
 
  

CITY OF PLYMOUTH, WISCONSIN 
FRIDAY, JUNE 27, 2023 COMMITTEE OF THE WHOLE MEETING 

5:30 PM, COUNCIL CHAMBERS 
CITY HALL, 128 SMITH STREET 

 
AGENDA 

 
1. Call to order and roll call 

 
2. Approve the minutes from March 28, 2023 
 
3. Conduct Strategic Planning Session #1 
 
4. Discussion of Revolving Loan Fund (RLF) Program and RDA Project Plan #3  

 
5. Adjourn 

 
 

It is likely 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. 
 
Please note that, upon reasonable notice, efforts will be made to accommodate the needs of disabled individuals through appropriate aids and 
services.  For additional information or to request this service, please contact the City of Plymouth ADA Coordinator Leah Federwisch, located in 
the Plymouth Utilities office at 900 County Road PP, Plymouth, WI or call 920-893-3853.  
 



 
  

CITY OF PLYMOUTH, WISCONSIN 
TUESDAY, MARCH 28, 2023 COMMITTEE OF THE WHOLE MEETING 

CITY HALL, 128 SMITH STREET 
 

UNOFFICIAL MINUTES 
 

1. Call to order and roll call: Mayor Pohlman called the meeting to order at 6:45 PM. On 
call of the roll the following were present: Charles Hansen, Diane Gilson, Amy Odekirk, 
Angie Matzdorf and John Nelson. Also present were: City Administrator/Utilities Manager 
Tim Blakeslee and Clerk/Deputy Treasurer Anna Voigt.  
 

2. Approve the minutes from June 10, 2022: Motion was made by Odekirk/Hildebrand to 
approve the minutes from June 10, 2022. A unanimous aye vote was made. Motion carries. 

 
Sugar Shack Structure in City Park – Conceptual Review: John Nelson explained that 
the City Park has an abundance of Sugar Maple trees that provide natural beauty and shade 
to the park. Alderperson Nelson discussed his concept of building a Sugar Shack in City 
Park to provide a permanent location for maple syrup production as part of the annual 
Maple Festival and also to provide a location for educational demos for children and 
adults. Alder Nelson was looking for feedback from the committee. Alder Nelson intends 
to form a non-profit in order to raise funds for the structure. There are a lot of details to 
work out before anything happens. Barb Drewry spoke to the Committee how she has seen 
Maple Syrup benefit other communities she has visited. Maple Syrup has been made in the 
area for generations. Alder Nelson was just looking to see if there is interest from the 
Committee before he proceeds. The Committee agreed the project is a good idea. Nelson 
will proceed to work out the details and start the process.  

 
3. Adjourn: Motion was made to adjourn by Hildebrand/Odekirk to go into open session. 

Upon the call of the roll, all voted aye. Motion carries. 
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DATE:  June 20, 2023 

TO:  Committee of the Whole 
 
FROM: Tim Blakeslee, City Administrator/Utilities Manager  
 
RE: Strategic Planning Session #1 with CP Squared Consulting  
 
 
Background: Strategic Planning was identified as a priority in the City Administrator/Utilities 
Manager’s 2023-2025 Work Plan. In April, an agreement for Strategic Planning Services with CP 
Squared Consulting was approved. Strategic planning, at its core, is establishing a clear direction 
forward for the organization in alignment with its mission and core values.  
 
Cory Plasch is the lead consultant for this project, and her career has been focused on roles either 
in local government or those serving local government, including as the former Executive Director 
of the Wisconsin City County Management Association. In summary, the project will address the 
following needs: 

• Review and modify if needed the organization’s mission and long-term vision to set 
organizational priorities and the City’s overall strategic direction; 

• Conduct internal stakeholder engagement activities including two focus groups; 
• Facilitate strategic planning workshops with the City’s elected officials and senior 

leadership to develop organizational goals that can be monitored; 
• Facilitate an implementation strategy including quarterly updates with staff to deliver 

progress reports on organizational goals and initiatives; 
• Provide a final summary report of the strategic planning process and outcomes for use by 

the City Council, staff, and broader community. 
 
Strategic Planning Session #1 will focus on a Review of Stakeholder Feedback, Environmental 
Scan, Financial Review, and Organizational Profile. An organizational snapshot called the 
Environmental Scan is attached for review.   
 
Recommendation: Conduct Strategic Planning Session #1 with CP Squared Consulting 
 
Attachment: 

• Environmental Scan – June 2023 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Environmental  Scan  
June 2023 
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Introduction 
This environmental scan was developed in support of 
the City of Plymouth’s current strategic planning 
process. The environmental scan examines 
demographic data and tracks the trends that 
influence the City. The results will be useful in shaping 
the City’s goals and strategies moving forward. 

This report begins with an overview of Plymouth 
followed by an analysis of external data that shows how 
Plymouth has changed statistically over the past 
decade. The report then looks at data related to 
internal City operations and how that information 
impacts City services. The goal of the scan is to 
provide a common understanding of the current 
environment and issues affecting the City of 
Plymouth, now and into the future. 

This report will be one of several inputs, including staff 
focus groups and council discussions, that will be used 
by the City Council to develop the City’s NEW strategic 
plan. The City completed a Comprehensive Plan in 
2022, which is a 20-year long term planning guide.  This 
new strategic plan should be refreshed frequently to 
guide the City through 2030 and beyond. The new 
strategic plan should be adopted by the City Council in 
late 2023. 

 
 
 
 
 
 
 
 
 
 

 
 
The 2020 draft strategic plan focused City priorities 
under the following goal areas: 

■ Customer Service 

■ Financial Stability 

■ Efficient Operations 

■ Employee Learning and Growth

Vision: Your Utility.  Your Government.  Working Together 

Philosophy: To serve as one seamless efficient government organization by sharing 
people, resources, and expertise and when appropriate seeking public-public or 
public-private partnerships in order to ensure the most efficient and effective service 
delivery. 

Mission: We provide safe, reliable, and responsible utility services and traditional local 
government services now and into the future. 

 

A draft Strategic Plan was started in 2020, but never finalized.  
Current Vision/Philosophy and Mission Statements: 



 



 
 
 
 

EXTERNAL OVERVIEW 

About Plymouth 
 

Plymouth was first surveyed in 1835 and was 
called Ta-quit-qui-oc, or Crooked River by 
local Native Americans. Plymouth’s first 
settler, Isaac Thorp, arrived in 1845. The 
Thorp family built a log home, cleared land, 
and within a few weeks planted crops to 
sustain themselves. Shortly after, Henry 
Davidson, and his son Thomas, came from 
Hartford, Connecticut. They were attracted 
by the natural beauty of the area and settled 
on land near a cold spring. Henry wished to 
name the settlement Springfield because of 
the cold spring. However, Thomas, who had 
just lost his sweetheart, decided to name it 
Plymouth, after the Connecticut city where 
she had lived and died. 
 
Plymouth is located in the center of 
Sheboygan County and has been known as 
Hub City because of its central location and 
for the manufacture of wooden wagon wheel 
hubs used in early transportation.  
 
Plymouth is also popularly known as the 
Cheese Capital of the world for its numerous 
cheese plants. Until 1955, the Cheese 
Exchange in Plymouth helped to establish 
and influence national cheese prices. 
 
