VILLAGE OF VERNON

Village Board Meeting
Vernon Village Hall located at W249S8910 Center Drive, Vernon, WI 53103
Thursday February 5, 2026, at 6:00 pm

AMENDED AGENDA amended on 2-4-2026

CALL VILLAGE BOARD TO ORDER

PLEDGE OF ALLEGIANCE & MOMENT OF SILENCE
ROLL CALL & OPEN MEETING LAW COMPLIANCE CHECK See note (b) below.

PUBLIC COMMENTS: See note (a) below.

MISCELLANEOUS MATTERS-The following matters will be discussed, and action taken by the Village Board
unless otherwise noted:
a. Village of Big Bend Public Hearings on January 29, 2026
b. Resolution 2026-01-A Resolution Authorizing the Village President to secure Funding for New Fire Engine
c. Resolution 2026-02-A Resolution Rescinding and Charging Back of Taxes Due to a Palpable Error
d. Instruct Administrator Clerk to develop a Request for Proposal for Police Services for the Village of Vernon
e. Waukesha County Fire Department Consultation Report from June 2018
f. ALS Agreements with the Villages of Waukesha, Big Bend and Waterford, Town of Genesee and Tichigan
g. Authorize Communication with Neighbors Municipalities Regarding Joint Fire/EMS Service
h. Board Direction to the Vernon Finance Committee
i.  Review New Financial Software

ii. 2027 Budget Process and new Village budget

iii.  Research for future Vernon Fire Department wages

iv.  Finance Committee review of monthly bank reconciliation and budget reports

v.  Funding for Capital Project
i. Reimbursement Amount for Tax Refunds
j- Invoice for Tim Roth
k. Sparrow IT Solutions for Security and Managed Services and Authorize the Village President to Sign
I. New Microphones and Streaming Equipment
m. Generator for Village of Vernon
n. Change Order for $21,646.00 for Center Drive and Authorize Village President to Sign the Change Order
0. Vernon Candidate Information for Vernon website
p- Spring Brush Pickup/Waste Management Pick
CORRESPONDENCE, ANNOUNCEMENTS AND REPORTS- The Village Board members, DPW Director,
Waukesha County Sheriff and the Administrator Clerk will be given the opportunity to make announcements at the
meeting regarding activities they have undertaken since the last meeting on behalf of the Village, future activities, and
citizen contacts. It is not contemplated that these matters will be discussed or acted on; however, referrals to the
appropriate committees and’or individuals will be made if necessary.

Village Board President

Village Trustees

DPW Report January 2026 Report

Administrator Clerk Report- Absentee Voting for the 24" County Supervisor position begins 2-3-2026,
There are no Applications for any High Voltage Switching Station in the Village of Vernon

Thank you for all the Homeless Veterans’ Donations

Village of Big Bend Planner Report for the 1-29-2026 Public Hearing
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7. FINANCES The following matters will be discussed, and action taken by the Village Board unless otherwise noted:
a. Accounts Payable for February 5, 2026, Batch # 20260205 $464,614.12
b. Manual Checks Settlement checks: $744.88

8. VILLAGE BOARD MINUTES
a. January 15, 2026, Village Board Minutes
b. January 22, 20226 Village Board and Finance Committee Minutes

9. ANNOUNCEMENT OF NEXT VILLAGE MEETING DATES at the Vernon Village Hall or via Zoom-All meetings
subject to cancellation or rescheduling. Please see the Village of Vernon website:
February 2, 2026, Absentee Voting in Clerk’s Office-Spring Primary for the 24" County Supervisor Position
February 5, 2026, and February 19, 2026, at 6 p.m., Village Board Meetings
February 7, 2026, Saturday from 8 am till Noon, Absentee Voting in Clerk’s Office-Spring Primary for the 24
County Supervisor Position
February 11, 2026, Village Board and Plan Commission Meeting

10. ADJOURNMENT

APPROVED:

Sof Willes

President, Village of Vernon

Notes:

a  President Jeff Millies, advised per Sections 19.83(2) and 19.84(2) of the Wisconsin Statutes, the Village Board will receive information from the
public for a three-minute time period, with time extensions per the President's discretion, per person; be further advised that after the public comments are
completed, the Village Board may have limited discussion on the information received; however, no action will be taken under public comments.
President Jeff Millies stated that public comments should be addressed to the Village Board as a body, any questions or comments directed to an
individual Trustee or staff person will be deemed out of order by the Village President. The answer to a question will be determined by the Village
President if addressed to the body or if addressed to an individual, by that individual. No response will be made until that individual bas fmisbed bis her
comments and returned to his/her seat and the public comment period has been closed. All comments, questions, and concerns should be presented in a
respectful, professional manner.

b  Agenda was posted & emailed January 30, 2026; on Vernon Village Hall (Inside and outside), emailed to local newspapers and businesses, and
posted on the Village of Vernon Website at www.villageofvemonwi.org.

¢. Please note, 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 service, contact Village Clerk Administrator at 662-2039. For TTY service, call 662-2039.

It is possible that members of and a quorum of members of other governmental bodies of the municipality may attend the above-mentioned meeting to
gather infomlation; no action will be taken by any other governmental body except the Village Board of Trustees.



WAUKESHA COUNTY VILLAGE OF VERNON STATE OF WISCONSIN
RESOLUTION 2026-02

A RESOLUTION RESCINDING AND CHARGING BACK OF TAXES DUE TO PALPABLE ERROR
PURSUANT TO SS74.33 OF THE WISCONSIN STATUTES IN THE VILLAGE OF VERNON

WHEREAS, it has recently come to the attention of the VILLAGE officials that an alleged error was made in the
2025 VILLAGE of VERNON tax roll after the tax roll had been delivered to the Treasurer for the VILLAGE of
VERNON pursuant to ss74.03 of the Wisconsin Statutes; and

WHEREAS, the alleged error in the 2025 VILLAGE of VERNON tax roll has been submitted by the Assessor on
behalf on the property owner to the VILLAGE officials; and

WHEREAS, the VILLAGE Assessor has reviewed and fully investigated the claim and has determined that the
error meets the requirements of ss 74.33 of the Wisconsin Statutes in that the assessment included real property
improvements which did not exist on the date under ss70.10 for making the assessment, and

WHEREAS, the VILLAGE BOARD for the VILLAGE of VERNON has reviewed the investigation of the
VILLAGE Assessor and has determined that the claim meets the requirements of ss74.33 of the Wisconsin Statutes.

NOW THEREFORE, BE IT RESOLVED by the VILLAGE BOARD of the VILLAGE of VERNON, pursuant to
ss74.33, Wis. Stats., that the VILLAGE BOARD hereby rescinds the following taxes and corrects the 2025
VILLAGE of VERNON tax roll as follows and for the following reasons:

Property Owner Samantha Styza A/K/A Samantha Styza-Hamman - Tax Key Number 2121001

The improvements of $291,000 on the aforementioned tax key number should have been on the tax roll for 2025
as $281,600 The provisions of §74.33 (1)(b) of the Wisconsin Statutes, provide that a governing body may rescind
and refund all or part of the general property tax when the error is caused by the assessment including real property
improvements which did not exist on the date under ss.70.10 for making the assessment. The amount the Village of
Vernon should rescind and send to the property owner for the palpable error is $1,284.19

Assessment on Roll Corrected Assessment
Land $136,100 $ 136,100
Improvements $ 291,000 $ 145,500
$ 427,200 $ 281,600

The property tax for the 2025 tax year for parcel number VNT 2121001 is hereby rescinded as to the portion of tax
attributable to $427,200 of value, so that the tax is calculated based upon a total value of $281,600 for this parcel. The
amount the Village of Vernon should rescind and send to the property owner for the palpable error is $1,284.19. The
Village Administrator/Clerk shall request a chargeback to the Wisconsin Department of Revenue to recover the
palpable error for all Village of Vernon reimbursement.

This resolution dated this fifth day of February 2026.

BY THE VILLAGE BOARD OF THE VILLAGE OF VERNON

Jeff Millies, Village President
ATTEST:

Karen L. Schuh, Village Clerk Administrator



January 29, 2026

To: Vernon Village Board

From: Assessor Cal Magnan

Village Board,

I am requesting the Village Board approve my claim for relief from unlawful taxes. Parcel VNT 2121-
001 was incorrectly assessed. This action is being brought forth under Chapter 74.35 (1) of the State
Statutes. The claim is based on Chapter 74.33 (1) b of the Statutes. The 2025 assessed valuation of this
property included real property improvements which did not exist on the date under 5.70.10 for making
the assessment. The Assessor included building addition improvements which were not completed.
The requested claim for relief from unlawful taxes is $1,284.19.

; .'/ ;”I-I ’ '{,4";,&/' -
£ / = /
Cal Magnan
Assessor Village of Vernon



VILLAGE OF VERNON
WAUKESHA COUNTY
STATE OF WISCONSIN

TAX KEY: VNT 2121 001

2025 REAL PROPERTY TAX BILL
SAMANTHA STYZA
A/K/A SAMANTHA STYZA-HAMMAN
S95W23680 FOREST HOME AVE

BIG BEND W1 53103-9549

S95W23680 FOREST HOME AVE
LOT 1 RIVER BEND HEIGHTS PT
NE1/4 & SE1/4 SEC 27 & SE1/4

SEC22 & SW1/4 SEC 23 & NW1/4
SEC 26 T5N R19E

Assessed Value Land Assessed Value Improvements Total Assessed Value Ave Assmt Ratio Net Assessed Value Rate
136,100 291,100 427,200 .8641 {Does NOT reflect Lottery Credit)
8.8195/M
Est Fair Mkt Land Est Fair Mkt Improvements Est Fair Mkt A star in this box means School taxes reduced by school levy
157,500 336,900 494,400 unpaid prior year taxes. tax credit:  571.61
2024 Est. State Aids 2025 Est. State Aids 2024 2025 % Tax
Taxing Jurisdiction Allocated Tax District Allocated Tax District Net Tax Net Tax  Change
COUNTY OF WAUKESHA 166,873 172,834 552.15 726.79 31.6
VILLAGE OF VERNON 524,104 548,953 488.25 620.33 27.1
MUKWONAGO SCHOOL 3822 9,216,093 9,364,812 1,603.22 2,298.83 43.4
WAUKESHA TECH COLLEGE 888,513 908,853 91.63 121.73 32.8
Total 10,795,583 10,995,452 2,735.25 3,767.68 37.7
WARNING: Installment option is lost if not paid by due dates. First Dollar Credit 52.92 52.17 1.4-
Total tax will be delinquent and subject to interest & penalty charges. Lottery and Gaming Credit 170.38 156.52 8.1-
See reverse side for other important information. Net Property Tax 2511.95 3.558.99 41.7
Make Check Payable to: Full Payment Due on or Before STORM WATER 126.04
VILLAGE OF VERNON January 31, 2026 GARBAGE / RECYCLING 184.00
C/O CITIZENS BANK-VERNON BRCH $3,869.03
PO BOX 223 :
MUKWONAGO WI 53149-0223 First Installment Due on or Before
January 31, 2026
$2,012.03
When paying after January 31, 2026 Second Installment Due on or Before
Make Check Payable to: July 31, 2026
WAUKESHA COUNTY TREASURER $1,857.00
515 W MORELAND BLVD
WAUKESHA Wi 53188
Total Additional Taxes Year

