these requirements prior to construction beginning on the project. A developer and project that
areis able to meet the provisions of this section by entering into a contract with a qualifying business will
be eligible to receive an additional discretionary incentive linked to successful completion of the project
and contract. A qualifying project is contract and business are eligible to receive 1 additional year of
financial assistance that may include density or other projects needs as determined by the Village.

6
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Shorewood Public Assistance Application
Phase 1

Please return the completed application and supporting documentation to:
Village of Shorewood
Village Manager’s Office
3930 Murray Avenue
Shorewood, WI 53211
414-847-2701
rewald@villageofshorewood.org
In order to address the Village’s costs of professional services and other expenses related to the review of this
application, a fee of $5,500 shall be made payable to the Village at the time the Phase I application is
submitted. If actual costs of such review exceed the initial fee, additional funds may be required prior to
continuing the review. Should the application proceed to Phase II an additional $8,000 fee for review is
required at time of application. Please see the process for Public Financial Assistance.

I. Applicant Information
1.
2.
3.
4.

Name of applicant:
Business Name and Address:
Phone number:
Email address:

________________________________________
________________________________________
________________________________________
________________________________________

5. Street address(s) of the property to be redeveloped:

______________________

6. Type of business entity:
Individuals _____
Joint Tenant ______
Corporation ______
LLC ______

Tenants in Common ______
Partnership _____
Other: ______

7. If not a Wisconsin Corporation/partnership/LLC, where organized: ________________
8. Will entity be created for new ownership:

YES ____

NO ____

9. Principals of existing or proposed corporation/partnership/LLC including name, address, title and interest,
see additional documentation checklist.

1
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10. Is any owner, member, stockholder, partner, officer or director of any previous identified entities, or any
member of the immediate family of any such person, and employee, elected or appointed representative
of the Village of Shorewood?
YES ______
NO ______
If yes, list the name and relationship: _____________________

II. Public Outreach & Communication

Public input and transparency will be encouraged and opportunities will be made available in each application phase
through the village’s website, Village Manager’s Memo and regular public notices for the CDA and Village Board
meetings. Applicants are required to provide notice and public outreach to neighborhoods and impacted stakeholders
prior to the review of their application by the CDA and Village Board at each application phase. The applicant shall
submit a public outreach plan with each application for review that compleiment Village transparency efforts. The CDA
and Village Board will look favorably upon applications that include demonstration of public support for the project.
1. List the stakeholder groups, including organizations such as the Business Improvement District, specific
neighbors by address etc.
2. Identify the public outreach strategy for each stakeholder group and estimated dates for proposed
communications.
3. Identify how the public outreach strategy will complement Village’s communication methods listed above.

III. Project Description
11. Indicate the total amount of TIF assistance requested (in current dollars): ________________________
12. Project Budget and Financing
Include a complete “Sources and Uses of Funds” as an attachment.
Provide those costs for which assistance is requested.
Project Costs
Acquisition
Demolition
Environmental
Road improvements
Water main improvements
Sanitary sewer improvements
Storm sewer improvements
Natural gas improvements
Electric improvements
Telephone/cable Improvements
Grading Improvements
New construction
Development fee
Project management fee
*Other
**Professional fees

Amount
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

2
Page 16 of 38

Contingency
TOTAL

$
$

* Explain “Other” in detail:
** Explain “Professional fees” in detail:

13. Has any other government assistance (funds, tax incentives, or other economic benefits) been provided to
the applicant or the property?
YES ____
NO _____
If yes, describe the type and amount of assistance provided: _______________

3
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14. Indicate the type of redevelopment project proposed (check all that apply)
__ New construction
__ Expansion (certain project-related costs may be TIF eligible, but not new construction)
__ Interior rehabilitation/renovation
__ Exterior rehabilitation
__ Site improvements
__ Other:
15. Land area (in square feet) of project site:
Current:
___________
Proposed:
___________
16. Building area (in square feet) of project building (or, for tenant applicants, leased premises):
Gross
Net leasable
Current:
___________
__________
Proposed:
___________
__________
17. Land Use. Identify the appropriate existing or proposed land use of the redevelopment site and indicate
the building areas dedicated to each use.
Building Area
Category
Existing
Proposed
Existing SF
Proposed SF
Retail
______
________
________
__________
Office
______
________
________
__________
Mixed use
______
________
________
__________
Manufacturing ______
________
________
__________
Vacant building NA
________
NA
__________
Residential
______
________
________
__________
18. Project Status
When will construction start (month/year):
____________
When will construction be completed (month/year): ____________
19. Does the proposed project include an affordable housing component, as defined by State Statute? If
so, please describe.
20. Indicate if the project positively affects the following areas and describe how for each item:
_____Village infrastructure improvements
_____Transportation
_____Pedestrian accommodations
_____Storm water
_____Sanitary sewer
_____Quality and livability of neighborhoods
_____Environmental impact, including energy conservation
4
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_____Quality urban or architectural design
_____Public access and open space
_____ Equity, diversity and inclusion
Please attached comments by category as an attachment to the application.
21. Please state the public benefit(s) of this project and how the Village will benefit from contributing
public support.
221. Please provide links to recent projects that demonstrate the applicant’s quality of work and similar
project characteristics.

