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Infroduction

The Village of Slinger is a dynamic community of more than 5,600 residents located in Washington
County, approximately five miles from the City of Hartford, ten miles from the City of West Bend,
and 35 miles from the City of Milwaukee. Residents enjoy the small town atmosphere and excellent
schools along with the proximity to several larger metro areas. The histotic downtown, which
includes several nineteenth- and eatly twentieth-century commercial buildings, is home to local
businesses, dining options, Kettle Moraine Playhouse, and Community Patk.

Despite Slinger’s strong assets and a growing population, the downtown does not reflect how the
Slinger community sees itself and the image it would like to portray to others. For this reason, the
Village has prepared several plans and studies to improve the downtown. The Village prepated a
Downtown Vision and Strategy in 2019, updated their Comprehensive Plan in 2017, and adopted an
Economic Opportunity Analysis in 2016. All three documents reinforce downtown Slinger as the
gathering, recreation, and activity center of the community and provide recommendations for
improvements, infill, and redevelopment. Downtown Slinger has significant opportunity to become
a true community destination.

The Village established a Redevelopment Authority in 1993 in ordet to lead redevelopment in the
Village and support projects in Tax Increment District #3. In 1994, a redevelopment area boundary
and Project Area Redevelopment Plan for the Village of Slinger Tax Increment District #3 and
Related Redevelopment and Rehabilitation Projects were adopted to encourage development in the
downtown. TID #3 was retired in 2015.

In 2020, the Village of Slinger retained Vandewalle & Associates, 2 Madison- and Milwaukee-based
economic development, urban planning, and design firm, to complete a redevelopment atea plan for
District No. 2, which encompasses much of the downtown. The purpose of this redevelopment plan
is to assess the current conditions and land uses of the area, explore untapped market opportunities,
and provide a future vision and implementation strategy to Downtown Slinger. This plan,
Redevelopment District No. 2 Project Plan, is intended to supersede the 1994 plan in its entirety. The 1994
plan and any other previously adopted redevelopment district plans will be terminated concurrently
with the adoption of this Redevelopment District No. 2 Project Plan.

Statutory Authority

This plan has been prepared and duly adopted under the provisions of Wisconsin Statute §66.1333
by the Redevelopment Authority (RDA) of the Village of Slinger. The RDA is a separate body
politic created for the express purpose of carrying out blight elimination, slum clearance, urban
renewal programs and projects, and housing projects under §66.1333, Wis. Stats.

Redevelopment District

The boundary of the redevelopment district is shown on Map 1 and is further described below.

INSERT Legal Description
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Redevelopment Objectives

The objective of the Redevelopment Plan is to set a vision and implementation strategy for
converting the flagging downtown into a community gathering place and regional destination. By
creating physical and economic vitality, eliminating blight, and ensuring appropriate land uses, the
Village will be able to provide high-quality development that is tax-generating and attractive to new
and existing residents. Accompanying new development with environmental remediation, new
public gathering spaces, and streetscape and public space improvements in the downtown will
ensure a reuse strategy that is comprehensive in addressing site challenges and constraints while

maximizing opportunities.

Downtown Slinger Vision Statement

The vision statement for downtown Slinger, expressed in the Downtown Slinger Vision and
Strategy, is as follows:

Downtown Slinger is the place that Slinger residents go to meet, connect, and have fun.
Centered on Slinget’s origin at the crossroads of Washington Street and Kettle Moraine
Drive, today it is home to a dynamic mix of entertainment, dining, personal setvices,
gathering places, new housing, and recreation options. The Downtown’s effortless blend of
attractive storefronts, new residential buildings that complement existing historic buildings,
attractive lighting, lively plantings, and outdoor seating makes walking downtown feel
inviting, safe, energizing, and familiar. Slinger residents feel a strong sense of ownership and
pride in the downtown and support unique, locally-owned businesses.

The primary project goals for the Redevelopment District are as follows:

Economic Development
1. Inctrease the tax base through the redevelopment of vacant or underutilized parcels to support

specialty retail and restaurant uses, multi-family residential units, community gathering places,
professional offices, personal services, and small-scale lodging.

2. Develop one or more downtown gatheting spaces in Community Park and other locations in the
downtown. Expand Community Patk to accommodate additional uses, activities, and gathering
spaces.