FOR INFORMATIONAL PURPOSES ONLY —

Taxing Jurisdiction

Total Additional Taxes

Applied to Property Increase Ends

Voter Approved Temporary Tax Increases: School Referendum 3857 $92,887.27 $29.01 2037
School Referendum 3856 $1,674,156.34 $522.86 2029
Tear at Perforation: Return Bottom Portion with Payment
VILLAGE OF VERNON STATE OF WISCONSIN SAMANTHA STYZA

C/O CITIZENS BANK-VERNON BRCH
PO BOX 223
MUKWONAGO W1 53149-0223

SAMANTHA STYZA

A/K/A SAMANTHA STYZA-HAMMAN
S95W23680 FOREST HOME AVE

BIG BEND Wi 53103-9549

2025 REAL PROPERTY TAX BILL
VILLAGE OF VERNON
WAUKESHA COUNTY

S95W23680 FOREST HOME AVE

TAX KEY: VNT 2121 001

Full Payment of:

Or First Installment of:
Due on or Before:
Make Check Payable to:

$3,869.03

$2,012.03

January 31, 2026
VILLAGE OF VERNON

Please Write in the $
Amount Enclosed

Check for Address Change

(AU RN
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Wisconsin Southeast
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Executive Summary

MISO has chosen Viridon Midcontinent LLC to develop the Wisconsin Southeast Competitive
Transmission Project (WISE).

This report explains MISO’s competitive developer selection process and the WISE project, summarizes the
four proposals MISO received to build and operate WISE, and explains why MISO selected Viridon to
develop WISE.

In 2024, MISO approved the Long-Range Transmission Planning (LRTP) Tranche 2.1 portfolio for inclusion
in the 2024 MISO Transmission Expansion Plan. This tranche included Project 28, which consists of new and
upgraded transmission facilities in Southeast Wisconsin.

MISO determined that four new 345 kV substations and four new 345 kV transmission lines within Project
28 were eligible for its Competitive Transmission Process. MISO grouped these facilities and titled them the
Wisconsin Southeast 345 kV Competitive Transmission Project and refers to it as “WISE.” WISE must be
placed into service by June 1, 2033.

MISO issued a Request for Proposals (RFP) for WISE on February 13, 2025. On July 28, 2025, four
developers submitted a total of four proposals. Figure 1 identifies the score and categorization MISO
awarded to each WISE proposal - Viridon is Developer Ain this report.

Figure 1. Proposal Scores

100
" Best / Better

® 86 ® 84
80

LG ® 74
70
60
50
40
30
20
o Unacceptable
o]
A C D 8

All proposals met the minimum requirements of the RFP. Each developer explained how it would procure
materials and what contractors it would use to build the project. Each developer demonstrated it has the
capital to build and operate the project and substantial experience operating and maintaining high-voltage
transmission facilities.
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Figure 2 shows the estimated capital costs exclusive of AFUDC and present value of the 40-year revenue
requirements submitted for WISE.

Figure 2. Proposal Cost ($M)!

$662 5437
$477 $481 $471 $361 $370
$349 $256
I
|
A B c D MISO A B c D
Capital cost Revenue Requirement {PVRR)

Viridon, which was Developer A, proposed installing Drake ACSS conductor on weathering steel monopoles
over routes totaling 106 miles. Its estimated capital cost and present value revenue requirement (PVRR)
were significantly lower than those of any other developer. Although MISO is concerned that some
components of its estimated capital cost may be understated, Viridon offered cost containment strong
enough to likely ensure the lowest cost to the ratepayer even if its estimated costs rose significantly. It has
an executed agreement with a general contractor.

Developer B proposed installing Drake ACSS conductor on weathering steel monopoles over routes totaling
126 miles. It has not yet selected a general contractor.

Developer C proposed installing Suwannee ACSS/TW conductor on weathering steel monopoles over
routes totaling 109 miles. Although it would be well positioned to implement and operate the project,
ratepayers would most likely pay more for the project than if implemented by Viridon, due to a higher
estimated capital cost, the absence of meaningful cost containment and the highest requested returnon
equity and weighted average cost of capital. It has an alliance agreement with a general contractor.

Developer D proposed installing Cardinal ACSS/TW conductor on concrete monopoles over routes totaling
122 miles. Although its estimated capital cost was lower than that of Developers B and C, its PVRR was
significantly higher due predominantly to significantly higher O&M expense. It has not yet executed a
contract with its planned contractor.

1 The MISO capital cost estimate was escalated to the estimated in-service year dollars based on MISO's 2.50% annual
inflation rate. The developers’ estimates reflect the sum of capital costs in the years in which they were spent.

Midcontinent pendent Svst



Figure 3 identifies the four evaluation criteria and respective weights identified in the tariff, and MISO’s
categorizations. The figure also identifies how each proposal ranked in each criterion.

Figure 3. Evaluation Scores

Proposal Cost and Design Project Implementation Oper. & Maint. Planning Participation Score
35% 30% 30% 5%
A (Viridon)
C
D
B

MISO determined Viridon and Developer C submitted the most competitive proposals, respectively.

Viridon submitted superior cost containment that will likely ensure the lowest cost to ratepayers. It has
already executed an agreement with a general contractor, which has significant experience with 345 kV
transmission line and substation construction. Although its O&M provider has less experience than some of
the other proposed O&M providers, MISO is confident that provider will be able to execute this project.

Although Developer C had strong project implementation and O&M plans, ratepayers would likely pay more
for the project due to its higher estimated costs and less effective cost containment. Developer C also
planned to request the highest return on equity and weighted average cost of capital of any potential
developer.

MISO and Viridon will execute the Selected Developer Agreement within 60 days of the public release of
thisreport.



Wisconsin Southeast
Competitive Transmission Project
Selection Report

I. Competitive Project and Process

This report explains MISO's decision to select Viridon Midcontinent LLC to develop the Wisconsin
Southeast Competitive Transmission Project (WISE) and the process MISO used to reach its decision.

On December 12,2024, MISO’s Board of Directors approved the Tranche 2.1 Long-Range Transmission
Planning portfolio for inclusion in the 2024 MISO Transmission Expansion Plan (MTEP24). Tranche 2.1
includes Project 28, which consists of 36 new or upgraded transmission facilities in Southeast Wisconsin.

MISO determined the following Project 28 facilities are eligible for its Competitive Transmission Process:

*  Four substations (Big Bend, Cedar Creek Junction, Mullet River Junction, and Sheboygan River)

®*  Two 345 kV single-circuit transmission lines {(South Fond du Lac - Jefferson and Sugar Creek - REC
Bradford)

® One 345 kV double-circuit transmission line (Big Bend - Sugar Creek)

®*  One 345 kV single-circuit transmission line constructed with 345/138 kV double-circuit capable
structures (Fort Atkinson - Whitewater)

MISO grouped these eight facilities together as the Wisconsin Southeast 345 kV Competitive Transmission
Project and refers to the project as “WISE.” WISE must be placed into service by June 1, 2033.

MISO issued a Request for Proposals (RFP) on February 13, 2025, to solicit proposals from Qualified
Transmission Developers (QTDs) to build and operate WISE. MISO held a public meeting on March 17,
2025, to provide information and answer questions about the project and the RFP. Full details about the
RFP and a register of questions asked, along with the answers provided by MISQO, are available on MISO’s
Competitive Transmission Administration webpage.?

2 https://www.misoenergy.org/planning/competitive-transmission-administration/




MISO’s goal is to select a proposal that provides the greatest overall value while meeting all project
requirements and ensuring the highest likelihood of project success. Cost is an important component of
value and a comparative advantage, but it is not the sole consideration. MISO anticipates the following
aspects of the project may be particularly important. MISO encouraged developers to consider:

1. Multiple transmission facilities located over a wide geographic area: The project contains four
new substations and four new transmission line facilities that are not all directly electrically
interconnected. An important aspect of the project will be the plans to construct multiple new
substations and multiple new transmission line facilities located over a wide geographic area, and
the plans to maintain those facilities once in-service.

2. Coordination with Interconnecting Transmission Owner: The project contains transmission line
facilities that are only a segment of a longer transmission line and that interconnect near existing
substations. An important aspect of the project will be the planned coordination and flexibility with
the interconnecting Transmission Owner on various regulatory, permitting, design, construction,
and operations and maintenance activities.

3. Project Scale and Scope: The project is relatively large, with a MISO-estimated cost exceeding
$500 million. An important aspect of the project will be to demonstrate the ability to manage the
complexities of a large project from the standpoint of financing, and overall project management.

4. New substation locations: The project contains four new substations that will tie into existing
transmission lines. An important aspect of the project will be the strategic siting of the new
substation locations in relation to the interconnections that must be made to existing transmission
lines and any new lines (if applicable) and how the siting of the new substations affects the cost,
design, and implementation plans for the project.

On July 28, 2025, four developers submitted proposals for WISE. MISO validated each developer was
certified as a Qualified Transmission Developer on the dates the proposals were submitted and reviewed
each proposal for completeness. It gave every developer the opportunity to clarify or cure unclear or
incomplete submissions. All developers responded to MISO requests for clarification or cure, and no
developer subsequently withdrew a proposal.

On October 1, 2025, MISO announced it had received four valid and complete proposals from four
development teams: American Transmission Company and Dairyland Power Cooperative {jointly) with
WPPI Energy as a Proposal Participant, Longview Infrastructure Midwest LLC with Great River Energyas a
Proposal Participant, LS Power Grid Wisconsin Inc, and Viridon Midcontinent LLC.

MISO appreciates the amount and complexity of information competitive developers must organize,
summarize, and submit in response to MISO’s competitive RFPs.

The WISE RFP was the second RFP for MISO’s Tranche 2.1 competitive projects and the second RFP that
used MISQ’s new approach for Part 2. Proposal Template. This approach consists of specific questions
instead of broader requests for information and simplifies MISO’s comparison of proposals.



The WISE proposals continued to validate this new approach. Most answers were concise and directly
answered the questions asked. The developers correctly followed MISQ’s attachment naming format, which
allowed MISO to easily identify and understand the additional documents attached to proposals. Some
answers did include information already stated in previous answers, but MISO understands that
competitive developers will typically error on the safe side when deciding how to answer questions.

MISO did identify aspects of the proposals that complicated its review or did not align with the RFP’s

directions. One or more developers submitted:

® Redacted attachments that required MISO to spend time requesting unredacted versions. Although
MISO’s tariff states it will protect confidential information and CEIll submitted by developers
through the competitive transmission process, MISO recognizes the project’s RFP did not remind
developers of this protection. MISO has revised its future RFPs to state this.