 
 

 
 
 
 
 
 
 
 
 
 
 



Introduction 

One word can be used to illustrate the 
future of Plymouth: Potential. As the 
statistics below show, Plymouth is 
projected to grow not only in 
population and households but also in 
additional commercial and industrial 
developments. The City and Plymouth 
Industrial Development Corporation 
(PIDC) combine own approximately 250 
acres developable land. How the City 
plans for and responds to this growth 
will define the future of the community. 

 
 

Population Trends 
 
 

     
 
 
 
 
 
 
 
 
 
 
Household Demand 2022-2042 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



Housing Age and Mix 2022 
 
 
 
 

 
 
 
 
 

Community Survey Word Cloud 
 



Land Use: 
              Current                                        Future 

 
 
 

 

 

 

 

 

 

 

 

  Median Household Income Value (2019 dollars) 
 
 
 

 

 
 
 
 
 
 
 

       Future Needs 
 
 

 

 
■ Based on Plymouth’s housing needs projections, Plymouth will plan for 1,007 new housing units over 

20 years. 
■ Based on Plymouth’s employment growth forecast, Plymouth will plan to accommodate about 322 

new employees in commercial-related uses over 20 years. 
■ Based on Plymouth’s employment growth forecast, Plymouth will plan to accommodate about 309 

new employees in industrial-related uses over 20 years. 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

COMPARISON to county and metro area 
 
 
 

Race & Ethnicity 2020 
 
 

White 

Non-White 
 
 
 
 
 

Median Household Income 2020 

Household Size 2020 

Home Ownership 2020 

Education Level 
(Bachelors degree and higher) 

 

Date source: Census.gov 
 
 
 

 

Plymouth Sheboygan 
County 

Wisconsin 

95.1 88.8 80.4 

4.9 11.2 19.6 
 

Plymouth     Sheboygan 
County 

Wisconsin 

62,948 65,352 67,080 

2.16 2.35 2.39 

           63.9 71.0 67.4 

 
23.1 

 
26.2 

 
31.5 

 



 



INTERNAL OVERVIEW 
 

The City of Plymouth is a body corporate and 
politic with the powers of a municipality at 
common law and governed by provisions of 
Wis. Stat. Chs. 62 and 66. The City of 
Plymouth operates under the Mayor-Council 
form of government under Wis. Stat. Ch. 62. 
In order to provide the City of Plymouth with 
a more effective and responsible government 
under a system of a part-time Mayor and 
part-time Common Council the Office of the 
City Administrator 2-3-23 was created with 
Ordinance No. 18 of 2012 and added the 
title of Utilities Manager with Ordinance No. 
12 of 2013. 
 
The City Administrator, appointed by the 
Common Council, develops the annual 
budget and manages City and Utility 
operations with comprised of 
approximately 71 employees. 

 
City Services 
• Administration 
• Assessor 
• Building Inspections  
• City Clerk/Treasurer  
• Common Council  
• Finance  
• Fire 
• Library  
• Municipal Court  
• Police 
• Public Works 
• IT Services 
• Utilities  

 

 

 
 
 

Advisory Boards 

The City has several Special Committees, Boards, 
and Commissions. 

 
Standing Committees: 

• Committee of the Whole  
• Finance and Personnel  
• Public Works and Utilities 

     Special Committees, Boards, and Commissions: 
• Board of Appeals  
• Board of Review  
• Housing Authority  
• Joint Review Board  
• Library Board 
• Parks Committee  
• Plan Commission  
• Police and Fire Commission  
• Public Safety Committee 
• Redevelopment Authority  
• Revolving Loan Fund Committee 

 
 

 

 
 

 

 

 

 

 

 

 

 

 

 



 

BUDGET OVERVIEW 
 
 
 
 

Tax Levy (Local 
Property Tax)

60%

Taxes (Non Property)
12%

InterGovernmental 
Revenue

19%
Licenses & Permits

3%

Fines,Forfeits & 
Penalities

1%

Public Charges for 
Services

1%

Public Charges for 
Leisure

2%

IntGovt Charges for 
Services

2%

Miscellaneous Revenue
0%

2023 GENERAL FUND BUDGETED REVENUES



PERSONNEL OVERVIEW 

A personnel model is reviewed annually during the budget 
process to monitor staffing needs related to service levels. The 
City has made significant strides over the last five years to 
address personnel needs. Most significantly, the Police 
Department has reached full staffing and has a new Police Chief.  
DPW and Utility Crew are currently fully staffed. A new City 
Administrator/Utilities Manager was hired in 2022 and a new GIS 
position was created in 2023. The Finance Department does 
currently have several vacancies after turnover of several 
positions. Service levels will not be possible moving forward 
without the consistency of employees as indicated in the 
organizational chart. As the City expands, additional staff will be 
required to maintain service levels.  

 

 

 
 
 
 
 
 
Personnel Trends 

 

 
General fund 

budget related to 
personnel costs 

(wages and 
benefits) 

49.6% 

 
 

 

 

Recruitment and Retention 

With an unemployment rate 
of under 3% in Wisconsin, 
the market for hiring new 
employees is extremely tight. 
Wages, benefits, and flexible 
work policies need to be 
competitive to recruit and 
retain high-quality workers to 
the City of Plymouth. 

 

 

Seasonal Staffing 

City services, like the 
aquatics center and the golf 
course, rely heavily on 
seasonal staffing. Younger 
adults are not working during 
the summers like they have 
in the past, opting to focus 
on internships, travel, and 
sports when off school. In 
addition, hourly wages have 
increased since the 
pandemic so there is more 
competition for seasonal 
workers. Without seasonal 
workers, City services would 
need to be reduced or 
eliminated. 

Healthcare Costs 

Health insurance premiums 
continue to increase. These 
increases are costly for both the 
City and employees. Healthcare 
premiums account for 64.7% 
percent of the City’s benefits 
budget. At the same time, 
healthcare benefits 
are critical to attracting and 
retaining good staff. This trend 
has no indication of slowing 
down and could impact labor 
negotiations and budgets for 
years to come. Staff will be 
investigating the State Plan this 
year 

 

 
  



 
 
Organizational Chart 

 
 
 



Employee Stats 
 
 
 
 
 

 
Employees 

(Full/Part Time) 

71 

Reside in Plymouth 

37% 

Reside Outside 
of Plymouth 

63% 

Gender 
 

 
 
 

Age 

 
 
 

Tenure 
 

 

 
60+ 

5% 
 
 

under 30 

11% 

 

30% 

 

70% 

 

11% 
10-19 yrs 

7% 
 

25% 

 

49% 

 

 

24% 

15% 

 

 



City Services 
 

 

Police Calls Fire Calls 
 

2019 2022 2019 2022  

5,011 6,016 475 330  
 

 

Building Permits New Housing Total Building Permit Valuation 

 

2019 2022 2019 2022 2019 2022 

385 440 20 9 29.7
mil 

24.5 
mil 

 

Water Utility Customers Electric Utility Customers 
 

2019 2022 2019 2022 

       3,720 3,745 8,502 8,670 
 

Infrastructure 
 
 
 
 
 
 

Centerline 
Miles of Street 

47.2 

 
Miles Sanitary Sewer 

53.8 

 
Lift Stations 

4 

 

  
Acres of Parkland 

132.2 
Community and Neighborhood Parks 

16 

 
 
 
 
 
 

15 



 



Financial Long-Range Overview 
 

 
Through a10-year Capital Improvement 
Program (CIP), the City works to identify the 
funding needs and solutions to maintain current 
service levels, address the needs of a growing 
city, and provide budget stability. A goal of this 
effort is to minimize annual variation in the tax 
levy and to reduce debt. The primary priorities 
of the CIP include infrastructure replacement, 
equipment replacement, and facilities 
management. 