IV. Operating Information
Provide the following information regarding operating revenues and expenses. Complete only the section
that pertains to your situation/project, as follows:
Section 1: Owner-Occupant applicant – the site will be owned and operated by the applicant.
Section 2: Owner-Lessor applicant – the site will be owned by the applicant and leased to one or more
other businesses.
Section 3: Tenant applicant – the site will be leased by the applicant.
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22. Residential unit breakdown:
(or include as attachment related to #2 under Additional Documentation and Checklist)
Unit
Style
A
B
C
D
E
TOTAL

No. of
Units

No. of
Rooms

No. of
Bedrms.

No. of
Bathrms.

AVERAGE:

Avg. Sq. Ft.

Avg. Rent*
$
$
$
$
$
$

Avg. Sale
Price**
$
$
$
$
$
$

* Utilities included in apartment rent (check all that apply)
None
Electric
Heat
Other:
** If condo project.

Section 1: Owner-Occupant applicant
Business name:
What your business does:
Projected gross annual business revenue at this location*:
(after project is completed)

______________________
______________________
______________________

*Attach a federal tax return for the previous year and revenue projections as supporting documentation for project revenue
amount to be sent to Village’s Municipal Advisor.

Section 2: Owner-Lessor applicant
Business name:
What will be the nature of the business(es) on the site?

______________________
______________________

Rental Income
(or include as attachment related to #2 under Additional Documentation and Checklist)
Current
After Completion
Potential Annual Rental Income *
Less vacancy loss @
Effective annual rental income
*Attach rent roll. For commercial projects, attach signed leases if available. Otherwise, provide alternative documentation, such
as evidence of asking rents for similar properties in the area to support anticipated rent.

Operating Expenses
(or include as attachment related to #2 under Additional Documentation and Checklist)
Typical annual expenses paid for by owner from rental income and not paid directly by tenant
Current
After Completion
Management fee
Property insurance
6
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Utilities
Real estate taxes
Common area maintenance
Other (specify)
Total annual expenses including rent
Total annual net operating income
Deduct total annual expenses from total effective annual rental income-equals funds available for debt
service and equity.
Section 3: Tenant application
Business name:
What does your business do?

________________
________________

Revenue
Projected gross annual business revenue at this location*:
(after project is completed)
________________
*Attach a federal tax return for the previous year and revenue projection as supporting documentation for revenue amount.

Rent
Annual net rent (if known):
If net rent is not available, provide:
Annual gross rent:
Annual utility costs and maintenance fees:
(base year amount)
Annual property taxes:
(base year amount)

________________
________________
________________
________________
________________

ADDITIONAL DOCUMENTATION AND CHECKLIST
Applicants will also be required to provide the following documentation.
All personal financial information will be kept private and confidential to the extent provided by Wisconsin
State Statutes.
1. Written business plan or a description of the business, ownership/
management, date established, products and services, and future plans, as
applicable. (Phase I)
2. Two-year financial projections, or if housing project, or leased space, include a
10-year operating pro-forma.
3. Letter of commitment from other sources of financing, stating terms and
conditions of their participation in the project. (Phase I)
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4. Administrative fee Phase 1 - $5,500 and Phase II $8,000. In addition to
defraying the cost of staff time, the fee will be used to pay costs associated
with processing this request for financial assistance such as legal, engineering
and financial analysis. The Village reserves the right to stop the processing of
the request until additional fees are paid should the original amount be
insufficient to pay such costs. That portion which remains unspent, if any, will
be returned only if the project is denied approval. Letter of commitment from
other sources of financing, stating terms and conditions of their participation
in the project.
5. Attach the following documentation:
Part 1 – Corporation/Partnership Description
Part 2 – List of Shareholders/Partners/Address/Interest
Part 3 – Description of Project
Part 4 – Financial needs Analysis including Sources & Uses of
Funds (Sample attached)
Part 5 – List of Prospective Lessees
Part 6 – Legal Description, Property Identification Numbers,
most recent tax bills for all parcels and buildings, projected
annual increased valuation and improvements for each year
of the life of the proposed district
Part 7 - Preliminary site plan with project improvements and
project renderings
Part 8 – Public Purpose Narrative including timing, scope of
work, intended use of the property, type of construction and
financing

V. Signature
I, the undersigned, affirm that the project descriptions, numerical and financial estimates, and all other
information I have provided in this application are true and complete to the best of my knowledge. I have
read and understood the requirements described in this application. Furthermore, I certify that I am
authorized to initiate the TIF application process on behalf of the project described.