*  Project cost workbooks with incorrect equation changes. MISO's review process identified one
developer, although with good intentions, incorrectly changed an equation. MISO had to request a
revised workbook from this developer.

Although these issues did not result in a change in any proposal’s comparative ranking, MISO expects future
competitive projects to have closer rankings, and a failure to scrutinize proposal documents or follow the
RFP could jeopardize a proposal’s success.

MISO recognizes it also has a role to play in facilitating well-written, competitive proposals. It will continue
to look for opportunities in future RFPs to ask more specific questions and provide clearer direction.

MISO recognizes the importance of transparency in the Competitive Transmission Process. However, MISO
is obligated to treat the following information as confidential unless a developer consents to its disclosure:

® all detailed breakdowns of costs, including the itemized costs for labor and materials,
¢ all details of a developer's financing arrangements (as well as those for any project participants),
* all detailed design, routing, siting, or specialty construction techniques, and

® any other information or portions of documents that a developer has clearly designated as
confidential (excluding items that are expressly categorized by the MISO Tariff as non-confidential
or that MISO has an obligation to make publicly available).

Proposal information the tariff categorizes as not confidential includes:
* theidentity of developers,

* the high-level design, estimated cost, and estimated 40-year annual transmission revenue
requirement for the project,

* information relating to any cost-containment measures, cost-caps, and rate incentives,
* information about the proposed in-service dates of the project,

* the final evaluation score assigned to each proposal (with the names of the developers masked),



* all timetables and milestones agreed to between the Selected Developer and MISO in the Selected
Developer Agreement,

* information that is publicly available, a developer has consented to release, or the tariff requires
MISO to make publicly available.

MISO adheres to the following self-imposed protocols throughout the competitive developer selection
process:

*  Project Information Kept Confidential: Information deemed confidential under the Tariff related
to competitive projects will be treated as commercially and competitively sensitive.

* Communications to Be Coordinated: MISO aims to coordinate all communications with interested
stakeholders regarding RFPs, the evaluation process, selection report, and variance analysis. Please
refer all qguestions to MISO Client Relations at CTA@misoenergy.org and not to individual MISO
personnel.

* Questions Will Be Answered Transparently: MISO will publicly post questions it receives and
vetted answers on the Competitive Transmission Administration webpage.

*  Project-Specific Questions to Be Directed to MISO: Once an RFP is issued for a Competitive
Project and until the Selection Report is issued, all questions regarding that project must be
directed to MISO and not to interconnecting incumbent transmission owners. MISO will process
these questions in accordance with MISO’s Business Practices Manual No. 027.

These communication protocols are posted on MISO’s public website, were incorporated in part within the
RFP and BPM-027, and were included in presentations during public stakeholder meetings.

MISO conducted training for employees and consultants involved with the Competitive Developer
Selection Process. MISO emphasized the need for confidentiality and announced the communication
protocols at every meeting of MISO staff and the Competitive Transmission Executive Committee where
information about the RFP, developers, or their proposals was discussed.

MISO instructed the evaluation team, which was required to protect the confidentiality of all proposals and
associated work products, to refrain from discussing any proposal with entities or individuals that were not
part of the MISO evaluation team.

All MISO employees and consultants followed the confidentiality and communication protocols established
by MISO throughout the competitive developer selection process, and restricted access and discussions
about proposals not only to external parties, but also to other staff members within MISO who were not
part of the MISO evaluation team. In addition, to protect the integrity of the evaluation process, MISO has
kept the identities of its independent consultants confidential and required those consultants to attest they
did not have a conflict of interest with any project developer.

MISO restricted access to all electronic versions of proposal-related documents. Only members of the MISO
evaluation team were allowed access to proposal materials. In addition, before MISO evaluated the
proposals, MISO randomly assigned a number to each proposal and a letter to each developer to enable
team members to discuss proposals without referring to a developer’s name.



MISO analyzed each proposal in compliance with Attachment FF of MISO’s Tariff, Business Practices
Manual No. 027 Competitive Transmission Process, and the WISE RFP.

MISO studied each of the four evaluation criteria identified in the tariff, as well as the enumerated
subcriteria. Within each criterion and sub criterion, it considered the cost, risk, certainty, and specificity of
the information in each proposal.

Part |1l of this report, Comparative Analysis of Proposals, explains how MISO selected the developer for this
project. Each section begins with a summary of the requirements for that section and then discusses the
areas in which all developers performed equally and the areas in which they performed differently. Similar
performance by all developers is discussed summarily, while differences are explored in greater detail.

This report principally refers to proposals by developer. If a developer submits more than one proposal, the
report will only distinguish that developer by proposal when the subject matter is different between that
developer’s proposals.
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Il. Summary of Proposals

The following three figures represent principal components of the WISE proposals by developer. Part lll of
this report discusses the information in greater detail.

Figure 4. Design characteristics

A (Viridon) | B c )

Conductor
Trade name and type Drake ACSS Drake ACSS | Suwannee ACSS/TW Cardinal ACSS/TW
Kemil (Misch alloy core) 2-795 (MA2) 2-795 (MA2) 2-959 (MA3) 2-954 (MA3)
Emergency amps (summer) 3000A 3326A 3000A 3498A
Max. operating temp. (F°) 338° 414° 305° 392°
Max design temp. (F°) 394° 414° 305° 392°
Max audible noise (dBA) 48 53 47 52
Tangent structures
Type Monopole Monopole Monopole Monopole
Material Steel (weathering) Steel (weathering) Steel (weathering) Concrete
Insulators Braced post Braced post Braced post Braced post
Foundation Direct embed Direct embed Direct embed Direct embed
Total tangents 470 572 559 696
Deadend and angled structures
Type Steel (weathering) Steel {weathering) Steel (weathering) Concrete
Deadend modifications Drilled pier Drilled pier Drilled pier 3-pole guyed
Angled modifications Guyed Drilled pier Drilled pier Drilled pier
Exceptions? H-frame H-frame, galvanized
Typical shielding angle (°) 25° 10° o° 25°
Mean recurrence interval {yrs) 100 300 100 300
Struct—struct span (avg ft) 985 820 865 771
DE-DE section (avg mi) 2.8 1 2.0 14
Substation
Main bus rating (Amps) 4397 4200 3000 5528
Breaker ratings (ring/BAAH)

Load rating 3000A/3000A 3000A/3000A 3000A/3000A 3000A/4000A

Interrupting rating 63kA/63kA >40kA/>50kA 63kA/63kA 63kA/63kA

3

C and D would use H-frames when necessary to meet FAA clearance concerns or longer spans. D would use
galvanized steel poles when structures must be taller than 130 feet or guying was not feasible.




Figure 5. Cost characteristics *

A (Viridon) B C D
Estimates
Revenue requirement (SM, PV) $256 $361 $370 $437
Capital cost {SM, without AFUDC) $349 $477 $481 $471
Commitments
Revenue
Calendar year commitment ISY + 40 20 40
Cap tier 1 (Avg over estimates) 5% 5 6% 7%
Reduction in Rev. Require. 100% 25% 60%
Cap tier 2 (Avg over estimates) 14%
Reduction in Rev. Require. 100%
Defer unused cap 5 No No Yes
Defer revenue over cap Yes No No
Financing
Calendar year commitment ISY + 40 40 40
Max equity 47.50% (40y)
Max ROE 10.48% (20y)
Max weighted ROE 3.92% 4.275%
Max WACC 7.90%
Minimum ROE 8.20% 7.25% 8.49%
Capital cost (SM)
Calendar year commitment I15Y + 40 40 40
Cap amount $349 $481 $525
Cap includes AFUDC No No Yes
WACC over cap 5.50%
ROE over cap 8.50%
Weighted ROE over cap 2.80%
Other
O&M (years) 10
Schedule guarantee v v v v
Change orders v
Waive return on CWIP v v v

Certain information is approximate to either help anonymize the developer or to simplify the table.
The revenue cap is approximately 6% lower than the proposed amount.

If FERC does not approve Viridon’s proposal to defer excess revenue for possible recovery in a later period, it will
request to defer unused cap space for possible future use.




l1l. Comparative Analysis of Proposals

This section explains the criteria MISO must evaluate in each proposal, the weights MISO must assign to the
criteria identified in the tariff, the content of the proposals responsive to the WISE RFP, and the information
that strengthened or weakened each developer’s submission.

1. Cost & Design

MISO must evaluate each proposal’s electrical design, structural design, estimated capital cost and revenue
requirements, and cost containment offers. This evaluation constitutes 35% of MISO’s decision in this

project.

In this criterion, MISO categorized Viridon’s proposal as Best, and Developer B, C, and D as Good.

1A. Transmission Line Design

A competitive proposal must describe the characteristics of all proposed conductors, wires, transmission
structures, and foundations. It must also explain all grounding, lightning, galloping, and vibration strategies.

All developers adequately described their proposed transmission line designs and evaluated the galloping
and vibration performance of those designs.

Figure 6illustrates the common characteristics of the proposed line designs. All developers proposed
substantially similar transmission structures.

Figure 6. Typical monopole tangent structure




The proposed designs affect project cost, implementation, operation, and maintenance differently. Viridon
designed the longest spans, which reduce the number of structures, lowering cost and potentially
simplifying implementation. However it also proposed the most guyed structures, which may introduce
complications during implementation. Developer B and Developer D designed their structures against a
300-year mean recurrence interval {MRI) weather event, which increases reliability but also increases
capital cost. Generally, a higher MRI will lead to a more robust transmission line design.

Developer C and Developer D’s designs will require a narrower right-of-way (ROW) which decreases cost.
Developer D’s design results in the most structures per mile which increases capital cost. MISO considered
these tradeoffs when it ranked the proposals’ Cost and Design plans.

Viridon, Developer B, and Developer C selected weathering steel structures, stating the Wisconsin Public
Service Commission prefers weathering steel transmission structures in certain designs. Developer D
selected galvanized steel and concrete poles, citing Wisconsin as a wet and potentially corrosive
environment that may not be suited for weathering steel.

Although MISQ’s decision in this project does not significantly rest on this issue, it does positively view
evidence in competitive transmission proposals that a developer believes stakeholders will not object to
aesthetic aspects of its designs.

All developers performed lightning and vibration studies and considered galloping. All developers also
considered the NESC 5mA rule in the design as well as calculating electric, magnetic fields as well as audible
noise.

1B. Substation Design

A competitive proposal that includes a substation must include a detailed one-line diagram and describe the
proposed protection schemes, remote monitoring capabilities, communication systems, power
transformers, line terminal ratings, and characteristics of various other equipment. It must also describe
how the structural design will meet local legal and regulatory requirements.

The project’s RFP stated developers should select substation locations that simplify and optimize the line
from the new substation to the nearby transmission lines. The WISE RFP specified that three substations
will have a four-position ring bus configuration and one substation will have a six-position breaker and a half
bus arrangement. The RFP specified a minimum circuit breaker interrupting rating of 40kA for the ring bus
substations and 50kA for the breaker and a half substation. It also specified a minimum load rating for the
circuit breakers of 3000 amps for both substation designs.