Debt management is an integral part of 
the financial management of the City. Debt 
management aims to stabilize the overall debt 
burden and future tax levy requirements to ensure 
that issued debt can be repaid. The City is steadily 
paying down existing debt, while conservatively 
issuing new debt. The City Council supports 
incremental increases in the tax levy to support 
the long-term plans of the Capital Improvement 
Program (CIP) with the goal of building cash 
reserves to minimize future debt and to meet our 
capital replacement needs. 

 

Upcoming Large CIP Projects: 
 

Ladder Truck  $1.5-$2 million 

Utility Storage Facility $1-$2 million 

Mill Pond Dam $1-$3 Million 

Substation Project $7-$9 Million 

WWTP Digester Cover  $1 Million 

 
City/Utility Large Trucks $250,000-

$350,000 each 

 
(costs are estimates for planning purposes) 

 
 
 
 
 
 
 
 
 
 
 
  



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Major financial policies, updates, and 
projects: 

 
■ Adoption of Budget, Financial, and 

Investment Policies in 2016. 
■ Water and Wastewater Utility rate increase 

in 2023.  Electric Utility will have a 
planned rate increase in 2024 (the last 
time this rate was increased was in 2015). 

■ Achieving a credit rating increase to AA2 
in late 2022. 

■ The closure of TID#4 will open significant 
development potential in the City.  The 
option to extend TID#4 for 1 additional 
year for affordable housing projects 
provides an excellent opportunity to seed 
future initiatives.  

■ Recruitment of a new Finance Director 

■ Upcoming review of levy limits and future debt 
usage/capacity. 

■ Utilizing federal grant funds, such as CARES, 
APRA and SAFER grants, to offset the cost of 
major planned expenditures. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Finance trends 

■ Increased property valuations: The 
revaluation in 2022 increased assessed 
property value by 28.27% across all 
property types. 

■ Limited growth in tax base: The City 
continues to experience minor growth 
related to development. 
Development/Redevelopment added 
about $10,215,300 million in estimated 
market value to the tax base for 2023. 
This represents a net new construction 
of 1.12% 

■ General Fund balance: Based upon the 
2023 budget, the reserve balance is 
planned to be between $3,132,721 at 
the end of 2023. 

■ Personnel costs: Personnel continues to 
be the largest component of the annual 
budget. A competitive hiring market 
impacts the ability to recruit and retain 
employees. A market wage study will be 
necessary in the next couple of years. 

■ Tax rate: The City is educating 
stakeholders about the significance of the 
tax rate versus the tax levy to explain how 
services should be funded. 

■ Street maintenance and replacement 
funding: City leadership needs to identify 
a plan for maintaining and replacing 
existing neighborhood streets to keep up 
with degradation. 



 
CONCLUSION 
The information outlined in this environmental scan provides a broad overview of current conditions 
to help inform the strategic plan. Overall, the City is in a good place with a solid general fund reserve 
balance and adequate staffing. Adhering to the long-range financial, debt management, and 
personnel plans will be important moving forward to remain that way. 

 

 
 
 
 
 
 
 

 

 

 
Plymouth’s biggest challenges over the  
next 5 years from Department Heads: 

 
• Projects: 

o New Substation Project 
o Mill Pond Dam Project 
o Electric Utility Rate Increase 
o Extension/Closure of TID#4 & related future economic development potential 
o Improvements to Citizen Communication/Technology 

 

• Staffing: 
o Staff recruitment, training, and retention of a highly qualified work force 

 Several key employees will be retiring in the next 5 years 
 Improving wages and benefits for City/Utility Staff 
 Continue to review staffing needs related to community growth and level 

of service 
o Review Building Inspection Department with upcoming retirement of Inspector 

Scheuerman 
o Volunteer Shortage in Fire Department - Currently we have 32 active members. 

Of that 32, 9 could retire in the next year and leave a hole in the protection of 
our city. 

 
• Community: 

o Maintain that “small town” environment and feeling of community. Look at the 
downtown as it pertains to what cores services/business that are needed. 

o Keep the unique relationship with our natural resources and activities for 
people to do. How can we better use the Mill Pond and other surrounding 
natural resources. 

o The current EMS service is provided by a private corporation. The private 
corporation makes more money on interfacility transfers than they do on 911 
calls. Potential without a staffed ambulance to respond to 911 calls. 

o Keeping pace with changing technology in law enforcement 
o Upcoming Community Housing and Transportation Needs at all levels 
o Continuously increasing equipment/project costs 
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DATE:  June 19, 2023 

TO:  Committee of the Whole 
 
FROM: Tim Blakeslee, City Administrator/Utilities Manager   
 
RE: Discussion on Revolving Loan Fund Program Manual and RDA Project Plan 

#3 
 
 
 
Background: 
The City of Plymouth has a Revolving Loan Fund Program (RLF) that has gone defunct as a result 
of changes in state/federal guidelines. Currently, the City has three outstanding loans established 
under the prior program guidelines. In 2019, the City was notified that it was not subject to the 
restrictions of the CBGD-CLOSE program and as a result has discretion for the use of the funds 
in the RLF. Staff recommends the reestablishment of a Business Revolving Loan Fund to support 
business attraction and retention. At the end of 2022, the RLF fund balance was approximately 
$2.4 Million with $1.0 million currently available for loans.   The City did initiate an interfund loan 
from the RLF of $750,000 to TID#5 to finance the construction of the E Clifford Street project in 
2023. The loan to TID#5 will be paid back to the RLF by 2028.  Another ~$500,000 interfund loan 
to TID#4 will be paid back to the RLF in 2024. 
 
Over the past several months, City Staff, Attorney Fieber, and Brian Doudna (with the SCEDC) 
developed a new City of Plymouth Revolving Loan Program. The new Revolving Loan Fund 
Program is intended to meet the following objectives: 

• To encourage the leveraging of new private investment into the City of Plymouth in the 
form of fixed asset investment, particularly in land, buildings, and fixed equipment.   

• To perpetuate a positive and proactive business climate which encourages the retention 
and expansion of existing businesses and helps to attract desirable new businesses. 

• To implement the City of Plymouth’s comprehensive plan goals and objectives. 
• To maintain and promote a diverse mix of employment opportunities and to minimize 

seasonal or cyclical employment fluctuations. 
• To encourage the development and redevelopment of the historic downtown district. 
• To promote new housing and commercial/industrial development and redevelopment for 

purposes of blight elimination and prevention as contemplated under Wis. Stat. § 
66.1333. 

 
Wis. Stat. § 66.0627(8) provides authority to a City to make loans for certain purposes.  An RFL 
program is not specifically identified as one of those purposes. As a result, the City requests the 
RDA host the program, with the program being funded and managed by the City. An RDA is 
specifically permitted in state law to host in RLF. The RLF Committee, which is appointed by the 
Common Council, would vet and recommend loans to the Common Council for approval.  Upon 
Common Council approval, the RDA could enter into a Loan agreement with the applicant. As 
proposed, an RDA representative would be appointed to the Revolving Loan Fund Committee. 