Printed name

Signature

Title

Date

Legal disclaimer
Completion of this application does not entitle the applicant to financial assistance, zoning or development approvals. Any such
assistance and development approvals must be recommended and approved by the appropriate Village boards, committees,
authorities, and the Village Board.
Any applications submitted under this process, and any supplemental documentation related thereto, are subject to Wisconsin’s
open records law as enumerated in Chapter 19 of the Wisconsin Statutes and as further defined by applicable Wisconsin case
law, including exceptions and exemptions associated therewith.
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Shorewood Public Assistance Application
Phase 2

Please return the completed application and supporting documentation to:
Village of Shorewood
Village Manager’s Office
3930 Murray Avenue
Shorewood, WI 53211
414-847-2701
rewald@villageofshorewood.org
In order to address the Village’s costs of professional services and other expenses related to the review of this
application, a fee of $5,500 shall be made payable to the Village at the time the Phase I application is
submitted. If actual costs of such review exceed the initial fee, additional funds may be required prior to
continuing the review. Should the application proceed to Phase II an additional $8,000 fee for review is
required at time of application. Please see the process for Public Financial Assistance.

I. Supplemental Applicant Information
1. Attorney contact information: _____________________________________
2. Currently does the applicant own or lease the property?
OWN _____
LEASE _____

NEITHER _____

3. At project completion, will the applicant own, lease or convert the property to condo ownership?
OWN _____
LEASE _____
CONVERT TO CONDO OWNERSHIP _____
4. At project completion who will occupy (operate business on) the site
OWNER _____
RENTER ______
BOTH ______
5. If the applicant is the current or prospective tenant of the property, attach a description of the premises to
be leased (legal description, floor plan etc.)
6. Evidence of Site Control:
A. If the applicant owns the project site, attach a copy of the applicant’s deed. Also indicate:
Mortgage holder(s):
Total annual mortgage payment (principal & interest):
Total outstanding balance of existing mortgage(s):
1
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B. If the applicant has a contract or option to purchase the project site, attach a copy of the
purchase/option contract. Also indicate:
Date contract was signed:
Closing/expiration date:
C. If the applicant currently leases or will lease the project site, attached a copy of the lease or lease
option contract. Also indicate:
Legal name of owner as noted on the deed(s):
Name of person who signed lease for tenant (lessee):
Landlord/owner’s name and address:
7. Owner Affidavit: If the applicant currently leases or plans to lease the property, have the owner (and all
entities having ownership interest in the property) sign an Owner’s Consent Letter.
8. Please attach:
- Resume of principals
- Articles/Bylaws/Partnership agreement of partnerships/corporation/LLC
- A list of properties within the Village of Shorewood in which buyer has an ownership interest either as
an individual or part of a corporation/partnership/LLC.

II. Public Outreach & Communication

Public input and transparency will be encouraged and opportunities will be made available in each application phase
through the village’s website, Village Manager’s Memo and regular public notices for the CDA and Village Board
meetings. Applicants are required to provide notice and public outreach to neighborhoods and impacted stakeholders
prior to the review of their application by the CDA and Village Board at each application phase. The applicant shall
submit a public outreach plan with each application for review that compleiment Village transparency efforts. The CDA
and Village Board will look favorably upon applications that include demonstration of public support for the project.
1. List the stakeholder groups, including organizations such as the Business Improvement District, specific
neighbors by address etc.
2. Identify the public outreach strategy for each stakeholder group and estimated dates for proposed
communications.
3. Identify how the public outreach strategy will complement Village’s communication methods listed above.