MISO reviewed the developers’ civil designs, physical designs, structural designs, and protection and control
designs. All developers submitted adequate substation designs.

Viridon proposed using 3000 Ampere(A) circuit breakers with a 63kA interrupting rating at all substations
and proposed using a main bus with a 4397 A rating at the breaker and a half substation. Viridon’s proposed
location for the Cedar Creek substation could result in transmission cut-in lines being longer than one mile.
Double circuit cut-in lines longer than one mile will either have to be designed as single circuit lines or be
subject to additional transmission planning study work if they are built as double circuit lines.



Viridon proposed three sources of AC service. Viridon's proposed access roads to its substations could lead
to challenges once the project is in-service such as one of the substation access roads being approximately
three quarters of a mile long and another with a tight turning radius and steep slopes. Viridon provided
layout drawings that included expansion plans for the substations. If needed in the future, the expansion of
the ring bus design will require minor rework.

Developer B proposed using 3000 A circuit breakers and specified a minimum interrupting capability that
met the minimum design requirements in the RFP. Developer B proposed using a main bus with a 4200 A
rating at the breaker and a half substation. Its proposed substation locations result in cut-in lines that are
less than one mile long.

Developer B proposed two sources of AC power along with provisions to connect a portable generator if
both sources of station service were lost. Developer B described its expansion plans but did not include the
expansion plans on the layout drawings. if needed in the future, expansion of the ring bus layout will nct
require re-work.

Developer C proposed using 3000 A circuit breakers with a 63kA interrupting rating at all substationsand a
main bus with a 3000 A rating at the breaker and a half substation. Its proposed substation locations result
in cut-in lines that are less than one mile long. Developer C proposed two sources of AC power via local
distribution and there is some risk that these sources will not be completely independent of each other.

Developer C will use a private fiber network to provide redundant communication paths between the
substation and control centers. The other developers indicated that they would establish dual
communication links between the substation and their control centers but did not provide details regarding
these links. Developer C described the expansion plans but did not include the expansion plans on the layout
drawings. If needed in the future, the expansion of the ring bus design will require the most rework.

Developer D proposed using 3000 A circuit breakers at the ring-bus substations and 4000 A breakers at the
breaker and a half substation. All breakers will have a 63kA interrupting rating. It would use a main bus with
a 5528 A rating at the breaker and a half substation. Its proposed substation locations result in cut-in lines
that are less than one mile long. It included a possible future reactor on its initial Big Bend substation layout
drawings.

Developer D proposed digital fault recorders (DFR) at all substations. It proposed the use of a Human-
Machine-Interface (HMI) touchscreen and keyboard to perform local control of the substation equipment. It
will use a geotextile fabric under the access roads. It proposed a single motorized drive gate and has no
alternate access in the event the drive gate becomes inoperable. It provided layout drawings that included
expansion plans for the substations. If needed in the future, the expansion of the ring bus layout will not
require any re-work.



1C. Capital Cost

A competitive proposal must detail the capital cost it estimates for the project in its Project Cost Workbook
(PCW). Although MISO must evaluate the rigor of each cost estimate and any financial assumptions, it
recognizes those estimates are not binding without cost containment measures.

MISO does not include capitalized financing expenses when it compares capital cost because not all
proposals may choose to capitalize those expenses. However, the present value of revenue requirement
(PVRR) calculation includes all developers’ financing expenses during construction.

Figure 7 illustrates the estimated capital costs and fully loaded cost per line mile of the proposals. MISO’s
estimates reflect 2033 dollars while the developers’ estimates are the sum of capital spent during the
proposed construction periods.

Figure 7. Estimated capital cost ($M) 7
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Although Viridon (Developer A) estimated a capital cost that was about 25% less than the next lowest
estimate, that cost may not be achievable given the significant difference between its estimates for right-of-
way, condemnation, and other costs and those of the other developers, a few of which demonstrated
previous work in the project area. However, as this report will discuss, Viridon’s cost containment was
sufficient to ensure its proposal will likely result in the lowest cost to ratepayers in the scenarios MISO
considered.

7 The MISO capital cost estimate was escalated to the estimated in-service year dollars based on MISO's 2.50% annual
inflation rate. The developers’ estimates reflect the sum of capital costs in the years in which they were spent.



1D. Annual Transmission Revenue Requirement

A competitive proposal must show in detail the project’s estimated annual transmission revenue
requirements (ATRR) for the first partial year and the next forty years. MISO calculates the present value of
a project’s revenue requirements (PVRR) by discounting each ATRR by a 7.1% discount rate.

Figure 8. Estimated PVRR ($M)
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Viridon (Developer A) estimated a PVRR that was almost 30% lower than that of the next lowest estimate.
This was primarily due to its very low estimated capital cost and the lowest weighted average cost of capital.
The following section explains that its choice to cap its annual revenue requirements, cap its weighted

average cost of equity (WACE) for the project’s life, and reduce that WACE by almost 30% on capital costs
greater than its estimate significantly reduced the cost risk to the ratepayer of its proposal.

Developer B estimated the second lowest PVRR. This was primarily due to its use of a WACE superior to
that used by Developer C and Developer D.

Developer C estimated a PVRR that was slightly higher than that of Developer B. This was primarily due to
its comparably higher cost estimate, a slightly less leveraged capital structure and the highest return on
equity requested by any developer.

Developer D estimated the highest PVRR. Although its estimated capital cost and weighted cost of capital
were both lower than those of Developer C, it proposed the highest O&M expense and the least leveraged
capital structure.



1E. Cost Containment

A developer, to make its proposal more competitive, may commit to limit the revenue it will request to
recover on a project through the end of the 40th full calendar year of operation. MISO refers to this as the
“project life” in this section. Developers often commit to limit the project’s total revenue, the project’s
capital cost upon which revenue components are based, individual revenue components, or a combination of
these. Unless stated otherwise below, each commitment offered would be enforceable for the project life.

Figure 5 on page 8 of this report presents the cost containment offers of each proposal.

Total Revenue Requirement

The most comprehensive single form of cost containment a transmission developer can offer is to cap the
revenues it will request from FERC to recover annually. Developers may offer hard caps, which preclude all
revenue recovery greater than each cap, or soft caps, which may or will preclude a portion of revenue
greater than each cap. No developer offered hard revenue caps in this project.

Viridon would cap its annual revenues at approximately 5% greater than its estimates plus any revenue
necessary to earn a minimum ROE of 8.2%. If MISO also selected it to develop BECI, a 765 kV competitive
project in Wisconsin that MISO is concurrently administering, Viridon would remove the 5% increment on
its caps, but it would retain discretion to allocate its recoverable expenses on one project to the other
project to minimize revenue it would otherwise have to forfeit. MISO recognizes that this discretion would
allow Viridon to hedge the increased cost risk it would accept if it removed the 5% increment.

Developer B would cap its annual revenues for the project’s first 20 full calendar years at an average of 6%
less than its estimates that would reduce additional revenue by 25%. Developer B offered a second set of
caps for the same period at an average of 14% greater than its estimate that would reduce additional
revenue by 100%. However, it would not cap revenue in the project’s partial, first year of operation. These
caps would also be subject to a minimum ROE of 7.25%.

Developer C did not offer to cap its total revenue.

Developer D would cap its annual revenue for the project’s first 40 full calendar years at an average of 7%
greater than its estimates. It would forfeit 60% of all revenue greater than those caps. It did not hedge these
revenue caps with a minimum ROE.

Financing Expenses
The developers also offered cost containment that would only apply to certain financing expenses.
Viridon offered to cap its weighted cost of equity at 3.92%.

Developer B offered to cap its WACE at 4.275% for the project’s first 40 full calendar years. It also offered
to cap ROE at 8.95% for recovery during construction and for any costs caused by Force Majeure events
under section 11.1 of MISO’s Selected Developer Agreement.

Developer C offered to cap its equity structure at 47.5% for the project’s life and its return on equity at
10.48% for 20 years.

Developer D offered to cap its weighted cost of capital at 7.90%.



Capital Cost

Developers may also propose to fully or partially cap a project’s capital costs. The caps may either include or
exclude AFUDC.

Viridon offered to reduce its maximum weighted cost of equity from 3.92% to 2.80% on capital costs greater
than its estimate. The cap would exempt AFUDC. It would also reduce its cap by 7% if MISO selected it to
develop both WISE and BECI.

Developer B did not offer to cap its capital cost.

Developer C offered to reduce its maximum ROE from 10.48% to 8.49% on capital costs greater than its
estimate. This offer is somewhat dependent upon FERC’s approved ROE and Developer C’s cost of debt.
This cap would exempt AFUDC.

Developer D offered to reduce its maximum WACC from 7.90% to 5.50% on capital costs greater thanits
estimate. This cap would include AFUDC.

Other Aspects

The developers each proposed additional provisions that would offer increased certainty to their revenue
estimates.

Viridon proposed to not recover any additional cost related to a change in a project interconnection point
up to 500 feet from the location identified in the RFP. It would also reduce its weighted average cost of
equity by 0.01% for every month, up to 12 months, its actions result in a delay to the final energization of a
project facility. Viridon estimated AFUDC during construction and committed to not apply for the CWIP
incentive. Its revenue requirement cap amount would be adjusted by month based on the actual in-service
date. Finally, it stipulated that it would defer unrecoverable expenses without a return and request to
recover those expenses in any year in which there was room under its revenue caps. If FERC does not permit
this treatment, it would increase all revenue caps by 0.5% and increase each cap by any unused cap space in
the previous year.

Developer B's offer related to project delay was identical to that of Viridon's. It also stipulated that it would
not increase its revenue caps for any change orders under section 9.2.1B of MISO Selected Developer
Agreement, unless caused by defined excluded causes. Finally, it stipulated it would not seek to recover
more than $1 million related to pre-selection development costs.

Developer C offered to reduce its MISO ROE adder by 0.05% for every month, up to ten months, its actions
result in a delay to the final energization of a project facility. It estimated AFUDC and offered not to request
CWIP recovery. It also offered to cap its recoverable O&M expense for the first ten calendar years at afixed
amount, adjusted for inflation pursuant to the Consumer Price Index. It would defer unrecoverable O&M
and collect it either in years in which there was room under the cap or in project years 11-15, without
interest. Developer C also offered an ROE reduction for the first $35M of capital costs above their capital
cost cap caused by an uncontrollable force or Force Majure event. Finally, it maintained arightto earna
minimum ROE of 8.49%, that could change if MISO’s base ROE rate changes or Developer C’s cost of debt
increases.



Developer D offered to reduce its ROE by 0.025% for every month, up to 12 months, its actions resultin a
delay to the final energization of a project facility. It also estimated AFUDC during construction and
committed to not seek CWIP recovery.

Scenario Analysis

MISO also calculated proposal PVRRs in different scenarios to understand how those scenarios would affect
the PVRRs. Common scenarios include changes in project cost, return on equity, cost of debt, O&M expense,
route lengths, and equity in capital structure. The WISE project had no developer offer hard annual revenue
caps for the projects’ lives.