3. Induce more than $73M in new development assessment value within the District.

4. Eliminate bartiers to economic growth such as blighted propetties, deteriorating site
improvements, obsolete platting, and other functional deficiencies.

5. Position downtown Slinger as a desirable community gathering place, making it more attractive
to visitors and residents.

6. Capitalize on Slinget’s natural setting and build on its status as an Ice Age Trail Community to
make Slinger known as a destination for those hiking the Kettle Moraine and Ice Age Trail

Mixed Use

1. Replace obsolete buildings with new development and encourage development of mixed-use
buildings primarily with upper floor residential and some ground floor commercial space.

2. Increase residential density by adding high-quality, multi-family housing to attract empty nesters,
retiring boomers, and young adults interested in living close to amenities, shopping, and eating
and drinking establishments.

3. Create developments with an appropriate balance of residential, entertainment, service, retail,
office, and greenspace use.

Public Hearing Draft 5 August 31, 2020
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Rehabilitation/Restoration of Existing Buildings

1. Retain downtown Slinget’s historic character. Restore historically significant buildings, preserve
and restote historic elements to building facades (windows, doors, decorative elements), and
remove inapproptiate, contemporary features from fagades.

2. Improve appearance of non-historic buildings by repairing exterior damage and decay, painting
siding and tuckpointing masonty, and removing abandoned signs.

3. Improve functionality and longevity of existing buildings by continuing to upgrade and maintain
to meet today’s needs and community standards.

Parking

1. Integrate adequate parking into redevelopment sites by providing residential parking under
buildings and sutface parking behind buildings.

2. Improve pereeption of availability of parking downtown. Improve and promote existing on- and
off-street parking by striping individual stalls, revisiting parking time limits, enhancing signage to
identify parking arcas more clearly, and consolidating driveways to increase on-strect spaces.
Fivaluate poteatial for shared parking near Washington/ICettle Moraine intersection.

Quality Design and Density

1. Fincourage high architectural and site design standards that ensure development consistent with
the vision statement in the Downtown Slinger Vision and Strategy, described above.

2. Promote building and streetscape design that is oriented to residents and visitors walling
between destinations. Include human-scale fagade elements and design features that prioritize
pedestrian comfort. Fncourage outdoor scating/activity arcas on sides of buildings.

3. lmprove appearance of the downtown fabric by screening outdoor storage and improve outdoor
display for vehicle-oriented uses using vegetative screening and/or fencing and setting back
display arcas from sidewalks.

Consistency with Local Plans

This redevelopment plan is generally consistent with the recommendations contained in the Village
of Slinger Comprehensive Plan, adopted on November 20, 2017. In order to enable the wider mix
of land uses consistent with “Downtown/Mixed Use” predominant land use category recommencded
on Map 6, this Plan recommends that the future land use designation of several parcels within the
District be changed to the “Downtown” future land use category via an amendment to the Future
Land Use Map in the Comprehensive Plan. These include properties with the following map IDs:
H20-26, #50-60, #62, H#67, #74, and #76-79. Map 5 depicts the Comprehensive Plan’s future land
use designation for all propestics within the Disurict, as of this writing. Simultaneous with or shortly
after the adoption of the redevelopment plan, the Village intends to amend the Comprehensive Plan
Future Land Use Map to be consistent with the land uses shown in this redevelopment plan.

This document is available for inspection on the Village website and at Village Hall during normal
business hours. Contact Margaret Wilber, Village Administrator, at (262) 644-5265 for mote
information.
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Existing Conditions

Wisconsin Statute §66.1333 regulates blight elimination and slum clearance. Section 66.1333
(2m)(b)2 defines blighted area as an “area which by reason of the presence of a substantial number of
Stbstandard, slum, deteriorated or deteriorating structures, predominance of defective or inadequate street layout, fanlty
lot layont in relation to size, adequacy, accessibility or usefulness, unsanitary or unsafe conditions, deterioration of site
or other improvements, diversity of ownership, tax or special assessment delinquency exceeding the fair value of the
land, defective or unusual conditions of title, or the existence of conditions which endanger life or property by fire and
other canses, or any combination of such factors, substantially impairs or arrests the sound growth of a city, retards the
provision of housing accommodations or constitutes an economic or social liability and is a menace to the public health,
safety, morals, or welfare in its present condition and use.”