III. Additional Project Description Information
9. Land area (in square feet) of project site:
Current:
___________
Proposed:
___________
10. Building area (in square feet) of project building (or, for tenant applicants, leased premises):
Gross
Net leasable
Current:
___________
__________
Proposed:
___________
__________
11. Land Use. Identify the appropriate existing or proposed land use of the redevelopment site and indicate
the building areas dedicated to each use.
2
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Category
Retail
Office
Mixed use
Manufacturing
Vacant building
Residential

Existing
______
______
______
______
NA
______

Building Area
Existing SF
Proposed SF
________
__________
________
__________
________
__________
________
__________
NA
__________
________
__________

Proposed
________
________
________
________
________
________

12. Job creation/retention: list the current and projected number of part time jobs and full-time jobs at the
site before and after completion.
Full time employees
Part time employees
Total employees

Current

Projected

ADDITIONAL DOCUMENTATION AND CHECKLIST
Applicants will also be required to provide the following documentation.
All personal financial information will be kept private and confidential to the extent provided by Wisconsin
State Statutes.
1. Financial statements for past three years, including profit and loss statements
and balance sheets, as applicable, to the Village’s Municipal Advisor, Mikaela
Huot, Baker Tilly, Mikaela.Huot@bakertilly.com, 651-223-3036.
2. Personal financial statements of all major shareholders (principals) including
the most recent three years of tax returns, to the Village’s Municipal Advisor,
Mikaela Huot, Baker Tilly, Mikaela.Huot@bakertilly.com, 651-223-3036.

IV. Signature
I, the undersigned, affirm that the project descriptions, numerical and financial estimates, and all other
information I have provided in this application are true and complete to the best of my knowledge. I have
read and understood the requirements described in this application. Furthermore, I certify that I am
authorized to initiate the TIF application process on behalf of the project described.

Printed name

Signature

Title

Date
3
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Legal disclaimer
Completion of this application does not entitle the applicant to financial assistance, zoning or development approvals. Any such
assistance and development approvals must be recommended and approved by the appropriate Village boards, committees,
authorities, and the Village Board.
Any applications submitted under this process, and any supplemental documentation related thereto, are subject to Wisconsin’s
open records law as enumerated in Chapter 19 of the Wisconsin Statutes and as further defined by applicable Wisconsin case
law, including exceptions and exemptions associated therewith.
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VILLAGE OF SHOREWOOD

REPORTS AND PRESENTATIONS TO THE CDA
Agenda Item: Review and recommend receipt of annual Housing Affordability Report.
Date: January 5, 2021
Presenter: Bart Griepentrog, AICP
Department: Planning and Development
History – Please include a timeline of historical relevant events related to this agenda item. This may include
previous Village Board action, policies, planning documents, etc. If able, hyperlink to previous agenda packets
(include page number) to reference information. If there is no relevant history, N/A should be entered in this
space.
In 2017, Wisconsin Act 243 created two new reporting mandates that municipalities with populations
over 10,000 were required to comply with prior to January 1, 2020.
The Housing Affordability Report, which must be updated annually, requires an update on the
implementation of the housing element of the Comprehensive Plan and is detailed within Wis.
Stat. sec 66.10013.
The New Housing Fee Report is detailed within Wis. Stat. sec 66.10014 and shall include a
report on the Village’s residential development fees. No requirements for annual updates on
this report were stipulated.
Both reports were completed by Novogradac as a sub-component of the CDA’s Housing Market Study
and Needs Assessment. The individual reports were posted to the Village web site on December 23,
2019 at the following links:
www.villageofshorewood.org/HousingAffordabilityAnalysis
www.villageofshorewood.org/NewHousingFeeReport
In addition, the reports were required to be provided to each member of the Village Board, which was
accomplished within the January 6, 2020 Village Board meeting.
Agenda Item Discussion – Please provide a summary of the agenda item along with bullet points
highlighting the main items and key issues to be discussed.
As required by Statute, the Housing Affordability Report has been updated to reflect the most recent
annual statistics. This update was completed by the Planning & Development Director. The draft
report is being presented to the CDA for any questions or comments, prior to being shared with the
Village Board for formal receipt. That receipt is expected to occur within the January 20, 2021 Village
Board meeting
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Fiscal Note – Please include the budget impact for this agenda item.
None.

Community and Business Outreach – If applicable, did you notify the community groups and
businesses that are directly impacted by this agenda item. Please specify in attached communication
plan how community groups and businesses will be informed of action after Village Board
consideration.
_____ Yes

__ X __ No

Action Required / Recommended – Please include the recommended motion or possible actions for this

agenda item.

I move to recommend that the Village Board receive the annual update to the Housing Affordability
Report at their January 20, 2021 meeting.
Attachments – Please list the following attachments and supporting documents for this agenda item. Some

attachments may be hyperlinked. Include Fiscal notes, if applicable, as the first attachment following this
memorandum. Attachments may include: agreements/contracts, presentation materials, letters, service
proposals, etc.