Viridon's PVRR remained the lowest in all scenarios despite its ROE floor of 8.20%. This was due to its
revenue and WACE caps, and its WACE decrement on excess capital costs, all of which would be effective
for the project life.

Developer B performed well in some scenarios but, due to its tier 2 ATRR cap being set approximately 14%
above its estimates, its cost containment was not as strong as that of Developer A.

Developer C’s ROE cap and its decremented ROE on excess capital costs were not strong enough to change
its competitive positioning.

Developer D had the most effective cost containment relative to its own estimates in high cost increase
scenarios due to the absence of an overriding minimum ROE stipulation. However, its high starting cost
coupled with revenue caps that only reduced additional revenue by 60% limited its competitiveness.



2. Project Implementation

A competitive proposal must explain the experience and expertise of its management and construction
team, its proposed project transmission routes and sites and how it will obtain the land and permits it will
need, how it will build and finance the project facilities, and how it will ensure the safety of its teams. This
evaluation constitutes 30% of MISO's decision in this project.

All development teams demonstrated relevant experience owning, building, or operating transmission
assets. They also all established they will be partnering with other utilities and contractors to strengthen
their plans.

For Project Implementation, MISO categorized Developer D as Best, Developer C as Better, and both
Viridon and Developer B as Good.

2A. Management Ability

Schedule

A competitive developer must submit a project schedule that illustrates eight named activities and the
project’s critical path. For each activity, it must explain why the time it scheduled for that activity was
appropriate and how it has accounted for float. It also must explain the project’s critical path.

Viridon's schedule has float on the critical path and after completion prior to the required in-service date
(ISD). It has demonstrated research to better understand regulatory permitting timelines. It provides
significant and well-researched flexibility through early ISD preparations. It provided a summary schedule
which effectively provides rationale for sequencing decisions and illustrates the critical path.

Developer B’s schedule has no float on the critical path but the most float overall with 17 months between
completion and required ISD. It demonstrated the most research into land acquisition timelines. It provided
minimal supporting information for accelerating the three standalone substations to a June 1,2028 ISD.

Developer C’s schedule lacks details included in other developers’ schedules (e.g., Environmental Impact
Analysis/Agricultural Impact Statement and other intermediate CPCN activities, land acquisition,
stakeholder/landowner engagement, etc.). It demonstrated extensive planning for accelerating ISDs.

Developer D used correspondence with Wisconsin regulatory counsel to inform its planned regulatory
permitting timelines. Its schedule had the clearest breakdown of activities and exhibited a high level of
planning. It provided the most overall flexibility with conservative durations, float along the critical path,
and three months of float after project completion prior to the required ISD. It demonstrated the least
planning to accelerate facilities’ ISDs beyond the early ISDs already proposed.



Management

A competitive developer must describe how it will manage the project team to meet the proposed schedule.
It should describe the qualifications and locations of the management team and the organizational structure
of the project’s contractors and subcontractors. It must discuss how it will mitigate project risks.

Viridon demonstrates certainty in its management plan by having an executed agreement with its general
contractor (GC). Its approach to project risks is optimistic.

Developer B presents some risk to WISE in its approach to bid out GC duties after project award, though it
has standing agreements with potential contractors. It demonstrates clear and logical relationships between
mitigation measures and the impact of risks on the project.

Developer C demonstrates management certainty by having an alliance agreement with its planned
contractor and established offices in Wisconsin. It lacks specificity regarding management responsibilities
and project risk mitigation measures.

Developer D has the most risk-averse management approach with a planned GC that has similar experience
with the developer and the most activities completed to mitigate project risks.

Experience

A competitive developer must identify the general locations, miles and number of transmission facilities its
construction team has built and the developer currently operates and maintains. It must specifically discuss
afew of the most relevant facilities and explain the extent to which the teams that built those facilities will
be the same as its team on this project. Finally, if it lacks experience executing the types of facilities in this
project, it must explain how it will obtain the experience and knowledge to execute this project.

Viridon’s contractor has significant experience on similar projects. Viridon itself has no experience in
Wisconsin and cites the experience of project team members while at previous employers, which provides
less certainty compared to other developers.

Developer B demonstrated relevant experience including its team members’ experience in Wisconsin. It
cited some team members’ experience from previous companies, which provides less certainty compared to
other developers.

Developer C demonstrates the most relevant experience in Wisconsin of all developers and the strongest
sampling of similar projects which were implemented by the same team planned to implement WISE. It
provided examples of completing similar projects on time or under budget, adding certainty to its plan.

Developer D has implemented relevant 345 kV projects on time and under budget, but its team
demonstrated the least experience in Wisconsin of all developers.



2B. Routing and Siting

A competitive developer must explain where and how it will site each transmission line and substation
included in the project. It must discuss the constraints in the project areas, explain how each route and site is
optimal given those constraints, and explain the remaining work the developer will perform to reduce the
risk of the project. Finally, it must explain how it will obtain the necessary permits and acquire the necessary
land to execute the project.

Figure 9illustrates the existing and proposed transmission assets relevant to WISE. WISE will consist of four
new 345 kV substations and four new 345 kV transmission lines. Big Bend-Sugar Creek will be a double
circuit line, and Fort Atkinson-Whitewater will be a single circuit line on double circuit-capable structures,
able to support a future 138 kV line. The Big Bend substation will be a six-position breaker-and-a-half, and
the other new substations will be four-position ring buses. All facilities will interconnect with facilities
owned by ATC.

Figure 9. WISE 345 kV facility map
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Line Routing

Wisconsin Statute 1.12(6) establishes routing and siting guidelines for new electric transmission facilities,
including high-voltage transmission lines. According to these guidelines, referred to as Wisconsin'’s siting
priorities, the following corridors should be utilized in the following order of priority: existing utility
corridors, highway and railroad corridors, recreational trails, and new corridors.

Viridon does not explicitly route in accordance with Wisconsin's siting priorities, which creates some risk,
though some of its routing criteria aligned with Wisconsin’s guidelines. It mitigated routing risks by
demonstrating a thoughtful approach to constraints in the area, putting significant effort into site visits and
agency outreach, and commissioned consultant studies to better understand the project area. However, its
conclusions from mitigation efforts lacked specificity and did not always translate into decisions made in
developing its proposed routes, which are the shortest total of all developers.

Developer B cited some Wisconsin policies as guidance for its routing decisions, though it creates some risk
by not explicitly referencing Wisconsin's siting priorities or how they relate to the proposed routes. lts
routing study had the least specific discussions of why its proposed routes (the longest total of all
developers) were preferable over the alternatives, what conclusions were drawn from site visits, and how it
will mitigate risks related to geotechnical characteristics of the project area. It proposes ariskier river
crossing with more mitigation requirements than other developers. It did conduct significant agency
outreach and provided specific examples of routing influence from that outreach.

Developer C mitigates routing risk by routing in accordance with Wisconsin's siting priorities, referencing
historical geotechnical data from the project area, and demonstrating the most comprehensive
understanding of uniquely local constraints. However, it impacts the most USGS Protected Areas of any
developer (six), proposes riskier water crossings, and plans for some post-award coordination with local
agencies that other developers have already initiated.

Developer D’s routing study focused on Wisconsin's siting priorities and provided a thorough breakdown of
its iterative process to select proposed routes from the most routing alternatives of all developers, resulting
in the most risk-averse routes that impact the fewest USGS Protected Areas (two) and minimized impacts to
routing constraints such as protected species. It did not spend as much time conducting field visits and local
outreach as other developers, but the conclusions it reached from its efforts had specific impacts on its
proposed routes.

Substation Siting

All developers have secured purchase option agreements for all sites (Developer B has County support for
its Big Bend Substation site).

Viridon commissioned substation site assessments and desktop reviews of each substation site including
some alternative sites. Ilts KMZ attachments included potential routes for cut-ins with existing transmission
lines. These studies contain extensive site-specific information such as topographic features, zoning
characteristics, and a full array of environmental constraints. It discusses each site’s visual and audible
impacts with a high level of specificity, describing the natural features of each site that mitigate impacts
such as existing vegetation and neighboring land use.



Developer B demonstrated a high level of site development in its KMZ attachments which included parcel
boundaries, wetlands, access roads, and potential routes for cut-ins with existing transmission lines. Its
responses regarding how its proposed sites were chosen, each site’s visual and audible impacts, and physical
security features were brief and lacking specificity compared to the other developers'.

Developer C provided landowner correspondence logs and site maps for each proposed substation. The
correspondence logs provide certainty in its process of selecting the proposed site from a set of alternatives.
Its KMZ attachments included laydown yard locations and access roads. It discussed completed and planned
visual and audible impacts mitigation measures, such as strategic incorporation of landscaping or fencing.

Developer D provided the most thorough substation site analysis of all developers. The analysis clearly
demonstrates its process of selecting a proposed site from several alternatives and includes exhaustive
discussion of constraints, opportunities, constructability features, and environmental consultations. It
provided the most specificity regarding audible and visual features and planned mitigations for each site,
including obtaining additional purchase option agreements around its Big Bend site to increase its buffer
distance. Its discussion of physical security features is the most exhaustive of all developers and is clearly
influenced by its substation analysis and planned mitigation methods. It demonstrated a high level of site
development in its KMZ attachments which includes parcel boundaries, laydown yard locations, access
roads, and site photos.

Permitting

A competitive proposal must describe how the developer will obtain regulatory permits necessary for the
project. A developer must also discuss recent projects that demonstrate its capabilities to obtain the
necessary permits.

All responses demonstrated significant research and experience which lead to certainty surrounding each
developer’s permitting plan.

Viridon conducted agency outreach to understand the PSCW CPCN process and demonstrated how that
understanding impacted its permitting plan. It provided permitting tables with summaries, notes, status, and
durations, as well as timelines of each permitting category. It highlighted team members’ previous
experience obtaining all permit types while at the developer or other companies.

Developer B conducted agency outreach to understand the PSCW CPCN process and demonstrated how
that understanding impacted its permitting plan. It commissioned consultant permitting matrices which
provide permit type, agency, consultation requirement, timeframe, comments related to WISE including
conclusions from agency consultations, probability of need, and responsible part, adding certainty to its
overall permitting plan. It provided extensive environmental permitting summaries with descriptions of
project-specific features which necessitate each permit.

Developer C provided a table and attachments demonstrating its extensive experience preparing
applications for and receiving CPCN approvals from the PSCW. It provided an environmental permitting
matrix including agency, permit, regulated activity, applicable facilities, application requirements,
anticipated timeframe, and WISE-specific comments, adding certainty to its environmental permitting plan.
It demonstrated a thorough understanding of local and utility-related permits that will be required for the
project.



Developer D consulted with a local law firm to gain understanding of the PSCW process and requirements
for WISE. It prepared an environmental permitting study, describing each required permit, its agency,
timeframe, application process, and notes specific to WISE, adding certainty to its environmental permitting
plan. It demonstrated experience obtaining permits of each category and discussed conclusions obtained
from significant agency outreach.