Sixty-nine of 86 total parcels within Redevelopment District No. 2 have been identified as blighted,
constituting approximately 80% of the District’s total acreage. Many of the structures within the
Redevelopment District boundary ate considered aged, deteriorating, or vacant in their current state.
In addition, much of the land within the District is underutilized and could be redeveloped to a
higher and better use compatible with the community’s long-term vision for the area. The District as
a whole exhibits blight factors such as obsolete platting, faulty street or lot layout, and known or
suspected environmental concerns. Other environmental concerns include potential asbestos,
underground storage tanks (USTSs), and subsurface contamination such as PAHs, PFAS, RCRA
metals, and VOCs. A District-specific desctiption of the land uses and existing blight conditions

follows.

Existing Land Use
The Redevelopment District is home to a mix of land uses, with no single use dominating any
particular block. Most blocks contain a mix of single-family residential, commercial, and

auto/equipment-related land uses.

As shown on Map 2, vehicle repair and sales land uses predominate along both sides of West
Washington Street at the west end of the District. Some of these properties include a significant
amount of outdoor storage of vehicles and unpaved outdoor vehicle display areas and some
instances of deteriorating pavement and inoperable vehicles. There is also a laundromat with
apartments on the second floor in this area; this site includes excessive paving. These factors
contribute to existing blighting influences in the area that may impact their future development
potential. The northeast side of West Washington Street includes a few taverns with single-family
homes interspersed throughout. Moving east toward the intersection of Washington Street and
Kettle Moraine Drtive — the heart of downtown — a greater preponderance of commercial uses with

upper-floor residential is present.

South of East Washington Street along Kettle Moraine Drive South, there is a number of established
commercial uses with residential above on the west side of the street. A key redevelopment site is
the Phillip Funeral Home (parcel 45); this irregularly-shaped parcel encompasses much of the block
and has several points of access. Southwest of the Funeral Home is a traditional storefront building,
currently in residential use, which is under active code enforcement action. A small building on
parcel 40 was demolished due to difficulties in bringing it up to code. Along the east side of the
block, there are commercial uses at the cotners with single-family residential in between. The Berean
Bible Institute, located on Hill Street, is currently for sale. This property spans four parcels (patcels
55, 52, 54, and 58) and contains a former church building, a small house, and two surface parking
lots.

A BP gas station and convenience stote are located at the corner of East Washington Street and
Kettle Moraine Drive. Northwest of the gas station is Community Park, and there are two
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commetcial buildings (parcels 21 and 22) fronting Kettle Moraine Drive and several residential
buildings. A few residences ate accessed from Tennies Drive, and a few others are accessed from an
unplatted drive in Community Park. Across I ettle Moraine Drive, uses are mostly single-family
residences with a few older commercial buildings along the notth side of the street. Also included
are institutional uses such as a Village well (parcel 14) and telephone switch (parcel 20).

In the southwestern portion of the District, Oak Street contains a mix of uses, including a machine
shop (parcel 64), single-family residences, and an auto body business (parcel 68). The former Niphos
Coatings building (parcel 67) is cutrently vacant, and both buildings on the property are beginning to
deteriorate. This site has undergone eavironmental remediation in recent years in preparation for
reuse/ redevelopment.

Parcels along Chestnut Street include several parcels with commercial uses on lower levels with
residential above. Double-frontage lots (parcels 75-76) have a mix of uses and buildings. Southwest
of the railroad tracks, a former showroom is currently for lease (parcel 74), and a former railroad
depot has been converted into the new Slinger Historical Museum (parcel 77).

Storck Street includes catirely industrial land uses, which are not negatively impacted by the
presence of the railroad tracks. A former creamery (parcel 78) is currently vacant and in significant
disrepair.

Parcels were included in the District for one or more of the following reasons: their potential for
redevelopment, prominence of their location as it relates to the image of Slinger, outdated land uses,
vacancics, the importance of the downtown as an active commercial district and community
pateway, and contributions to blight in the District. or the most part, areas containing a
concentration of single-family residences were excluded from the District as they are not considered
ncar-term redevelopment opportunitics. While many parcels appear to be well-maintained, others
exhibit signs of wear, faulty layouts, poor access, and/or obsolete platting that meet established
criteria for blight. Vacaat and outmoded commercial spaces suffer from poor signage, limited
visibility, and lack of landscaping that detract from the acsthetic standards of the cotridor. Steep
slopes of 12% or more and wetland currently constrain some parcels, as do known and potential
contamination that may require substantial time and costs to remediate and prepare for further
redevelopment activities (see Map 4).