1. Village of Shorewood Housing Affordability Report, 2021
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Village of Shorewood
Housing Affordability Report, 2021
Prepared by the Planning & Development Department
Reviewed by the Community Development Authority, January 8, 2021
Accepted by the Village Board, January 20, 2021 - PROJECTED

Page 29 of 38

INTRODUCTION
This Village of Shorewood Housing Affordability Report, 2021 has been compiled as an update to
an original Housing Affordability Report authored by Novogradac Consulting LLP dated December
19, 2019. That report was written on behalf of the Village of Shorewood Community Development
Authority. The contents of this report have been developed in compliance with Wis. State Statutes
66.10013, which further state that the Analysis shall be updated annually and posted to the
Village’s website no later than January 31.
Additional information provided in the 2019 report related to housing gaps has not been included.
For reference to that and additional housing information, please see A Comprehensive Housing
Market Study and Needs Analysis authored by Novogradac Consulting LLP dated February 13,
2020.
HOUSING AFFORDABILITY ANALYSIS
(1) Applicability to Shorewood, Wisconsin
According the Wisconsin Department of Administration’s population estimates, as of January 1,
2020 the population in Shorewood, Wisconsin was 13,472 (down from 13,479 in 2019); as such, the
Village of Shorewood is required to produce a Housing Affordability Report.
(2) Implementation of Housing Element of Comprehensive Plan
Shorewood’s Housing Element of the Comprehensive Plan (2011) identifies nine housing-related
recommendations, which are summarized below.
• Continue efforts to market Shorewood
• Implement recommendations from S.B. Friedman Duplex Strategy Report
• Explore continuation of pilot Neighborhood Improvement Loan Program
• Continue to implement Code Compliance Program and housing maintenance enforcement
• Encourage residential development recommended in the Village of Shorewood Central
District Master Plan (2014)
• Initiate comprehensive review of neighborhood changes & enhancement programs
• Continue to explore development of housing appropriate for aging population
• Explore housing demand for area professionals
• Continue Village and School District joint effort analyzing school enrollment
In 2020, the Village took the following actions towards implementing the Housing Plan element of
the current Comprehensive Plan.
• The Village maintained its Exterior Code Compliance inspections, as recommended in the
Comprehensive Plan.
Of note, the Village is currently undergoing an update to its Comprehensive Plan and new Housing
Element goals and objectives are expected to be finalized in early 2021. Additionally, the
Community Development Authority is projected to review the frozen Neighborhood Improvement
Loan Program and make a recommendation to the Village Board regarding potential extension of
an expiring TID for the purposes of affordable housing.
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Per Section 66.10013, the Housing Affordability Report shall contain all of the following:
Where available, data is for the prior full year upon date of completion of this report.
(a) Number of subdivision plats, certified survey maps, condominium plats, and building
permit applications approved
Table 1: Subdivision, CSM, Condo and Building Permit Approvals, 2020
Certified Survey
2020
Subdivisions
Maps (new lots)
Condo
Approvals
0
0
1

Building
Permits
608

Shorewood is essentially built-out. Given the unavailability of vacant land, nearly all building
permits issued were for remodels or additions. The following table provides more details on
building permits issued.
Table 2: Building Permits, 2020
2020
New
Single-family homes
3*
Duplexes
0
Multi-family**
0

Remodels
110
25
8

Additions
3
0
0

Demolition
2
0
0

Conversion
0
1
0

*includes creation by duplex conversion
**includes condos: building permits for condos are on a per unit basis, building permits for apartments are by building

The vast majority of building permits issued were for remodels of existing single-family homes. The
only construction permit issued for an additional housing unit in 2020 was for a new single-family
home at 2100 E. Wood Pl. on a lot that was created in 2018. (A permit for the construction of a new
house at 2521 E. Lake Bluff was also issued, but as the result of a “tear-down.”) It is worth noting
that building permits are issued by parcel and as such for apartments a permit would generally
cover all units in the apartment building whereas for condominiums the permit would cover only
the particular unit. The following table provides a 10-year comparison since 2011.
Table 3: New Housing Units per Year, 2011-2020
New SingleHousing Units
Year
Family Homes* Eliminated**
2011
3
3
2012
2
1
2013
1
0
2014
3
2
2015
1
1
2016
5
5
2017
3
3
2018
1
1
2019
4
5
2020
3
2
Total
26
23

Multi-Family Dwelling
Units Constructed
0
0
84
0
99
0
95
101
0
0
379

Net New
Housing Units
-3
-1
85
-2
99
-5
92
100
-1
-2
362

*also includes new homes constructed as a result of a teardown or duplex conversion – date based on permit issuance
**teardowns and duplex conversions