ROW and Land Acquisition

A competitive proposal must describe a developer’s abilities to acquire right-of-way (ROW) and land for the
project and the processes it will use to negotiate with landowners, prepare and execute contracts, complete
land transactions, and when necessary, use eminent domain to condemn ROW.8

Viridon provided a landowner mailer, construction questionnaire, easement agreement, and its consultant’s
ROW and land acquisition plan, though they are templates or typical documents that will be used rather
than ones developed for WISE. It assumed the most optimistic condemnation rate of all developers, and it
states that condemnation will be treated as a last resort after exhausting all other efforts in accordance with
Wisconsin Statute Ch. 32. It provided an agreement with a land surveying company which included details
about its scope of work related to the WISE project. It listed local organizations it will conduct outreach to
shortly after project award.

Developer B provided its land acquisition materials and procedures which included typical practices along
with some WISE-specific details such as Wisconsin statutes that will apply, permitting needs, and project
land acquisition team members. It assumed a similar condemnation rate as Developers C and D. It plans to
hold public open houses and engage landowners and community leaders after project award. It plans to
contract a team of agents to manage landowner negotiations, though its parcel coverage is lacking
compared to the parcels within its ROW which creates some uncertainty in its plan.

Developer C demonstrated its extensive knowledge of the Wisconsin ROW and land acquisition processes
and requirements by citing examples of acquisitions in Wisconsin for previous projects and providing
several materials outlining typical practices which will be employed for WISE. These materials are primarily
boilerplate or examples from previous projects with a few exceptions such as a map of state trail crossings
and railroad properties in the project area. It assumed the most required parcels and unique owners for its
proposed ROW. Its assumed condemnation is consistent with its historical rate. It will contact local
stakeholders and landowners, including at virtual and in-person open houses, after project award. It clearly
defines the steps it will take to contact and negotiate with landowners.

Developer D prepared the most project-specific ROW and land acquisition materials of any developer
including a land valuation study, a public outreach plan, and ROW acquisition procedures. It also
demonstrated its extensive knowledge of the Wisconsin ROW and land acquisition processes and
requirements by citing examples of acquisitions in Wisconsin for previous projects and providing several
materials outlining typical practices which will be employed for WISE. It assumed a similar condemnation
rate as Developers B and C. It will engage community leaders shortly after project award and will implement
direct contact and public open houses to involve landowners.

8  MISO BPM-27 Section 7.3.5



2D. Construction

A competitive developer must describe its plans for engineering and surveying, material procurement,
construction, and commissioning of the project. It must include a construction plan. Each developer
sufficiently explained how it would construct the WISE facilities.

Engineering and Surveying

A competitive proposal must discuss a developer’s engineering and surveying plans prior to project
construction and the labor it will use.?

These plans typically include field wetland delineation, utility mapping, and geotechnical and light detection
and ranging (LiDAR) surveys on all easements and acquired land. They also should include identification of
allline crossings and coordination with line owners on necessary outages or clearances.

All developers will complete similar engineering and surveying activities if awarded the project including
LiDAR survey and geotechnical investigations with borings. Engineering level definitions (i.e. 30%, 60%,
90%, IFC) are similar across all developers, though Developer C and Developer D provided the most details
about tasks that are completed at each level and what design milestones will be.

Viridon has completed engineering activities and desktop studies including structure configuration design
with spotting, a steel/concrete transmission line structure comparison study, and substation site civil
designs with access roads and earthwork calculations. Its consultants have conducted desktop geotechnical
and environmental studies for its proposed routes and substation sites.

Developer B has conducted soil borings at three of its four proposed substation sites and has conducted a
desktop topographic survey. Its design decisions were supported by two site visits. It plans to further
develop its engineering package after project award by completing additional geotechnical borings, LiDAR
acquisition, and other targeted surveys.

Developer C has completed a preliminary staking report, a high-level bill of materials, and structure load and
design drawings. It has commissioned a consultant FAA study and completed desktop geotechnical
investigations at three of its four proposed substation sites, supplemented by a single soil boring at each, to
add certainty to its plan. Its completed engineering activities have been informed by stakeholder
engagement. Its planned engineering and surveying activities are described by discipline, including
construction support activities.

Developer D has completed several engineering activities including structure loading and framing designs,
substation physical security designs, and structure-specific foundation designs. It also conducted field
studies including substation site wetland delineations, environmental reviews, and aerial reconnaissance. It
provided a thorough breakdown of post-award activities including subsurface investigation which includes
soil borings and cone penetration testing (CPT).
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Material Procurement

A competitive proposal must describe a developer’s plans for purchasing, transporting, storing, and staging
all materials for the project.

All developers have reasonable approaches to procurement management. They all have procurement teams
which have cross-over with their previous experience cited. All developers provided lists of vendors
approved for WISE key materials with at least two vendors per material. All developers acknowledge circuit
breakers as long lead time materials, and they all demonstrate that planning and activities have been
completed to mitigate procurement risk.

Viridon will manage and procure key, long-lead materials using an internal team supported by its
construction partner which will manage the remaining materials. It did not provide approved vendors for
some key materials. It has reached out to vendors to obtain pricing and current lead times. It plans to order
materials as early as possible after award and alter its construction schedule as needed for long lead times. It
provided the most letters of support (tied with Developer C) across the widest group of vendors and
suppliers for WISE, adding certainty to its procurement plans.

Developer B, like Viridon, will manage and procure key, long-lead materials using an internal team
supported by its construction partner which will manage the remaining materials. It does not provide
specificity about its process for vendor approval. It will reserve breaker manufacturing slots in mid-2026,
has production capacity reserved for other long-lead items such as transmission structures, and has access
to spare materials through its construction partner. It provided the fewest vendor and supplier letters of
support of all developers.

Developer C lacks a single point of responsibility at the management level like all other developers have and
has three integrated teams sharing procurement responsibilities with some crossover. Its vendor approval
process is the most rigorous of the developers. It has reserved vendor slots, has multiple approved vendor
options as needed, and has access to in-house spare materials. It provided the most letters of support (tied
with Viridon) across the widest group of vendors and suppliers for WISE, adding certainty to its
procurement plans.

Developer D has internal procurement leadership with contractor management of major materials. It
provides a thorough explanation of its vendor approval process, and it will perform manufacturing site
inspections. It has reached out to vendors to obtain pricing and current lead times, will order materials as
early as possible after award, and has provided float in the schedule for key materials (including six months
for breakers).

Construction

A competitive proposal must describe a developer’s construction abilities and plan for the project. The
developer must discuss approved contractor lists in the relevant state, if they exist, requirements and
standards for contractors, the anticipated staff and contractors it will use for the project, their base of
operations during construction, their experience and expertise, and the safety programs to be used.°
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All developers provided descriptions of internal management oversight with the same or similar personnel
mentioned previously in their proposals. All developers provided QA/QC form templates or examples from
previous projects.

Viridon and its GC plan to utilize two substation construction crews and two transmission line construction
crews to build the project’s multiple facilities with some schedule overlap. It specified planned matting
quantities and crew sizes.

Developer B’s construction approach is more aggressive than the other developers’ with short durations
and concurrent construction of multiple facilities. It specified project-specific planning including matting
quantities, crew sizes, guard structure locations, and substation construction methods. It describes methods
it will implement to provide environmental protection such as temporary bridges.

Developer Cindicated the most relevant experience overall. It plans to utilize a single core project team,
rolling between facilities and gaining efficiency through experience. It includes the most details about its site
preparation considerations including clearing, surveying, staking, access road development, stormwater
pollution prevention plan (SWPPP), grading, matting, and material staging. It describes its step-by-step
process for foundation construction. It highlights unique remediation techniques and invasive species
management.

Developer D’s construction approach is straightforward and certain. Its construction contractor, which
worked on all its previous experience cited in the proposal, will be responsible for construction and QA/QC.
It proposes a single crew rolling between facilities and will bring in additional crews as necessary. It specified
planned matting quantities and crew sizes. lts construction execution plan, developed by its planned GC, is
full of project-specific information regarding project quantities, crew and equipment makeup, construction
methods, conductor pull plan, milestones, etc. It accounted for local constraints such as the Wisconsin frost
laws and incorporated related hauling restrictions into its plan. It is the only developer which names a
specialized subcontractor to perform remediation.

Commissioning

A developer must describe how it will commission and energize a competitive facility.!! It must identify and
explain the qualifications of the internal personnel or contractors that will perform the work. It must discuss
equipment testing, coordination with ITOs, and final inspection procedures.

All developers adequately described their commissioning processes, identified personnel who will perform
the work, and discussed procedures which will require coordination with interconnecting TOs.

2E. Financing

A developer must demonstrate it can finance construction of the project. This section does not anonymize
the developers because all content is either publicly available or permitted to be included in this report.
Additionally, in this section, the developers are organized alphabetically which does not correspond to their
randomly assigned letters (i.e., Developer A, B, C, D) used elsewhere in this report.
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Each of the four development teams that submitted proposals for WISE demonstrated through financial
statements, credit ratings, current liquidity, financial guarantees, unfunded capital commitments, and
previous projects that they can finance WISE.

American Transmission Company is a transmission company owned by utilities, municipalities, municipal
electric companies and electric cooperatives from Wisconsin, Michigan and Minnesota. Dairyland Power
Cooperative is a generation and transmission cooperative that provides wholesale electricity to member
cooperatives and municipal utilities in Wisconsin, Minnesota, lowa, and lllinois. WPPI Energy supplies
wholesale power and energy services to 51 electric utilities in Wisconsin, Michigan, and lowa. ATC,
Dairyland, and WPPI will own 50%, 25%, and 25% of WISE, respectively. ATC is rated A+ and WPPI is rated
A by S&P. Dairyland is rated A3 by Moody'’s.

Longview Infrastructure Midwest, LLC is indirectly owned by Stonepeak Partners, LP., a privately-owned
company. Longview will finance WISE with capital commitments from one of Stonepeak’s global energy
investment funds. Great River Energy is a wholesale electric cooperative that serves 26 member
distribution cooperatives in Minnesota and Wisconsin. Great River Energy is rated A- by S&P. Great River
Energy will own at least 1% of WISE and may purchase up to 49% of the project.

LS Power Grid Wisconsin, Inc. is indirectly owned by LS Power Associates, LP., a privately-owned company
that owns and operates transmission assets in Indiana, California, Texas, and other states. LSPA does not
hold a public credit rating, but it provided a private credit rating in its proposal.

Viridon Midcontinent LLC is indirectly owned by Blackstone, Inc., a privately-owned company. Viridon is
directly owned by Blackstone Energy Transition Partners IV LP (BETP V), one of Blackstone's private equity
funds. Blackstone is rated A+ by S&P and BETP |V is rated AA+ from Fitch.

2F. Safety

A competitive proposal must describe the general and specific aspects of the project safety plan and include
the safety record reports of the entities that will be constructing the project.1?