Current Zoning

Current zoning designations in the Redevelopment District are depicted on Map 3. Most of the
District is zoned B-1 Commercial, which is designed for traditional downtown development. Parcels
along and around Storck Street are zoned M-1 Limited Manufacturing District, which is intended for
light industrial development. The Fire Department, Village Well, and Berean Bible Institute are
zoned I-1 Institutional. Two-Family Residential (Rd-1) Zoning is found between Polk Street, Kettle
Moraine Drive South, and Hill Street and in a few parcels on Chestnut and Buchanan Streets. Two
homes near Tennies Drive are zoned R-6 Single-Family Residential.

The cutrent zoning pattern in Slinger either generally complies with the Village’s Future Land Use
Vision (Map 5) as articulated in the 2017 Comprehensive Plan or will not substantially compromise
the Village’s ability to achieve its Futute Land Use Vision. Over time, mainly through developer-
sponsored or property-owner-sponsored rezonings and Planned Unit Developments, the Future
Land Use Vision map and zoning map may be brought into even closer alignment.
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Proposed Land Use & Redevelopment Projects

Downtown Area

Downtown Slinger is envisioned to be the civic and social center of the community. Proposed
redevelopment projects in the District should strive to create a mix of entertainment, dining,
personal services, gathering places, new housing, and recreation options. Attractive storefronts, new
residential buildings that complement existing historic buildings, and attractive streetscaping will
make experiencing downtown feel inviting, safe, energizing, and familiar. Projects in the District
should enhance the area’s visibility, functionality, and aesthetic appeal. Uses should boost property
values and create active, vibrant environments for visitors and residents to live, work, and play.

The future land uses envisioned for downtown Slinger include indoor commercial, retail, office,

service, entertainment, and institutional. Residential uses should include upper-story units in new
and existing mixed-use buildings and freestanding multi-family residential and townhomes. For a
complete overview of the future land uses recommended by the Comprehensive Plan, see Map 5.

Downtown Slinger should be a unique destination that offers residents and visitors several options
to gather and meet. Desired businesses include:

* Restaurants, including outdoor dining, casual dining options, coffee shops, breakfast
destinations, a brewpub and/or tasting room, bakeries, and sweet treats

* Specialty retail, including home goods and accessories, specialty food ot candy stores, specialty
apparel, arts supplies, hobby and craft shops, art galleties, and pet supplies

® Personal services including batber shops, spas, hair and nail salons, banks, and dry-cleaning
drop-off

® Professional office space

® Bed and breakfasts and other small-scale lodging

With a mix of historic building and new construction, downtown Slinger will be designed for
walking between destinations. New housing options will be well-suited for empty-nesters looking to
downsize and stay in the community, young professionals without children, and downtown
employees. The downtown will be charactetized by beautification of public spaces; an increased
number of amenities, businesses, and destinations; public events and art; gathering and performance
spaces in Community Park; diversity of quality housing options; building updates and rehabilitation;
improved walkability and bikeability; an enhanced Ice Age Trail experience; access to entertainment
and dining; and an improved, furnished streetscape.

Rehabilitation and restoration of existing buildings, redevelopment, and infill development will be
central to the transformation of the District. New development should be realized as two-to-thtee-
story buildings with minimal building setbacks that blend contemporary and historic styles, using
traditional building materials such as stone, brick, and wood. Commercial, mixed use, and residential
building forms are all desirable. Rehabilitation and restoration projects should preserve historical
features while updating buildings for today’s needs. New residential uses should include medium-
density, multi-family residential development of high-quality architectural design. A mix of living
options and styles are encouraged such as townhomes, apartments, condominiums, and mixed-use
structures, with commercial use on first floors and residential units on upper floors.