In addition, as part of the RLF Program, the RDA must also approve a Redevelopment Project 
Plan to identify the statement of purpose and applicable locations for an RLF. The RDA and City 
should review and confirm that the project plan adheres to the City’s 2022 Comprehensive Plan 
(The Comprehensive Plan can be found here: https://plymouthgov.com/documents). The full draft 
of RDA Project Plan #3 is included as Attachment #2.  Primarily Project Plan #3 focuses on the 
following: 

• Scope: In fulfilling the mission of the Authority and the goals and objectives of the City of 
Plymouth to influence economic growth and elimination of blight, it is necessary and 
appropriate for the Authority to facilitate the loaning of funds in the City of Plymouth 
Revolving Loan Fund (RLF) to facilitate site improvements, facilitate construction or 
demolition, create jobs, increase tax increment, and additional activities as provided by 
statute and the City of Plymouth Common Council to enhance the community’s ability to 
attract new residents, create residential development and attract and retain businesses 
and industries to the Project Area. 

• Location: The geographic location of the project contemplated within this Project Plan 
shall include all parcels labeled as “Commercial/Industrial” and currently 
undeveloped/agricultural parcels labeled “Residential” in the 2022 Comprehensive Plan 
Future Land Use Map.  These areas are the “project area,” as defined in Wis. Stat. § 
66.1333(2m) for purposes of this Project Plan. 

 
Pending any potential changes from the Committee of the Whole, the next step for the project is 
a public hearing and potential approval at the July RDA meeting and potential approval by the 
Common Council at the second meeting in July.  
 
Recommendation: Discuss Revolving Loan Fund Program Manual and RDA Project Plan #3. 
 
Attachments: 

1. RDA Project Plan #3 
2. Draft Revolving Loan Fund Manual  
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FOREWORD 
 
 
Pursuant to resolution _____________, the City of Plymouth Redevelopment Authority (RDA) established 
the Revolving Loan Fund program to achieve the purposes set forth in Wis. Stat. § 66.1333 and as more 
full set forth in Redevelopment Project Plan No. 3.  
 
This Manual contains the Revolving Loan Fund (RLF) policies and procedures that have been adopted by 
the RDA to govern the use of the funds. 
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SECTION 1. GENERAL PROVISIONS 
 
 
1.1 PURPOSE 
 
The purpose of the policies and procedures contained within this manual, hereafter referred to as 
the Revolving Loan Fund Manual, is to present the criteria which governs the activities and 
management of funds made available through the City of Plymouth Revolving Loan Fund. 
 
1.2 OBJECTIVES 
 
Economic development and blight elimination and prevention activities assisted with funds made 
available through the Revolving Loan Fund are intended to meet the following objectives: 
 

(1) To encourage the leveraging of new private investment into the City of Plymouth in the 
form of fixed asset investment, particularly in land, buildings and fixed equipment.   
 

(2) To perpetuate a positive and proactive business climate which encourages the 
retention and expansion of existing businesses and helps to attract desirable new 
businesses. 
  

(3) To implement The City of Plymouth’s comprehensive plan goals and objectives. 
 
(4) To maintain and promote a diverse mix of employment opportunities and to minimize 

seasonal or cyclical employment fluctuations. 
 
(5) To encourage the development and redevelopment of the historic downtown district. 
 

(6) To promote new housing and commercial/industrial development and redevelopment 
for purposes of blight elimination and prevention as contemplated under Wis. Stat. § 
66.1333. 

 
1.3 AMENDMENTS and MODIFICATIONS 
 
 
The RDA may from time to time amend the provisions imposed by the policies and procedures 
contained within the Revolving Loan Fund Manual, subject to approval of the City of Plymouth 
Common Council. 
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SECTION 2. ADMINISTRATION 
 
2.1 LOAN COMMITTEE 
 

(1) The City of Plymouth Revolving Loan Fund Committee shall consist of the following: 
 

1) City of Plymouth Mayor 
2) RDA Member appointed by the City of Plymouth Mayor, subject to common 

council approval.   
3) 3 public members appointed by the City of Plymouth Mayor, subject 

to common council approval.   
4) RLF Administrator – designee by City of Plymouth Administrator 

(Non-voting) 
 
(2) The Loan Committee shall have the authority to review, select, and recommend 

approval of applications to the Common Council.  The Committee shall also have 
the authority to make policy recommendations for the administration of the program. 
The Common Council, upon recommendation from the Committee, shall review and 
approve loans pursuant to the terms of this Manual. 

 
(3) The RLF Administrator shall explain the program to prospective applicants, 
 provide written information, assist applicants in completing applications, and 
 facilitate requests for financing.  
 
(4) The RLF Administrator in concert with City of Plymouth staff and other service 

providers shall review all financial statements and loan amortization schedules of 
RLF loan recipients  

 
(5)       The City of Plymouth Finance Director or designee will maintain the RLF accounting 

records which shall be segregated from other City accounts.  
 
(6) The City Attorney shall prepare all loan agreements, prepare and review all 

promissory notes and mortgage or lien instruments, record RLF security instruments, 
and counsel the Loan Fund Committee on legal matters. 

 
(7) The RLF Administrator shall be responsible for the maintenance of all other 
 records for the RLF, particularly those related to the expenditures of the RLF 
 monies for program administration purposes.  
 

2.2 MEETINGS 
 
Revolving Loan Fund Committee meetings shall be held on an as-needed basis.  Meetings shall be 
subject to Wisconsin Open Meetings Laws pursuant to Wisconsin Statutes, Sections 19.31 through 
19.39. A majority of the Committee in attendance at a meeting constituting a quorum shall be 
required for official Committee action. Official actions must have the support of the majority of the 
total Committee. Vacant positions on the Committee shall be counted in determining the total 
number of Committee members. 
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2.3 RECORDS 
 
Written records of all loan program activities, including meetings, loan applications, and related 
documents, shall be maintained in appropriate files. All files shall be maintained in a secure place 
with limited access by authorized personnel. The City Attorney shall be consulted in regard to 
compliance with state and municipal open record laws. 
 
The following files shall be established and maintained for each loan recipient: 
 

(1) Loan Application File: This file contains all pre-application, application business 
financial statements, personal financial statements, credit reports, business plan 
documents, and other supporting loan information submitted to the Loan Committee, 
including all applicable correspondence.  This permanent file will also contain a 
summary of the analysis, recommended actions for the application, and a copy of 
the minutes for the Loan Committee meeting summarizing the action recommended 
on the loan request and a copy of the minutes for the Common Council showing the 
action taken. This file will be maintained by the City of Plymouth Administrator. 

 
(2) Loan Closing File: This file contains copies of all loan-closing documents. All legal 

documents from the loan closing, including security instruments, the note and other 
applicable correspondence shall be placed in a locked safe. The City Attorney shall 
be involved in helping create and complete this file to ensure complete loan 
documentation. Copies of the loan closing documents, and an amortization schedule 
will be provided to the loan recipient, along with an invoice, if applicable, for loan 
closing and servicing fees.  This file will be maintained by the City of Plymouth. 