All developers submitted the table of contents of their site-specific safety plans and at least five years of
safety data of their planned construction contractors. MISO determined all proposals contained satisfactory
safety information.
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3. Operations and Maintenance

MISO must evaluate each developer’s plan for normal operations, non-normal operations, maintenance,
financial strategy, and safety after the competitive project is in-service. This evaluation constitutes 30% of
MISO’s decision in this project.

All developers demonstrated they would be able to successfully operate and maintain this project.

For Operations and Maintenance, MISO categorized Developer C as Best, Developer B as Better, and
Viridon and Developer D equally as Good.

3A. Normal Operations

A developer must explain how it will incorporate the competitive facilities into a Local Balancing Authority,
monitor and control real-time operations, execute switching activities on project transmission lines or
substations, and coordinate planned outages.

Local Balancing Authority Area

A competitive developer must describe how it will incorporate the project facilities into a MISO Local
Balancing Authority Area (LBAA). '3 Unless there were existing arrangements among the developers or their
affiliates and the Balancing Authority, any new LBAA agreements must be negotiated after this report is
issued. All developers adequately explained how they would incorporate WISE into an LBAA. The
developers provided detailed plans including the roles and responsibilities of the functions.

Viridon will use an O&M provider whose control center currently operates as a LBA in MISO. Viridon
provided its plans to become signatory to MISO’s Amended Balancing Authority Agreement and have its
designated control center provide the operational LBA functions.

Developer B already operates as a MISO LBA and would include these new facilities in their existing
processes.

Developer C plans that existing MISO LBAs would provide LBA services for the new facilities.

Developer D provided two LBA options, the first option being to develop agreements with existing MISO
LBAs with the second option of becoming signatory to MISO’s Amended Balancing Authority Agreement
and having their designated control center provide the operational LBA functions.

Real-Time Operations Monitoring and Control

A competitive proposal must describe how the project facilities will be monitored and controlled in real
time. It must identify the location and ownership of the control center that will be used as well as the staffing
levels and training programs of the center. It must also state the control center complies with all applicable
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NERC standards, describe how the center will communicate with MISO, other entities, and project facilities,
describe the Supervisory Control and Data Acquisition (SCADA) system that will be used, and describe how
the developer will fulfill all the requirements of the NERC Transmission Operator (TOP) for WISE.

All developers adequately explained the control centers they would use to monitor the project and the
resources they have in those control centers. Although the control centers were in different locations and
some currently monitor more line miles and substations than others, all developers established they could
adequately monitor and control the WISE facilities. The developers all plan to use existing control centers
that already have a functioning SCADA system and are staffed with NERC certified transmission system
operators.

Viridon’s designated control center currently has NERC certified operators that perform TOP functional
duties. The primary control center and backup control center are located approximately 30 minutes apart.
MISO reviewed a subset of the developer’s control center procedures and observed that Viridon’s operating
procedures submitted with its proposal were not as mature as those of Developer B and Developer C.
Viridon performs real-time assessments for a limited number of facilities. Viridon described their operator
training program and there was no mention of an in-house operator training simulator being used in the
training program.

Developer B’s designated control center currently has NERC certified operators that perform TOP
functional duties. The primary control center and backup control center are located approximately 60
minutes apart. MISO reviewed a subset of the developer’s control center procedures and observed that
Developer B had mature operating procedures. Developer B performs real-time assessments for the second
most facilities of all the developers. Developer B described their operator training program and they utilize
an in-house operator training simulator in their training program.

Developer C’s designated control center currently has NERC certified operators that perform TOP
functional duties. The primary control center and backup control center are located approximately 60
minutes apart. MISO reviewed a subset of the developer’s control center procedures and observed that
Developer C had mature operating procedures. Developer C performs real-time assessments for the most
facilities of all the developers. Developer C described their operator training program and they utilize an in-
house operator training simulator in their training program.

Developer D’s designated control center currently has NERC certified operators that perform the TOP
functional duties. The primary control center and backup control center are located approximately 30
minutes apart. MISO reviewed a subset of the developer’s control center procedures and observed that
Developer D’s operating procedures were not as mature as those of Developer B and Developer C.
Developer D did not submit any procedures indicating that they perform real-time assessments. Developer
D described their operator training program and they utilize an in-house operator training simulator in their
training program.

Switching and Planned Outage Coordination

A competitive proposal, if the underlying project will require the developer to install either a transmission
line switch or a substation on a project facility, must describe the switching activities as well as the labor and
resources that will be necessary. A proposal must also identify and describe the labor, expertise, tools, and
base of operations for coordinating planned outages for the competitive facilities.



All developers established they can reliably perform switching and coordinate planned outages. Developers
provided samples of their switching procedures along with their lockout tagout procedures. All developers
will have field switching personnel located within 30-90 minutes of the project facilities.

All developers have personnel that perform the outage coordination function. Developer B's and Developer
C’s outage coordination staff execute significantly more planned outages than those of Viridon and
Developer D.

3B. Non-Normal Operations

A competitive proposal must explain how the developer will respond to forced outages, repair equipment
during emergencies, and rebuild project facilities destroyed in a catastrophe.

Forced Outage Response

A proposal must describe how a developer will respond to a forced outage of each project facility. If the
project includes a substation, a developer must discuss how long it will be able to monitor and control each
substation if that substation loses its off-site AC station power source, and it must explain its plans to
control the substation using only DC battery power.1?

All developers provided response times for their first responders to arrive at the project facilities. The
developers indicated that first responders will typically perform initial substation assessments, line patrols,
isolation switching, initial troubleshooting, and minor repairs of substation equipment.

Viridon plans to establish a local field office in the vicinity of the project facilities and will staff this office
with four field employees. Its first responders can arrive within one hour and their emergency repair crews
can arrive within five hours.

Developer B plans to establish a local field office in the vicinity of the project facilities and will staff with two
field employees. Its first responders can arrive in one and a half hours, and their emergency repair crews can
arrive within four hours.

Developer C has arrangements with local crews to provide the initial forced outage response. Its first
responders and emergency repair crews are located under one hour away from the project facilities.
Specialized repair crews are also located within one hour of the project facilities.

Developer D plans to establish a local field office in the vicinity of the project facilities and will staff this
office with four field employees. Its first responders can arrive in one hour and their emergency repair crews
are located within two and a half hours of the project facilities.

Upon loss of AC power to a substation, Developer C has the longest substation battery run time. Developer
D plans to maintain a trailer-mounted mobile backup generator at its local field office to provide an option
to restore power if a substation loses all sources of AC power. Developer B and Developer D provided
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connection points to facilitate the installation of a mobile generator to provide station power upon loss of all
sources of AC power.

Emergency Repair and Testing

A proposal must describe how a developer will address emergency repairs and testing on each project
facility during a forced outage. It must explain from where and how soon personnel and equipment will
respond, establish that the developer will have adequate equipment to repair the facility, and describe how
it will minimize the duration of forced outages. All the developers provided the locations of their emergency
repair crews for the project facilities.

Viridon’s O&M team's emergency outage response will be coordinated through integrated efforts between
an internal oversight committee, field operations, and control center support staff. Viridon's emergency
repair crews are located approximately five hours away.

Developer B’s response to an emergency outage of project facilities will proceed in accordance with its
transmission system restoration plans. Developer B's emergency repair crews are located approximately
four hours away.

Developer C's O&M team is responsible for coordinating the response to an emergency outage using their
control center operations group which operates two fully staffed, 24/7 control centers. Their field
maintenance and response teams include dedicated staff as well. Developer C's emergency repair crews are
located approximately one hour away.

Developer D will coordinate all forced outage response activities through a combination of local field staff
and centralized operations personnel at its control center. Developer D’s emergency repair crews are
located approximately two and a half hours away.

Major Replacement and Rebuilding

A competitive proposal must describe how the developer will complete any major asset replacement or
rebuild because of catastrophic destruction or normal degradation.

All developers explained how they would rebuild a line segment of the WISE project should five miles of the
line become damaged in a catastrophe. They adequately explained under what circumstances they would
rebuild the WISE project’s line segment to get the line in-service more quickly and they demonstrated it has
the procedures, personnel, and materials in place to accomplish this.

Viridon's response to loss of five miles of transmission line includes an initial assessment followed by a
determination if a temporary rebuild should be prioritized over a permanent rebuild. Viridon indicated that
atemporary rebuild would take 2-3 weeks. A permanent rebuild is expected to take 5-7 weeks of
construction time and would take longer if materials were not available. The fabrication of all new steel
poles would add 13-15 weeks to the duration.

Developer B's initial response to loss of five miles of transmission line includes appointing a system
restoration coordinator to manage the event, deciding on performing a temporary rebuild or permanent
rebuild, and preparing drawings to be used by construction crews. Developer B indicated that they would
elect atemporary rebuild if spare material was not available. A temporary rebuild is expected to take 3-5



weeks as they expect to temporarily rebuild at a rate of 1-2 miles per week. A permanent rebuild is expected
to take 5-10 weeks.

Developer C's response to loss of five miles of transmission includes evaluating the need for a temporary
rebuild based upon several factors. Developer C anticipates a temporary rebuild taking 4 weeks with
structures being spotted to avoid interference with the future permanent rebuild. A permanent rebuild
timeframe would depend on the lead time of steel structures with material lead times ranging from 2 weeks
for emergency orders to 28 weeks for standard orders. Once permanent material is staged, it indicates that
the permanent rebuild would take two weeks to complete.

Developer D indicates that they do not anticipate the need for a temporary rebuild, even under extreme
damage scenarios. Developer D has spare material for the project along with access to affiliate material to
accommodate the permanent rebuilding. Developer D described the timeframe for a permanent rebuild and
expects the rebuild to take 5-15 weeks assuming a rebuild rate of 1-3 miles per week.

All developers described their response plans that address the failure of a major substation asset.

Viridon provided a contingency plan that addressed the response to specific transformer failures. Developer
B provided a transmission system restoration plan that detailed roles, responsibilities, and restoration
response to be used when responding to major incidents. Developer C provided their field response plan
that contains their approach to managing major failures. Developer C also provided specific examples where
they responded to emergency scenarios involving substation equipment. Developer D provided an
Emergency Operating Procedure that outlines the oversight, coordination, and response plan to be used
when responding to system damage.

3C. Maintenance

The proposal must explain how a developer will maintain the project facilities. This includes preventative
and predictive maintenance, testing, and material storage and logistics.

Maintenance and Testing

A competitive developer must describe how it will maintain and test project assets to minimize costs while
the asset is in-service. The developer must discuss when, how, and how often it will execute preventative
maintenance (such as tree-trimming) versus predictive maintenance (such as equipment testing) and what
data will be recorded or used to make maintenance decisions.¢

It must also describe how it will ensure replacement material for project facilities is timely available if
necessary. It must explain what spare parts are necessary, how many it will store ininventory or have
available from vendors, the agreements it has with those vendors, where all spare parts will be located, and
how quickly the spare parts will be available if needed.

MISO reviewed representative maintenance documents submitted by the developers. All developers
provided high-level program documents that outlined maintenance strategies, inspection frequencies, and
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documentation requirements. Developer B, Developer C, and Developer D also provided procedures used
by maintenance crews in the field. All developers adequately explained their maintenance strategies.