Working with private property owners, the Village will implement rehabilitation programs and
aesthetic improvements. To improve the pedestrian experience and overall appearance of
downtown, existing outdoor storage areas should be screened and outdoor display areas for vehicle-
oriented uses should be screened or othetwise improved to enhance aesthetics. New outdoot

storage areas will be discouraged.
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The downtown area also should include substantial streetscaping improvements to Kettle Moraine
Drive and Washington Street, including pedestrian-scaled light fixtures, banners, benches, trash
receptacles, widened sidewalks where possible, enhanced crosswalks, shade trees, and gateway
features or signage at the edges of downtown. In addition, wayfinding and interpretive signage
highlighting the Ice Age Trail should be located on the southeast side of Kettle Moraine Drive, as
Kettle Moraine Drive is coterminous with the on-street alignment of the Slinger segment of the Ice
Age Trail. These improvements will greatly improve walkability and the pedestrian experience.

The Village will make improvements to public parking in order to improve the perception of
availability of parking in the downtown, maximize existing parking areas, and clarify where parking is
available currently. The Village should explote creating additional off-street parking to accommodate
anticipated increased demand for parking downtown and consolidate and narrow driveways where
possible to increase the number of on-street parking spaces.

Once additional off-strect parking is available, the Village should explore adding a bicycle lane on
) ? O <

Washington Street. Both Kettle Moraine Drive and Washington Street may benefit from

g 4
bicycle/pedestrian and right-of-way improvements serving new and existing residential and
commercial uscs. Such improvements should be built in conjunction with private development and
provide safe pedestrian and bike connectivity between downtown and the surrounding arca and to
the Community Park Trail.

Storck Street Are:

Because of the shallow parcels and presence of railroad tracks, the seven parcels along the north side
of Storck Street are envisioned as light industrial uses. Given this area’s proximity to Kettle Moraine
Drive, some commercial uses would be appropriate, too. Uses should be compatible with residential
uses on the south side of the street, and outdoor storage, activity arcas, and mechanical equipment
should be screened from Storck Strect. A multi-modal path should be developed at the end of
Storck Street to provide access to Fireman’s Park Upper. The former creamery building (parcel #80)
is a likely redevelopment or rcuse opportunity.

Community Parlk

New development within the District would complement planned improvements for Community
Park immediately adjacent to the District. The Village recently developed Community Parl “I'rail,
which is officially part of the statewide lee Age” lr'ul T'his multi-modal path begins at its trailhcad

on Kettle Moraine Drive and continues through Commuaity Park to Cedar Creek Road. FFuture
improvements to Community Park may include:

e Open air amphithcater set into the hillside on the south side of the parl

e Additional scating areas

e Paved pavilions and plazas for events and festivals such as Slinger Farmer’s Market

e Additional trailhead amenities such as bike racks, community events board, Wi-EFi

o Flexible multi-use space that can be used for either event space or parking as needed

e Public att

e Expansion of Community Park to accommodate mote uses, activities, and gathering spaces

These improvements will help solidify Community Park and downtown Slinger as a central
community gathering space and will signal to adjoining property owners, Slinger residents, and
investors that the Village of Slinger is committed to the revitalization of its downtown. It is
anticipated that improvements led by the public sector will bring about further private investment in
the downtown.
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Village of Slinger Redevelopment District No. 2 Project Plan
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Village of Slinger Redevelopment District No. 2 Project Plan

Redevelopment Concept Plan (Map 6)

A generalized redevelopment concept is shown in Map 6: Redevelopment Concept Plan. Map 6
identifies several subareas within the downtown. The purpose of Map 6 is to desctibe more specific
land uses that would predominate within the subareas A-C. As development projects are proposed
in the future, they do not need to adhete sttictly to Map 6, provided that such projects meet the
overall spirit and intent of this Plan.

Area A encompasses the core of the downtown, centered on Kettle Moraine Drive and Washington
Street. Area A is identified as a predominately mixed-use area, consisting of downtown-style
buildings with commercial uses on the ground floor and residential uses above. This area is
anticipated to include a mix of rehabilitation and redevelopment projects. Area B would be
particulatly suitable for new residential development, given its proximity to existing residential areas
and distance from the downtown core. Residential development in Area B could include a mix of
condos, apartments, and townhomes. These are anticipated as redevelopment projects, although
adaptive reuse/rehabilitation is possible, too. Area C is envisioned as a predominately light industrial
area, given surrounding industrial land uses and the presence of the railroad tracks.
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Village of Slinger Redevelopment District No. 2 Project Plan
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Village of Slinger Redevelopment District No. 2 Project Plan

Project Implementation

The Village will undertake a number of redevelopment activities and rehabilitation programs in
order to improve the appearance, vitality, visibility, and functionality of downtown. The Village will
implement or explore the following activities:

* Develop Village programs necessary for site assembly and provide assistance to close financial
gaps.