In the previous 10 years, 362 new housing units have been added in the Village. This figure
accounts for units lost to duplex conversion and teardowns that have yet to be rebuilt. Almost all
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new single-family home permits were for teardowns or duplex conversions into single-family units.
Only one home was developed on a previously vacant lot within that period. Almost all new
housing unit construction since 2011 has been a result of new multifamily or mixed-use
development.
(b) The total number of new residential dwelling units proposed in all subdivision plats,
certified survey maps, condominium plats, and building permit applications that were
approved by the municipality in the prior year.
Table 4: Housing Units Proposed, 2020
2020
Subdivision
New Units Proposed
0

New Lot via CSM
0

Condo
0

Building Permits
12

In 2019 the Village’s Design Review Board approved construction of a 10-unit townhome
development at 4121 N. Wilson Dr. which has yet to be built. Those units are included as still
proposed within 2020. A new single family home on the vacant residential lot at 3534 N. Lake Dr.,
which was also permitted in 2019, but has yet to be built, is also included. The Village also
anticipates receiving plans for the construction of a new home on the lot at 2010 E. Jarvis St., which
was recently demolished at the end of 2020.
(c) A list and map of undeveloped parcels in the municipality that are zoned for residential
development.
Table 5: Undeveloped Residential Lots, 2020
Parcel ID
277-0258-000
277-0005-000
239-0543-000

Address
2710 E. Shorewood Blvd.
3534 N. Lake. Dr.
2010 E. Jarvis St.

Owner
Paul & Pamela Miller
Chris Abele
Allan & Sandy Pasch

Size (acres)
0.189
2.529
0.137

Zoning
R-5 Single Family
R-1 Lake Drive
R-6 One- and TwoFamily

The map of the aforementioned parcels is included on page 5.
(d) A list of all undeveloped parcels in the municipality that are suitable for, but not zoned
for, residential development, including vacant sites and sites that have potential for
redevelopment, and a description of the zoning requirements and availability of public
facilities and services for each property.
Table 6: Undeveloped Parcels, Suitable But Not Zoned for Residential Development, 2020
Parcel ID
Address
Owner
Size (acres)
Zoning
239-0290-000 1808 E. Marion St.
4300 Oak, LLC
0.110
B-1 Commercial
239-0291-000 4300 N. Oakland Ave. 4300 Oak, LLC
0.202
B-1 Commercial
These sites are located within the business district, which has other multi-family or mixed-use
properties. The B-1 zoning does not allow for exclusively residential use, but does allow mixed-use
development. As zoned, these sites would need to feature some commercial aspect. All sites have
access to public utilities and services.
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Table 7: Parcels or Sites with Potential for Redevelopment, 2020
Parcel ID
Address
Owner
275-1086-001, 1409-1425 E. Capitol Windermere
275-1085-000, Dr.
Properties, Inc.; Cap
275-1084-000
Lane Realty; Morris
Ave Properties, LLC.
240-0358-000, 1518-1530 E. Capitol James Petr; Caplar,
240-0359-000, Dr.
LLC; Wells Fargo
240-0360-000
Bank WI
240-0020-000, 1700-1716 E. Capitol Noah Christensen;
240-0021-000, Dr.
Sola North, LLC;
240-0022-000
Michael
Yerukhimovich and
Kiara Fleysh
276-0730-001 1901 E. Capitol Dr.
Seton Tower Corp.
276-0185-000, 3600-3624 N.
Sik Kin and Wen
276-0186-000, Oakland Ave.
Chen Ng; 3610 N
276-0187-000
Oakland Ave LLC
Metro Investments;
BEG Enterprises
Four, LLC
276-074-9006 3970 N. Oakland
WI Robinson Family
Ave.
LP JJ&R Enterprises
240-9979-000 4121 N. Wilson Dr.
Flexigon LLC
239-0154-000
240-9996-000

4414 N. Oakland
Ave.
4231 N. Oakland
Ave.

Size
28,800 sq. ft.

Zoning
B-3 Mixed-Use
Commercial

15,750 sq. ft.

B-3 Mixed-Use
Commercial

16,000 sq. ft.

B-1 Commercial

10,700 sq. ft.
28,900 sq. ft.

B-1 Commercial
B-2 Mixed Use
Residential

61,000 sq. ft.

B-1 Commercial

23,500 sq. ft.

B-3 Mixed Use
Commercial
B-2 Mixed Use
Residential
B-2 Mixed Use
Residential

Shore B FSB

22,925 sq. ft.

Bv Shorewood LLC

13,250 sq. ft.