 
(3) Progress Report, Site Visit & Financial Statements Monitoring: The RLF 

Administrator shall make periodic site visits to verify information in the progress 
report and financial statements. Site visits shall be conducted periodically to each 
loan recipient, the scheduling of which depends on the nature of the project. A 
summary of the site visits highlighting any information that can help in rating the 
overall condition/risk of the loan to the City Administrator. 

 
(4)  Repayment Monitoring File: The City of Plymouth Finance Director or designee 

will monitor the loan amortization schedule, status of payments, and the outstanding 
balance of the loan. The City of Plymouth Finance Director or designee shall 
immediately notify the RLF Administrator and the City Administrator of the failure of 
a loan recipient to make timely payments.  

 
1. 1st Missed Payment - Notify the RLF Administrator/City Administrator  
2. 2nd Missed Payment – Notify the Loan Committee and City Attorney 
3. 3rd Missed Payment -   The City Attorney will notify the loan recipient in writing 

of the deficiency and the action that will be taken should the payment not be 
made.  

 
Should there be a late payment, the RLF Administrator will contact the loan recipient 
to determine the reason for the delayed payment. Contact may need to be made with 
other participating lender(s) to determine if their loans are current and to alert the 
lender of a potential problem. All payments shall be applied first to accrued late 
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payment penalties, then to interest accrued and then to principal. 
 
(5) Loan Review – As Needed:  If a business is experiencing repayment or collateral 

problems, the RLF Administrator (or designee) is to work with the loan recipient to 
identify actions that are needed to correct the identified deficiencies, including 
possible restructuring of the loan to protect the City of Plymouth’s interest and meet 
the needs of the business. If appropriate, the RLF Administrator will arrange for 
business assistance. 

  
In the event the findings of the loan review suggest serious problems, particularly if 
the loan is at risk for default, the account shall be referred to the City Attorney for 
legal action in order to initiate steps necessary to protect the loan and to ensure the 
maximum repayment of the balance due. Again, corrective actions may be achieved 
through restructuring or if necessary, foreclosure actions.  Any restructuring shall be 
subject to the review and recommendation of the Loan Committee and approval of 
the Common Council. 

 
 
2.4 ADMINISTRATION 
 
Reasonable administrative funds may be withdrawn from the Revolving Loan Fund to cover 
personnel costs and other administrative expenses. Administrative expenses of up to fifteen (15) 
percent of program income may be used for direct loan administrative costs. In addition to paying 
costs for direct RLF administration, these funds may be used for the following purposes to support 
RLF administration: 
 

(1) Legal costs. 
 

(2) Consulting fees for administration, credit analysis, business plan reviews and technical 
assistance. 
 

(3) Office supplies, copying, typing, mailing, and related.  
 

(4) Fees, meals and mileage reimbursement as deemed necessary by the Loan Committee. 
 
To generate additional revenue to cover administrative costs, if necessary, the Common Council 
may, from time to time, by resolution establish loan origination fees, closing fees, servicing fees, and 
other fees to cover charges directly related to either processing an application or servicing a loan, 
subject to Wis. Stat. § 66.0628. All fees collected go to the RLF.  
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SECTION 3. ELIGIBILITY CONSIDERATIONS 
 
3.1 ELIGIBLE AREA 
 
The area served by the RLF program shall generally be as defined in the City of Plymouth 
Redevelopment Project Plan Number Three (No. 3), and as may be amended.  
 
3.2 ELIGIBLE APPLICANTS 
 

(1) Applications may be submitted by the authorized representatives of any business wishing 
to establish a new operation or expand an existing operation in an Eligible Area within the 
City of Plymouth.  
 

(2) No voting member of the City of Plymouth Revolving Loan Fund is eligible for financial 
assistance under this program. 
 

(3) The applicant must not be delinquent or in default on federal, state or local taxes or any 
existing private or publicly financed loan and will be required to sign an affidavit to that effect. 
 

(4) Applicants shall not be disqualified based on age, race, religion, color, disability, gender, 
sexual orientation or national origin or on another basis prohibited under federal or state 
law. 

 
3.3 ELIGIBLE ACTIVITIES 
 
Program loans shall be available to eligible applicants for the following activities:  
 

(1) The acquisition of land, buildings, and fixed equipment (related expenses). 
 

(2) Site preparation and the construction or reconstruction of buildings or the installation of fixed 
equipment and related expenses. 
 

(3) Clearance, demolition, or the removal of structures or the rehabilitation of buildings and other 
such improvements and related activities for the elimination and prevention of substandard, 
deteriorated, slum and blighted areas and blighted properties. 
 

(4) Working capital (Justifiable use of dollars & only a percentage of entire project). 
 

(5) Historical or significant rehabilitation to a commercial, mixed-use, industrial or retail structure 
 

(6) Bridge financing where other source(s) of capital are expected to flow into the project at a 
later date (an example of this is the future receipt of tax credit funds) 
 

(7) Other activities that the City of Plymouth Revolving Loan Fund Committee may identify as 
appropriate for the Revolving Loan Fund program. 
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3.4 INELIGIBLE ACTIVITIES 
 
Program loans shall not be available for the following activities:  

(1) Reimbursement for expenditures prior to loan approval. 

(2) Specialized equipment that is not essential to the business operation. 

(3) Routine maintenance. 

(4) Professional services such as feasibility and marketing studies, accounting, 
management services, and other similar services. Legal services incurred in the closing 
of a RLF loan are eligible. 

 
(5) Activities that the Loan Committee may identify during the program’s administration. 

 
3.5 INELIGIBLE BUSINESSES 
 
Program loans shall not be available for the following businesses:  

(1) Speculative investment and highly leveraged investment companies. 

(2) Lending institutions/Companies lending funds. 

(3) Gambling operations. 

(4) Non-public recreation facilities. 

(5) Other businesses not serving the interests of the City of Plymouth. 

(6) Other businesses that the City of Plymouth Revolving Loan Fund Committee may 
identify during the administration of this program. 

 
3.6 MINIMUM REQUIREMENTS 
 
To be eligible for funding, a proposed project must meet all of the following requirements: 
 

(1) Private Funds Leveraged. The applicant must leverage a minimum of one dollar ($1.00) 
of private funds for each dollar ($1.00) of loan funds requested. Higher leverage may be 
required at the discretion of the Revolving Loan Fund Committee. 

 
(2) Financial Feasibility and Business Viability. The applicant must demonstrate that the 

proposed project is viable and the business will have the ability to repay the loan. 
 

(3) Compliance with Applicable Laws. Applicants shall comply with all applicable local, state, 
and federal laws and codes. 

 
(4) Project Completion. Projects shall be completed within 24 months from the date of the 

loan approval. Applicants shall provide the Revolving Loan Fund Committee with a 
project implementation schedule not exceeding 24 months for project completion.  An 
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extension of the project completion date and the project implementation schedule of up 
to 12 months is appropriate when mutually agreed upon by the Revolving Loan Fund 
Committee and the applicant. 

  
SECTION 4. TERMS AND CONDITIONS 
 
4.1 TERMS AND CONDITIONS 
 
Loan terms and conditions shall be structured on need and ability to repay. Minimum standards 
shall include the following: 
 

(1)  Loan Amount: Loan amounts are subject to the availability of program funds. 
 