* Assist in seeking grants to aid envitonmental assessment and cleanup.

* Develop programs for a fagade and building loan/grant program to encourage rehabilitation and
restoration of existing buildings.

* Begin land banking key sites for infill or redevelopment.

* Create a site improvement program to provide grants or low-interest loans to add screening ot
otherwise improve the appearance of outdoor storage and display areas.

* Make streetscaping and other improvements to both Washington Street and Kettle Moraine
Drive/Ice Age Trail, including wayfinding and interpretive signage, pedestrian-scaled light
fixtures, banners, benches, trash receptacles, widened sidewalks, enhanced crosswalks, gateway
features/signs, and additional street trees.

* Advance the development of new community gathering spaces in the Community Park, such as
a formal gathering space, amphitheater, and/or flexible multi-use parking/event spaces, as
outlined in the Downtown Slinger Vision and Strategy and the Village of Slinger Park,
Recreation, and Open Space Plan.

* Continue to enforce its property maintenance code to maintain minimum standards.

* Explore the formation of a Business Improvement District (BID).

Village is willing to explore one or more Tax Increment Finance (TIF) districts for all or part of the

area. These TIF districts would assist private and public projects with timing dtiven by projects that

generate significant increment and have the potential to spur further investment in the downtown.

TIF funds could be used for public improvements, closing financial gaps, or sustaining the

rehabilitation programs described above.

Furthermore, the Village is willing to engage in discussions with property owners and developers
interested in projects and may conduct additional proactive efforts to identify and select developers
for specific sites. Future development projects will be subject to a development agreement with the
Village that specifies the type, quality, and density/intensity of the project, the development
schedule, and the use of TTF and other forms of public participation, if any, in addition to other
terms and conditions that will ensure high-quality, financially feasible projects.

The Village alteady has begun the process of identifying a developer for the Niphos property on
Oak Street in cooperation with Washington County, which owns the property. The Village also has
begun reuse planning and marketing of the Berean Bible Institute property, located at 117 Kettle

Moraine Drive South.
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Village of Slinger Redevelopment District No. 2 Project Plan

Proposed Public Improvements and Utilities

The following is a list of potential public project activities, which include but are not limited to:

* Streetscape and public space improvements (e.g., pedestrian plazas, greenspace/public parkland,
on-street pedestrian/bicycle paths, wayfinding signage, lighting, benches);

* Public infrastructure improvements (e.g., utility construction and/ot relocation, right-of-way,
stormwater management system improvements/construction, parking, street realignment,
intersection improvements);

* Site assemblage, environmental assessment, clean-up, and site preparation;

* Relocation of displaced businesses, if applicable; and

*  Administration (c.g., marketing, developer recruitment, financial administration).

Standards of Population Density, Land Coverage, and Building
Intensity after Development

Properties in Redevelopment District No. 2 will be developed in accordance with applicable
municipal zoning, subdivision, and other land usc regulations.

Present and Potential Equalized Valve

The potential equalized value has been projected based on Map 1: Redevelopment District No. 2
redevelopment sites. As of January 1, 2019, the total assessed value of all parcels in the
redevelopment area was $12,999,500 (sce T'able 1).

Applying reasonable standards of development density* per the uses proposed on Map 6, the new
total cqualized value of the Redevelopment District potentially could reach $86,631,444 or more at
full buildout. This represents a tax base increase of $73,631,944 in new cqualized value. Note that
the loss of tax valuc resulting from demolition and depreciation of existing uses/structures within

the District also has been accounted for in these projections.**

*Conservative estimates based on mixed use/ commercial redevelopment square footage construction at §97 per square
Joot assessment value, light industrial redevelopment square footage consiruction at §53 per square foot assessment
value, and reuse/ rehabilitation square foolage construction at §39 per square foot assessment value. Area A, depicted
on Map 6, was assumed to include 50% of the area’s square footage for misxced nse/ commercial redevelopment and
50% for reuse/ rehabilitation projects. Area B was assumed to include 100% nixced use/ commercial redevelopment.
Area C was assumed to include approximately 50% of the area’s square footage for light industrial redevelopment and
50% assumed as aesthetic improvements with nominal impacts on assessed value.