The aforementioned sites were either identified within the 2014 Central District Master Plan and
have not yet been redeveloped or are currently vacant or being marketed for redevelopment. As
zoned, B-1 sites would need to feature some commercial aspect, whereas sites zoned B-2 or B-3
could be redeveloped exclusively with multi-family residential. All sites have access to public
utilities and services.
The map on the following page illustrates the location of undeveloped residential sites as well as
undeveloped commercial parcels and sites with the potential for redevelopment.
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(e) An analysis of the municipality's residential development regulations, such as land use
controls, site improvement requirements, fees and land dedication requirements, and
permit procedures. The analysis shall calculate the financial impact that each regulation
has on the cost of each new subdivision. The analysis shall identify ways in which the
municipality can modify its construction and development regulations, lot sizes, approval
processes, and related fees to do each of the following:
1. Meet existing and forecasted housing demand.
2. Reduce the time and cost necessary to approve and develop a new residential
subdivision in the municipality by 20 percent.
Zoning
The Village’s Zoning Code (Chapter 535) allows development of a wide variety of residential uses at
various densities throughout the Village. In particular, zones R1 through R-10 serve as residential
districts within the Village. The purpose of these zones is to “maintain the particular character of
each residential area, mainly with respect to building bulk, setback, and land coverage.” Residential
uses are also permitted in select other zoning districts, namely the various commercial districts and
the planned development district. In particular, multifamily housing units are permitted in the
commercial districts though in B-1 there would also need to be a commercial component as well.
The following table illustrates the existing zoning code districts that permit residential
development as well as the type of residential development permitted.
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Table 8: Zoning Districts
Zone
Type
R-1
Residential
R-2
Residential
R-3
Residential
R-4
Residential
R-5
Residential
R-6

Residential

R-7
R-8

Residential
Residential

R-9
R-10
B-1

Residential
Residential
Commercial

Description
Lake Drive Residence District 1
Lake Drive Residence District 2
Lake Drive Residence District 3
Lake Drive Residence District 4
Single-Family Residence
District 1
One- and Two-Family
Residence District 1
Townhouse Residence District
Estabrook Homes Residential
District
Apartment House District 1
Apartment House District 2
Commercial Use District

B-2

Commercial

Mixed-Use Residential District

B-3

Commercial

Mixed-Use Commercial District

B-4
B-5

Commercial
Commercial

PDD

Planned

River District
Estabrook Homes Business
District
Planned Development District

Principle Use(s)
One-family dwellings
One-family dwellings
One-family dwellings
One-family dwellings
One-family dwellings
One- and two-family dwellings
One-family dwellings
Multi-family dwellings
Multi-family dwellings
Multi-family dwellings
Commercial use first floor,
commercial or residential use
above
Mixed-use or multi-family
dwellings
Mixed-use, multi-family
dwellings or commercial use
Multi-family dwellings
Commercial or multi-family
dwellings
Any use, subject to Village Board
approval
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The only districts within which residential uses are not permitted are the Public and semipublic
districts. Single-family dwellings are permitted in eight districts, two-family dwellings are
permitted in two districts, and multifamily residential is permitted in nine districts. The following
map illustrates the spatial distribution of these zoning districts throughout the Village.
The majority of the land in the Village is zoned R-6, One- and Two-Family Residence District 1.
Areas permitting multifamily uses are concentrated along Wilson Drive, Oakland Avenue, and
Capitol Drive.
Design Guidelines & Review Board
In addition to the Zoning Code, the Village has Design Guidelines for the Central District located
along Capitol Drive and Oakland Avenue. These guidelines are “intended to assist the Village in
maintaining and enhancing its physical character by encouraging development proposals that
strive for high-quality design.” These guidelines apply in the following circumstances:
• New construction, additions or structural alterations of buildings or parking facilities
• Alteration of exterior surface materials, color or design of existing buildings
• Location and appearance of exterior lighting and signage
• Landscaping on sites with new construction, additions or structural alterations of buildings
or parking structures.
These parameters are specified in the Central District Master Plan Design Guidelines published in
July 2006. In general, the guidelines relate to site design (building setbacks, drive-through/driveup facilities, parking areas, outdoor cafes, and service areas), building design (building materials,
scale and massing, lighting, building colors, and building heights), wayfinding and signage
(gateway signs, directional signs, identity signs, information kiosks, business signs, temporary
signs, and menu boxes), and streetscape/landscape (landscape maintenance).
The Village has established a Design Review Board, which per Village Code 225-12E “shall review
exterior alterations and additions that require a permit, with few exceptions (225-12E(1)(a)), for all
buildings throughout the village utilizing the following Design Criteria:
• In making its findings and determination concerning each proposed project, the Design
Review
Board shall give substantial weight to the intent of the Village that the decisions of the
Board perpetuate and further the character of Shorewood, including, without limitation by
enumeration, the following:
• (a) A human scale in the Village as a whole, including its architecture and land use, with
an accompanying recognition that the Village is characterized by a substantial amount
of pedestrian and bicycle traffic;
• (b) A high quality of design and construction;
• (c) A consistency in the design of commercial properties with the primarily residential
nature of the Village; and
• (d) A diversity of architectural styles, which are, at the same time, compatible with their
surroundings.”
Fees
The table on the following page illustrates the current development fees for residential
construction.
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Table 9: Development Fees
Type
Building Permit
Design Review Board
Impact
Park
Land Dedication
Water Hook-Up
Sewer Hook-Up
Plat Approval
Fire Impact
Zoning Change
Stormwater Management