(2)        Interest Rate: The interest rate shall be established by the Loan Committee. 

 
(3) Terms for Loans: 

1. Working capital loans shall have a maximum term of seven years. 
 

2. Loans for machinery, equipment and fixtures shall have a maximum 
term of ten years. 

 
3. Real estate loans shall have a maximum term of 12 years which can 

be amortized on a 20-yr basis with the option of refinancing for an 
additional 8 years. 

 
4. In any case, the loan shall not have a term longer than the terms of 

the other private financing in the project. 
 

(4) Repayment. Payment of interest and/or principal may be deferred during the 
implementation period of the eligible activity if the Revolving Loan Fund Committee 
finds appropriate.  Interest shall accrue during the deferment period and may be paid 
in full or added to the principal amount of the loan. Following the deferral period, 
interest and principal shall be paid for the remaining term of the loan. 

 
(5) Prepayment. There shall be no prepayment penalties. 
 
(6) Collateral. The Revolving Loan Fund Committee will seek to have the best possible 

collateral position possible to ensure that RLF loans are adequately secured.  
 
(7) Insurance.  Term life and building insurance may be required of the applicant to 
 cover the loan balance through the life of the loan. 
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SECTION 5. APPLICATION PROCEDURES 
 
5.1 DISCUSSION OF REQUIREMENTS 
 
Prior to submitting an application, the applicant must discuss the program with the RLF Administrator and 
complete the pre-application checklist. The RLF Administrator shall assist the applicant, as is reasonably 
necessary, in completing the application. All financial information shall be kept in a secured place with limited 
access by authorized personnel only. 
 
5.2 TIMING 
 
Applications may be submitted at any time during the calendar year. 
 
5.3 PRIORITY 
 
Applications shall be reviewed in the order received and based on readiness for the proposed eligible activity to 
proceed. In the event that loan funds requested exceed available funds, the following criteria will be used to 
determine which business (es) will be awarded the loan(s): 
 

(1) Eligibility of the applicants. 
 

(2) Eligibility of the project to be undertaken. 
 

(3) The extent to which private funds are to be leveraged. 
 

(4) The extent to which the loan can be secured. 

(5) Evidence of ability to repay the loan.  

(6) Size of the loan requested. 

(7) Timing of the proposed expenditures.  

(8) Completeness of application. 

(9) Other factors as deemed appropriate, such as economic impact and access to other loan 
programs. 

 
 
5.4 LOAN APPLICATION 
 
Applicants shall apply using the forms available from the Revolving Loan Fund and will generally include the 
following: 
 

(1) Business Plan. including the following: 
 

(a) Brief overview of the existing or proposed business including when it started or will start, 
business location, primary business objective, type of business, market area, etc., 

(b) Ownership including type of legal entity, ownership and percentage of ownership by 
each owner. 
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(c) Management team and resumes. 

(d) Marketing strategy including identification of key customers; identification of major 
competitors; market niche, pricing structure; promotional strategy, etc. 

(e) A discussion of projected sales growth, break-even sales and what is required to 
achieve this growth. 

(f) A description of the debt structure of the business. 

(g) Financial statements, including balance sheets, profit and loss statements and cash 
flow statements for the past three years for an existing business. Include the most 
recent quarter.  

(h) Include an aging report of accounts receivable and payable. 

(i) Three years of financial projections (balance sheet, profit and loss and a monthly cash 
flow statement for the first 12 months of operations).  Include all assumptions. 

 
(2) Project Description. A description of how the business plans to use the requested funds.  

(3) Personal Financial Statements. required for each owner of the business who owns more 
than 20% as well as his/her spouse. 
 

(4) Commitments from Private Lenders. This consists of commitments from all private lenders 
making loans to the project. Lender commitment letters should include: 

 
(a) Description of the type of loan being made by the lender (first mortgage, permanent 

financing, construction financing, etc.) 
 

(b) The amount of the loan, interest rate, term, and security, availability, repayment 
schedule and amounts. 

 
(c) These commitments shall be obtained concurrently with the negotiation of the terms and 

conditions of the City of Plymouth Revolving Loan Fund program to ensure the interest of 
the City of Plymouth are secured. 

 
(5) Additional Information. The Revolving Loan Fund Committee or the RLF Administrator may 

require additional information.  
 
 
5.5 REVIEW PROCESS 
 
Specific steps in the review process include the following: 
 

(1) Preliminary Review. The RLF Administrator will review the application for completeness and 
verify that the proposed project meets the minimum requirements provided in Section 3.6. If 
the application is not complete, the RLF Administrator will inform the applicant of the 
deficiencies. 

 
(2) Formal Review. The Revolving Loan Fund Committee will meet to review an application within 
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60 days of the receipt of a completed application, and fee (if applicable), or at some other 
predetermined schedule. Once the review is completed and the Committee finds the proposal 
acceptable for funding, the Committee will forward the proposal and terms of the loan to the 
Common Counsel for consideration and approval. Upon the Common Council’s approval, the 
City Attorney will draft the closing loan documents. 

 
(3) Notice of Award. If the application is approved by the Common Council, a closing will be 

scheduled by the City Attorney to execute the necessary loan documents. 
 
(4) Rejection of Award. If the application is not approved, the RLF Administrator will send a letter 

to the applicant stating the reasons for rejection and offer to meet with the applicant to explore 
ways to strengthen the loan request or to identify alternative funding sources. 

 
 
 
SECTION 6. DISTRIBUTION OF FUNDS 
 
6.1 LOAN PROCEDURES 
 
Prior to releasing funds, the following documentation must be in place or provided at the appropriate time during 
the term of the loan. 
 

(1) Notice of Award. The Revolving Loan Fund Committee must have reviewed and approved a complete 
application for an eligible applicant.  The Common Council must have approved the loan terms.  RLF 
Administrator will provide Notice of Award letter to the loan recipient. 

 
(2) Loan Agreement. The City Attorney shall prepare a loan agreement between the RDA and the loan 

recipient.  The RDA authorizes its Executive Director to execute the loan agreement and related 
documents, and the loan recipient shall authorize its Chief Executive Officer to execute the loan 
agreement and related documents. 

 
(3) Promissory Note. A promissory note shall be prepared by the City Attorney and signed by the Chief 

Executive Officer at the time of loan closing. The note must be dated; it must reference the agreement 
between the RDA and the loan recipient; and it must specify the amount and terms of the loan funds 
delivered. 