*¥The Village of Slinger and its consultants make no warranty that any projected redevelopment activity will or will
not actually occur within the District and have included these figures for planning purposes only.
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Village of Slinget Redevelopment Disttict No. 2 Project Plan

Project Financing

Sources of revenues for project expenses may include but are not limited to ptivate capital and
loans, tax increments, taxes from a potential Business Improvement District which could be
established in the District, state and federal grants, private foundation grants, utility funds, and other
Village funds as authorized by the Village Board. The financing of improvements can be
accomplished in several different ways, including RDA bonding as provided in Wis. Stat. §66.1333.
Principal and interest on RDA bonds can be paid through the following three methods:

1. Revenues generated from the sale or lease of the property;

2. Payments made to the RDA from tax increment revenues teceived by the Village from increased
taxes on new development within a Tax Increment District;

3. Receipt of revenues directly from a TIF District Redevelopment Fund.

In addition, the Village may choose to bond separately for improvements through its normal
borrowing channels.

Performance Standards

Throughout the project, developers and contractors will adhere to the provisions of applicable
municipal ordinances and codes including, but not limited to, the zoning ordinance, subdivision and
platting ordinance, building and construction codes, traffic ordinances, site plan review regulations,
and deed restrictions.

Plan Amendments

This plan may be amended at any time in accordance with the provisions of Wis. Stat. §66.1333(11).
If the plan is modified, a public hearing will be conducted by the RDA. All modifications to the plan
must be recommended by the RDA and approved by the Village Board by a two-thirds majority.

Relocation of Displaced Persons and Businesses

Persons and businesses displaced by project activities will be relocated in accordance with applicable
state laws and regulations. Relocation plans for the project will be filed with the Department of
Administration. These plans will be the basis for all relocation payments made as part of this project.

Land Disposition

The Village or the RDA may acquire land as a result of implementation of this plan. All negotiations
will follow the legal requirements imposed on the Village and RDA for land acquisition.

Termination

This redevelopment plan and area will terminate when the RDA determines that the goals of the
Redevelopment District Plan have been met.
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Blighted Area Finding

Urban redevelopment is done to affect removal of blight, promote economic development, enhance
community character, and increase quality of life.

VANDEWALLE 8& ASSOCIATIS, a Madison- and Milwaukee-based urban planning and economic
development consulting firm, evaluated the property proposed for inclusion in the Redevelopment
District and determined that the propertics contained in the area meet the statutory requirement of a
redevelopment district.

This redevelopment plan finds that not less than a predominance or substantial number of the
propertics within the proposed redevelopment area is blighted and in need of rehabilitation within
the meaning of the criteria set forth in Wisconsin Statute §66.1333. The statute requires that the
properties demonstrate deteriorating architecture, obsolete and vacant buildings that are a physical
hazard, inappropriate land uses, cconomically obsolete uses, environmental concerns, poor or unsafe
access and circulation for vehicles and pedestrians, or other statutory factors mecting the definition
of blight that do not comply with adopted Village planning documents.

Some propertics that are in good physical condition, are properly maintained, and mecet the land uses
appropriate for the area may be included in the District. The purposc for inclusion of these “non-
blighted” propertics is to address comprehensively the redevelopment district in the long-range
planning process and encourage other property owners to upgrade their propertics to accomplish
the goals and objectives of this Redevelopment District. T'o fully realize the redevelopment of the
District, some non-blighted propertics may need to be aggregated with blighted parcels and cleared
to facilitate new development.

The criterion for defining conditions of blight tn this analysis ts the statutory definition of blight
appearing in Wis. Stat. §66.1333. “Blight climination and slum clearance,

§66.1333(2m) (b) “Blighted arca” nwans any of the following:

?