Fee
$9 per $1,000 of project cost ($65 min)
$60
None
None
None
$50 min, plus $0.50/foot over 100 ft.
$50 min, plus $0.50/foot over 100 ft.
$500
None
$500
$200, plus $200/hour of engineering review (only
charged for projects impacting greater than one acre)

Permit Process
Permit applications are submitted to the Planning and Development Department for review. If
there are no exterior modifications proposed, then the permit application is given to the Building
Inspectors for review and approval for issuance. Typically, this type of building permit can be
processed within several days. However, if exterior modifications, including new construction or
additions, are proposed, then the permit application is routed through the Design Review Board
for review and approval. The Design Review Board meets twice per month. Typically, approvals can
be provided within two to three weeks. The permit application must also go to the Building
Inspectors for review and approval. Typically, the Building Inspectors review occurs simultaneously
to the Design Review Board review. Permits are valid for four months and require inspections
within that timeframe for finalization. Extensions beyond the four-month period can be obtained if
work on the project is continual.
Summary
Overall, while the design guidelines, fees, and permit process impact remodeling/addition
projects, the primary limitation for the Village in terms of adding new housing units is a lack of
available developable land, and as a result, new subdivision development is not feasible within
Shorewood. Further, the zoning code or Village regulations currently restricts select opportunities
for creating additional units within the existing supply in the following two ways:
• 535-10E: Conversions. In all one- and two-family residence districts, no one-family
residence may be converted to a two-family residence.
• 326-7D: “No space in a basement may be used for sleeping purposes or as a dwelling unit.”
This is more strict than the Uniform Dwelling Code used for new construction.
1. Meet existing and forecasted housing demand.
As previously mentioned, Shorewood is essentially built out and as such there is limited land
available for new construction. From 2010 to 2020 there were a total of 28 single-family homes
added to the housing supply; however, all but one were teardowns of previously existing singlefamily homes or duplex conversions and as such there were minimal new housing units added as a
result of this development. There were however new housing units added through multifamily
construction; more specifically, 403 housing units have been added since 2010 in multifamily
buildings, or approximately 37 new units on average per year.
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Table 10: Forecast Housing Demand
Number of Households
Number of New
Households
Number of Housing
Units**
Number of New
Housing Units
Needed****

2020*
6,045

2025***
2030** *
2035***
2040***
Projection Projection Projection Projection
6,632
6,671
6,815
6,876

Total
-

-

587

39

144

61

831

6,305

-

-

-

-

-

-

659

41

151

64

915

*2019 ACS 5-Year Estimate (with +/- 210 margin of error)
**2019 ACS 5-Year Estimate (with +/- 234 margin of error)
***Wisconsin Department of Administration, Household Projections, 2010-2040 (2013)
****Assumes a healthy market vacancy rate of 5%

According to projections determined by the Wisconsin Department of Administration after the
2010 Census, by 2040 a total of 915 new housing units will be needed in Shorewood. That figure is
based on a current estimate of housing units (with a high margin of error), projected increases in
the number of households and assumes a healthy vacancy rate of five percent.
At the current rate of construction of approximately 36.2 new housing units per year (based on the
average construction rate over the past 10 years), an estimated 724 units will be added during this
time. This would be under the number of new housing units needed over this time period, but
likely within projections in consideration of margin of error. However, it is also worth noting that
given the lack of available land, the historical rate of construction is unlikely to continue on pace
for the foreseeable future and as such the aforementioned additions to the housing supply may be
overstated.
Even if assuming the current rate of construction would continue, and that forecast housing
demand on the whole could be met, the above analysis tells little about potential gaps within that
housing supply.
2. Reduce the time and cost necessary to approve and develop a new residential subdivision
in the municipality by 20 percent.
There is no available land within the Village upon which to develop a new residential subdivision.
Instead, new residential development is generally infill construction. As such, this requirement is
not applicable to the Village of Shorewood.
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