 
(4) Security. Mortgage or lien instruments, or a personal guarantee must be provided as security for all loans 

and shall be prepared by the City Attorney and executed at the time of the loan closing. The City Attorney 
shall record the instrument and provide the Finance Director with the original documents to include, as 
appropriate, one or more of the following: 

 
a) Mortgage and/or security agreement: Section of the loan agreement that describes the 

collateral.  Common collateral for an RLF is land, buildings, vehicles, equipment, or other 
company assets. 

b) UCC searches and filing: Uniform Commercial Code filing - UCC filing is a form of notice the 
RLF would use to secure the borrower’s loan with an asset or group of assets. This enables the 
RLF to seize the listed assets as a way of recouping loan funds in the case of borrower default. 
UCC searches and filings are done through the WI Department of Financial Institutions 
~WDFI.org. 
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c) Guarantee agreement: A security measure for the RLF that should be put in place to guarantee 
loan repayment from the business 

d) Title insurance or Abstract: Indemnity insurance that protects the RLF from financial loss due to 
defects in a title to a property.  The borrower would typically purchase this to protect the lender 

e) Assignment of Life Insurance. Many business loans require as collateral an assignment of life 
insurance on the life of the business owner. The RLF may determine this requirement can be 
overcome if the business shows that someone else is capable of successfully managing the 
business.  

f) Casualty Insurance binder: In many cases, insurance has not been issued to the business for 
the project the RLF is financing.  Since the policy has not been issued to the business owner 
the binder serves as evidence that the assets that are being used as collateral for the RLF are 
insured. 

g) Personal guarantee: Borrowers promise to repay the loan from their personal assets if the 
business defaults on the RLF.  

h) Other documentation as may be appropriate: - RLF committee may ask for additional 
requirements to secure the RLF. (ie disability insurance requirement for a business that has a 
high risk of long-term disability, like a chiropractor) 

 
(5) Repayment Schedule. A loan repayment or amortization schedule shall be prepared by the City of 

Plymouth Finance Director at or before the time the loan proceeds are fully disbursed. 
 
(6) Fixed Equipment. Fixed equipment financed with program funds must be purchased, delivered, and 

installed. The RLF Administrator shall verify the installation of fixed equipment. 
 
(7) Other Documentation. As appropriate or necessary, the borrower may be asked to provide the following: 
 

a) A certificate of status from the Department of Financial Institutions.  
  

b) The Articles of Incorporation and by-laws. 
 

c) A Board resolution to borrow funds and Secretary's certificate.  
 

d) Current financial statements. 
 

e) Evidence of having secured other funds necessary for the project. 
 

f) An Environmental Assessment for real estate loans which may either be a Phase I, II, or III 
analysis, depending on the environmental condition of the site. 

 
With the above documentation in place, the City Attorney will schedule a loan closing. All documents will be 
executed before funds are disbursed, and mortgages and UCC Statements shall be recorded with the 
Register of Deeds and the Secretary of State. 
 
(8) Post-Closing Documentation. After closing, the City Attorney will provide the borrower, the RDA and the 

City with a copy of the executed loan agreement and related paperwork. The City Finance Director shall 
maintain the original loan documents in the Loan closing file. 
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SECTION 7. POST APPROVAL REQUIREMENTS 
 
7.1 OBLIGATION OF LOAN RECIPIENT 
 
In addition to the terms and conditions of the loan, all borrowers shall agree to comply with the following: 
 

(1) Not to discriminate on the basis of age, race, religion, color, handicap, sex, physical condition, 
development disability as defined in Wis. Stat. § 51.01(5), sexual orientation or national origin in any 
employment or construction activity related to the use of the loan funds. 

 
(2) To use the loan money only to pay the cost of services and materials necessary to complete the 

project or activity for which the loan funds were awarded. 
 
(3) To permit inspections by persons authorized by the City Administrator of all projects and properties 

assisted with loan funds. Related project materials shall also be open to inspections, which include, 
but may not be limited to, contracts, materials, equipment, payroll, and conditions of employment. 
Requests for inspection shall be complied with by the borrower. 

 
(4) To maintain records on the project as may be requested by the RLF Administrator. These files shall 

be maintained as long as the loan is active or for at least three (3) years after completion of the work 
for which the loan has been obtained, whichever is longer. 

 
(5) To submit periodic progress reports to the RLF Administrator in accordance with the schedule in the 

loan agreement. 
 
(6) To maintain fire and extended coverage insurance on the project property required during the term of 

the loan. The City of Plymouth Redevelopment Authority shall be listed as Loss Payee, Mortgagee, 
or "additional" insured on the policy. Term life insurance may be required of the applicant to cover the 
loan balance through the life of the loan. 

 
(7) Payments shall be made to the City of Plymouth Finance Director.  
 

 
 
 
SECTION 8. PERFORMANCE MONITORING 
 
 
8.1 PRIVATE LEVERAGE COMMITMENTS 
 
The RLF Administrator shall monitor the use of the funds and expenditure of private leverage commitments. 
Documentation may include invoices or receipts for materials and supplies, letters from lenders, final bills of sale, 
and canceled checks. 
 
 
8.2 DEFAULT 
 
In the event the business is in default on any of the terms and conditions of the loan agreement, all sums due 
and owing, including penalties, shall become immediately due and payable. To exercise this option, the City 
Attorney shall prepare a written notice to the loan recipient, upon notification of the default from the City 
Administrator. The notice shall specify the following: 
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(1) The default. 

 
(2) The action required to cure the default. 

 
(3) A date, not less than thirty (30) days from the date of the notice, by which the default must be cured to 

avoid foreclosure or other collective action. 
 

(4) Any penalties incurred as a result of the default. 
 
 
SECTION 9. USE OF LOAN REPAYMENTS AND REPORTING 
 
 
9.1 RLF PROGRAM 
 
Repaid loans shall be re-deposited into the City of Plymouth Redevelopment Authority Revolving Loan Fund 
account and used in a manner consistent with the Revolving Loan Fund manual. A separate accounting record 
for each loan shall be kept to account for all funds loaned. The Revolving Loan Fund account shall be audited 
as deemed necessary by the City of Plymouth Redevelopment Authority or its Executive Director. 
 
 
SECTION 10. LOAN SERVICING 
 
10.1 MONITORING 
 
The RLF Administrator shall monitor each loan to ensure compliance with the loan terms and conditions and to 
monitor the financial health of the business to ensure continued repayment of the loan.  
 
10.2 RECORDKEEPING – THE CITY OF PLYMOUTH FINANCE DIRECTOR OR DESIGNEE  
 
The City of Plymouth Finance Director or designee’s financial management records must be comprehensive and 
designed to provide the following information upon request of the RLF Loan Committee: 
 

(1) A Revolving Loan Fund Register that records all deposits and disbursements to and from the RLF, 
including funds used for RLF administration. 

 
(2) A Loan Repayment Register that records repayments made by each business which has received a loan 

from the RLF. It also tracks the balance of repayments from all loans from the RLF. 
 

(3) A Collection Register for every loan made. Each register contains the business name, loan date, loan 
amount, terms, and date repayment begins. Payments are divided into principal and interest payments 
with a declining principal balance. 

 
(4) RLF Loan Repayment Registers that record repayments made by each business, which has received a 

loan from the RLF. It also tracks the balance of repayments from all loans from the RLF. 
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I. STATEMENT OF PURPOSE 

The Redevelopment Authority of the City of Plymouth, Wisconsin (the “Authority”), is a 
redevelopment authority organized by the City of Plymouth, Wisconsin (the “City”), and 
existing under and pursuant to the laws of the State of Wisconsin and is authorized by 
Wis. Stat. § 66.1333 and 66.1335, as amended (hereinafter sometimes referred to as the 
“Act”), to carry out the following purposes: 

(a) Prepare redevelopment plans and carry them out with in the city limits. 

(b) To enter into any contracts determined by the authority to be necessary to 
effectuate the purposes of Wis. Stat. § 66.1333. 

(c) To enter into contracts with redevelopers of property containing 
covenants, restrictions and conditions regarding the use of the property in 
accordance with a redevelopment or urban renewal plan, and other covenants, 
restrictions, and conditions that the authority considers necessary to prevent 
recurrence of blighted areas or to effectuate the purposes of Wis. Stat. § 66.1333. 