> which reads as follows:

L. An area, including a slum area, in which there is a predominance of buildings or improvements, whether
residential or nonresidential, which by reason of dilapidation, delerioration, age or obsolescence, inadequate
provision for venlilation, light, air sanitation, or open spaces, high density of population and overcrowding, or the
excistence of conditions which endanger life or property by fire and other causes, or any combination of such faclors
is conducive to il] health, transmrission of disease, infant mortality, juvenile delinguency, or crime, and is
detrimental to the public bealth, safety, morals or welfare.

2. An area which by reason of the presence of a substantial number of substandard, slum, deteriorated or
deteriorating structures, predominance of defective or inadequate street layont, fanlty lot layout in relation lo sige,
adequacy, accessibility or usefulness, unsanitary or unsafe conditions, deterioration of site or other improvements,
diversity of ownership, tax or special assessment delinquency exceeding the fair value of the land, defective or
unusnal conditions of title, or the existence of conditions which endanger life or property by fire and other canses, or
any combination of such factors, substantially impairs or arrests the sound growth of a city, retards the provision of
housing accommodations or constitutes an economic or social liability and is a menace to the public health, safety,
morals or welfare in its present condition and use.

3. An area which is predominantly open and which because of obsolete platting, diversity of ownership, deterioration
of structures or of site improvements, or otherwise, substantially impairs or arrests the sound growth of the
community.
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§66.1333 (2m)(bm) “Blighted property” means any property within a city, whether residential or nonresidential,
which by reason of dilapidation, deterioration, age or obsolescence, inadequate provisions for ventilation, light, air or
sanitation, high density of population and overcrowding, or the excistence of conditions which endanger life or property
by fire and other causes, or any combination of such factors, is conducive to il health, transmission of disease, infant
mortality, juvenile delinquency or crime, and is detrimental to the public health, safety, morals or welfare, or any
property which by reason of faulty lot layout in relation to size, adequacy, accessibility or usefulness, unsanitary or
unsafe conditions, deterioration of site or other improvements, diversity of ownership, tax or special assessment
delinguency exceeding the fair market value of the land, defective or unusnal conditions of title, or the excistence of
conditions which endanger life or property by fire and other canses, or any combination of such factors, substantially
impairs or arvests the sound growth of a city, retards the provisions of housing accommodations or constitutes an
econonsic or social liability and is a menace to the public health, safety, morals or welfare in its present condition and
use, or any property which is predominantly open and which because of obsolete platting, diversity of ownership,
deterioration of structures or of site improvements, or otherwise, substantially impairs or arrests the sound growth of the
communizy.

Redevelopment District Blight Determination

Table 2 provides a parcel-by-parcel analysis of the general condition of existing structures and
improvements in the District based on a detailed physical analysis undertaken as part of the planning
process. Parcels with blight findings are illustrated visually on Map 7: Blight Study. Implementation
of the redevelopment plan, including activities such as appraisals and environmental examinations,
may identify additional information that will substantiate the blight findings found in this analysis.
The blight findings made in this report also are based on the broader conditions within the overall
district. These conditions emphasize inconsistent land use pattetns, propetties not being used to
their highest and best use, visually and/or physically blighted properties, environmental concerns,
poor layout and platting, substandard buildings hazardous to the public welfare, and transportation
problems that substantially impair the sound growth and expansion of the District as a whole.
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Village of Slinger Redevelopment District No. 2 Project Plan

Conclusion

Based on the blight findings detailed in the previous sections, it is determined that a predominance
or substantial number of propetties within the Redevelopment Area ate blighted and in need of
rehabilitation within the meaning of the critetia set forth in Wis. Stat. §66.1333 for the following

reasomns:

* Economic blight caused by properties not developed to the highest and best use.

* Vacant and/or obsolete facilities.

* Lack of recent investment or maintenance for a significant number of properties.

* Unconventional or irregular lot shape and layout for the majority of the downtown.

* Physical and/or visual deterioration of the structures and site improvements of a significant
number of properties.

* Inappropriate land use for a downtown context for a significant number of properties.

* Potential of environmental concetns caused by historical uses.

It is determined that physical and economic conditions exist that, if left unattended, would continue
to impair and impede the sound and safe growth of the Village of Slinger. Only through
comprehensive redevelopment and rehabilitation of much of this area will the deterioration of the
subject properties substantially slow down and reverse, thereby contributing to the overall vitality of
the community.
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