(d) To provide for the elimination and prevention of substandard, 
deteriorated, slum and blighted areas and blighted properties through 
redevelopment and other activities through the utilization of a Revolving Loan 
Fund (RLF) Program with redevelopers to carry out the purposes of Wis. Stat. § 
66.1333. 

(e) To exercise other powers that may be required or necessary to effectuate 
the purposes of Wis. Stat. § 66.1333 in implementing the RLF Program. 

With the approval of the City of Plymouth Common Council, this Project Plan shall be 
effective as of July 11, 2023.  The Common Council and Authority find that the 
implementation of a RLF Program will provide opportunities for redevelopment within 
the Project Area  
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II. LOCATION AND BOUNDARIES OF RLF PROJECT PLAN 

The geographic location of the project contemplated within this Project Plan shall include 
all parcels labeled as “Commercial/Industrial” and currently undeveloped/agricultural 
parcels labeled “Residential” in the 2022 Comprehensive Plan Future Land Use Map.  
These areas are the “project area,” as defined in Wis. Stat. § 66.1333(2m) for purposes of 
this Project Plan. 
 
The map setting forth the physical boundaries of the Project Plan are set forth in detail in 
Exhibit A.  The Common Council and the Authority find that the Project Area is in need 
of blight elimination, the prevention of the development of slums and blight, and urban 
renewal programs. 

III. EXISTING LAND USES AND CONDITIONS OF 
PROPERTIES 

The City of Plymouth has Commercial, Industrial, and Residential zoning delineations 
included as part of the 2022 Comprehensive Plan Future Land Use Map. This Project Plan 
limits residential to undeveloped/agricultural parcels planned for future residential 
purposes.  Conditions vary depending on parcel and location. The Sheboygan County 
Land Use GIS map provides the most up-to-date ariel view, zoning, and tax increment of 
each property.   

All Commercial/Industrial parcels are included in the Project Plan because the 2022 
Comprehensive Plan notes that “[t]he City and Town of Plymouth are forecast for growth 
of about 665 new jobs over the planning period. Of these new jobs, about 46 percent are 
forecast to be in industrial businesses, nine percent in office and commercial service 
businesses, 39 percent in retail businesses, and five percent in government. Employment 
growth may result from new businesses or the expansion of existing businesses.” 

All undeveloped/agricultural parcels that are planned for Residential properties are 
included in this Project Plan because the 2022 Comprehensive Plan notes that “[t]he lack 
of housing units in Plymouth’s housing market that are available and for sale is problematic 
and impacts Plymouth’s ability to attain residential and business growth.” 

 

IV.  LAND USE PLAN FOR PROPOSED USES OF THE AREA 

The 2022 Comprehensive Plan Future Land Use Map outlines the proposed usage for 
each parcel in the City. Acceptable zoning designations as part of the Project Plan are B-1 
BUSINESS OR PROFESSIONAL OFFICES DISTRICT, B-2 GENERAL BUSINESS 
DISTRICT, CB CENTRAL BUSINESS DISTRICT, B-3 HIGHWAY BUSINESS 
DISTRICT, L-I LIGHT INDUSTRIAL DISTRICT, H-I HEAVY INDUSTRIAL 
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DISTRICT and currently undeveloped/agricultural R-2 SINGLE-FAMILY 
RESIDENTIAL DISTRICT, R-3/R-3A TWO-FAMILY RESIDENTIAL DISTRICT, 
R-4 MULTI-FAMILY RESIDENTIAL DISTRICT, and R-5 TRADITIONAL 
NEIGHBORHOOD DISTRICT. An amendment of the 2022 Comprehensive Plan 
Future Land Use Map to reflect the inclusion of a parcel within one of the aforementioned 
zoning districts is acceptable to meet the land usage requirements as part of this Project 
Plan.   

 

V.  POPULATION DENSITY 

In general, Plymouth is home to 8,900 residents (2020). From 2000 to 2020, Plymouth 
gained 1,151 residents, which represents a 15 percent change and an average annual growth 
rate (AAGR) of 0.69 percent. Wisconsin’s Demographic Services Center and Wisconsin’s 
Department of Workforce Development also project that Plymouth’s population and 
regional employment will continue to grow through 2042. Ensuring Plymouth has 
sufficient employers and housing to accommodate growth will be a key. The community’s 
population base has steadily increased over the last several decades.  

The population density of this Project Plan parcels varies based on location and zoning. 
Some of the Commercial parcels, particularly in the Central Business District may have 
limited residential units above the businesses.  

Industrial zoned property should not have a residential component, unless it is a previous 
nonconforming use.  

Undeveloped/agricultural residential property may have limited residential usage. 

 

VI.  PRESENT AND POTENTIAL ASSESSED VALUE FOR 
PROPERTY TAX PURPOSES (INCLUSIVE) 

2022 Assessed Value of Commercial Properties: $234,997,800 

2022 Assessed Value of Industrial Properties: $122,798,900 

2022 Assessed Value of Undeveloped/Agricultural /Forest Properties: $225,500 

There is a wide range future assessed value based on the potential project and location in 
the Project Plan.  One of the goals (but not the only goal) of the revolving loan fund it to 
increase city tax increment.   
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VII.  STATEMENT OF PROPOSED SITE IMPROVEMENTS 

In fulfilling the mission of the Authority and the goals and objectives of the City of 
Plymouth to influence economic growth and elimination of blight, it is necessary and 
appropriate for the Authority to facilitate the loaning of funds in the City of Plymouth 
Revolving Loan Fund (RLF) to facilitate site improvements, facilitate construction or 
demolition, create jobs, increase tax increment, and additional activities as provided by 
statute and the City of Plymouth Common Council to enhance the community’s ability to 
attract new residents, create residential development and attract and retain businesses and 
industries to the Project Area. 

The Authority will empower the City of Plymouth, through an intergovernmental 
agreement pursuant to Wis. Stat. § 66.0301, to administer the RLF Program.  Such 
agreement will delegate authority to the City of Plymouth Revolving Loan Committee (the 
“Committee”) to review, select, and recommend approval of loan applications to the 
Common Council based on the Revolving Loan Fund Manual, as adopted by the Authority 
and the City, and which may be amended from time to time. The Committee shall also 
have the authority to make policy recommendations for the administration of the RLF 
Program.  The City is empowered to enter into loan agreements, review all promissory 
notes and mortgage or lien instruments, record RLF security instruments, and take such 
other measures as necessary to administer the Authority’s RLF Program.  

VIII.  STATEMENT OF UTILITY IMPROVEMENTS 

This Project Plan does not contemplate any public utility improvements. Private utility 
improvements, which may be necessary or appropriate in conjunction with any building 
renovation projects, may be included as part of the redevelopment. 

IX.  STATEMENT OF FEASIBLE METHOD OF RELOCATING 
RESIDENTS 

The Project Area contains limited residential properties. This Project Plan does not 
contemplate relocation of residents. 

X.  AMENDMENTS 

As provided by Wis. Stats. Sec. 66.1333(6)(d), this Project Plan may be amended at any 
 time as deemed necessary by the Authority and City of Plymouth Common Council 
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A. MAP EXHIBIT 

Attach Future Land Use Map 
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