All the developers will inspect the project transmission lines at least yearly and will inspect the project
substations at least monthly. All the developers adequately explained the resources that will performthe
preventative maintenance on the project transmission lines and project substations. Developer C provided
copies of the existing contracts for all contractors used in their preventative maintenance program.

Spare Project Material

A competitive developer must describe how it will ensure replacement equipment for project assets is
timely available if necessary. It must explain what spare parts are necessary, how many it will store in
inventory or have available from vendors, the agreements it has with those vendors, where all spare parts
will be located, and how quickly the spare parts will be available if needed.

All the developers explained their spare equipment strategy.

Viridon provided alist of spare equipment it plans to procure for the project. Viridon will establish a
warehouse/storage facility in the project area for spare transmission line and substation equipment.
Viridon's O&M team is party to several mutual assistance groups.

Developer B provided a list of spare equipment it plans to procure for the project. It will establish a laydown
yard near its planned local field office for spare transmission line parts. Spare substation parts will be stored
near one of the project substations. It is a member of a mutual assistance group.

Developer C provided a list of spare transmission line equipment and substation equipment available in
multiple storage areas in the project area. It is a member of several mutual assistance groups and it
maintains a fully functional, modular control house designed to be rapidly deployed.

Developer D provided alist of spare equipment that it plans to store at a warehouse and material yard
located near one of the project substations. Developer D is not a member of a mutual assistance group but
has access to affiliate-owned spare equipment. Developer D also has access to affiliate-owned emergency
restoration structures that can be used as temporary transmission line structures.

3D. Financial Strategy for Maintenance

A developer must describe how it will finance activities due to normal wear and tear of project assets or
catastrophic destruction. All developers established their ability to either hold or raise capital to address
project maintenance.

3E. Safety

A developer must describe the general and specific aspects of the project safety plan and include the
OSHA/DART reports of the entities that will be maintaining the WISE facilities.!” It must attach both a table
of contents for detailed safety plans and programs and its safety record report.
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All developers identified the teams that will oversee and implement safe practices during project
maintenance. They adequately explained the teams’ experience and qualifications, the safety-related
information a contractor must provide to work on project maintenance, and the safety statistics of its
proposed maintenance teams.

4. Planning Participation

MISO must base 5% of its evaluation of a competitive proposal on the planning participation of the entities
related to that proposal. If it determines any RFP Respondent, Proposal Participant, or any affiliate of either
meets the requirements to earn planning participation for the competitive project, MISO must award that
proposal the full 5%.

Qualifying participation activities include submitting the results of planning studies or a planning solution to
MISO related to the transmission issues addressed by a competitive project. MISO posts a list on its website
that identifies each entity that meets the requirement for planning participation related to the competitive
projects within each MISO Transmission Expansion Plan.

All developers received planning participation credit for this project.
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Appendix A. Glossary

Any capitalized terms used in this report for which definitions are not provided in this glossary are as
defined in the MISO Tariff or the applicable MISO business practices manuals.

For some terms defined in the MISO Tariff, definitions provided in this glossary have been adapted to make
them easier to understand when separated from the Tariff, but the formal Tariff definitions are controlling
for all purposes.

For readability, many of the terms defined below are not capitalized when used in the body of this report.

Allowance for Funds Used During Construction (AFUDC)

Allowance for funds used during construction refers to a request by the owner of a transmission facility to
capitalize financing costs incurred before the owner places the facility into service. An owner will then
request to earn a return on the net amount as it is depreciated along with the facility.

Annual Transmission Revenue Requirement (ATRR)

The annual revenue a transmission owner may recover from transmission customers through MISO’s
Attachment O, GG, and MM for providing transmission service.

Business Practices Manual (BPM)

Document that contains instructions, rules, policies, procedures, and guidelines established by MISO for the
operation, planning, accounting, and settlement requirements of the MISO region.

For purposes of the RFP, BPM-027 provides further background information, business rules, processes, and
guidelines for the Competitive Transmission Process (including the roles and responsibilities of MISO,
Transmission Owners, Members, and any other non-MISO Members and other interested parties).

CPCN

Certificate of Public Convenience and Necessity

CEll
Critical Energy Infrastructure Information, as described in 18 C.F.R. § 388.113(c)(1).

Co-location

Occurs when a transmission line shares the same structures and right-of-way as another transmission line
or shares a common right-of-way of another transmission line.

Competitive Developer Selection Process

The process utilized to solicit Proposals, evaluate Proposals, and designate a Selected Proposal and Selected
Developer in accordance with the MISO Tariff.



Competitive Transmission Executive Committee (CTEC)

A team of three or more MISO executives, including at least one officer, charged with overseeing MISO staff
and consultants involved in implementing the MISO Competitive Transmission Process.

Competitive Transmission Process

The process used to certify Qualified Transmission Developers, identify Competitive Transmission Projects,
solicit proposals, evaluate proposals, and designate a Selected Developer and Selected Proposal.

CWIP (Construction Work-in-Progress)

In the context of transmission rate regulation, it refers to a request by the owner of a transmission facility to
be allowed to include costs of facility construction in rate base before the corresponding transmission
facility has been placed in service. Under FERC rules, CWIP funding is limited to amounts that would
otherwise qualify for AFUDC.

DART

Days Away, Restricted, or Transferred is an OSHA safety metric.

EHV
Extra-High Voltage

Evaluation Criteria

The four FERC-approved criteria the Tariff requires MISO to use for the competitive developer selection
process: (1) cost and design, (2) project implementation, (3) operations and maintenance, and (4) planning
participation.

Evaluation Principles

The four evaluation principles specified in Section 8.1 of BPM-027, which MISO uses to guide and influence
the collective application of the MISO evaluation criteria. The evaluation principles are certainty, risk
mitigation, cost, and specificity.

Evaluation Team

Designated members of MISO management and staff responsible, together with independent consultants
retained by MISO to assist management and staff, responsible for administration of MISO’s competitive
developer selection process, subject to oversight by the Competitive Transmission Executive Committee.

FERC

Federal Energy Regulatory Commission.



KMZ

KMZ is a file extension for a file type used by Google Earth. KMZ stands for “Keyhole Markup language
Zipped,” which is a compressed version of a KML (Keyhole Markup Language) file. KML is notation related
to geographic display and visualization within Internet-based, two-dimensional maps and three-dimensional
Earth browsers.

LiDAR

LiDAR (Light Detection And Ranging) is a surveying method that measures distance to a target by
illuminating the target with pulsed laser light and measuring the reflected pulses with a sensor.

Local Balancing Authority

An operational entity or a “Joint Registration Organization” (as defined by NERC) that is: (a) responsible to
NERC for compliance with the subset of NERC Balancing Authority Reliability Standards defined in the
Balancing Authority Agreement for its local area within the MISO Balancing Authority Area, (b) a Party
(other than MISQ) to the MISO Balancing Authority Agreement, and (c) shown in Appendix A to the
Balancing Authority Agreement.

Long Range Transmission Planning (LRTP)

A key initiative of the Reliability Imperative. The focus of LRTP is to improve the ability to reliably move
electricity across the MISO region from where it is generated to where it is needed, at the lowest possible
cost.

MISO

Midcontinent Independent System Operator, Inc.

MISO Tariff

MISO’s Open Access Transmission, Energy and Operating Reserve Markets Tariff (including all its schedules
and attachments), as amended from time to time.

MTEP (MISO Transmission Expansion Plan)

Along-range plan used to identify expansions or enhancements to the MISO transmission system to (a)
support efficiency in bulk power markets, (b) facilitate compliance with documented federal and state
energy laws, regulatory mandates, and regulatory obligations, and (c) maintain reliability.

The MTEP is developed biennially or more frequently, and subject to review and approval by MISO’s Board
of Directors.

MTEP24

MISO’s 2024 Transmission Expansion Plan, the transmission plan in which the project was approved.



NESC

National Electrical Safety Code, which sets the ground rules and guidelines for practical safeguarding of
utility workers and the public during the installation, operation, and maintenance of electric supply and
communication lines and associated equipment.

Nominal Dollars

Nominal dollars reflect the costs to construct / operate the project at the time the cost is incurred. For
example, if an RFP Respondent expects an item will cost $1,000 in 2028, then the cost estimate in nominal
dollars in 2028 will be $1,000.

NRCS

The Natural Resources Conservation Service.

OSHA
The U.S. Occupational Safety and Health Administration.

Parallel Transmission line

Atransmission line that is constructed on its own right-of-way but is adjacent to another transmissionline.

Present Value of Revenue Requirements (PVRR)

The present value in 2024, using a discount rate of 7.1%, of the Annual Transmission Revenue Requirements
estimated by a Developer And included in a competitive project’s Project Cost Workbook.

Project Cost Workbook (PCW)

An Excel spreadsheet template, included as part of the RFP materials, for each RFP Respondent to use in
submitting financial information for its proposal.

Proposal Participant

For purposes of this project, a Proposal Participant is an entity that is involved in a proposal and is not the
RFP Respondent but will co-own the project and rely on the RFP Respondent to be responsible for
constructing and implementing the project. A proposal may designate a Proposal Participant as responsible
for one or more aspects of operations, maintenance, repair, or restoration, on terms comparable to those
that would apply if the RFP Respondent intended to rely on a third-party contractor. Every proposal must
specify whether the RFP Respondent plans to convey any interests in the project to one or more Proposal
Participants.

Proposal Submission Deadline

The date and time by which proposals responding to an RFP must be delivered to MISO.



Qualified Transmission Developer

A MISO Transmission Owner, independent transmission company, or non-owner Member of MISO that
submits a Transmission Developer Application and is subsequently determined by MISO to meet the
minimum requirements for a Qualified Transmission Developer outlined in Attachment FF of the Tariff.

RFP

A request for proposals issued by MISO, which constitutes an invitation (including associated requirements)
for Qualified Transmission Developers to submit proposals to construct, implement, own, operate, maintain,
repair, and restore a Competitive Transmission Project.

RFP Respondent

A Qualified Transmission Developer involved in a competitive proposal submitted to MISO.

SCADA
Supervisory Control And Data Acquisition.

Selected Developer

The RFP Respondent designated by the Executive Committee as having submitted the Selected Proposal,
and therefore selected to implement the project according to the Selected Developer Agreement.

Selected Developer Agreement

The agreement, as set forth in Appendix 1 to Attachment FF of the Tariff, to be executed between the
Selected Developer and MISO. This agreement establishes the terms and conditions under which the
Selected Developer will construct and implement the project as specified in its Selected Proposal.

Selected Proposal

The proposal selected by the Executive Committee (in accordance with the Competitive Developer
Selection Process) as the highest-scoring proposal submitted in response to the RFP.

Switching Order

A switching order is a written set of instructions, using three-way communications during implementation,
to ensure that an electrical facility is de-energized and put into an electrically safe condition before
maintenance is performed. It would typically include (1) switching activities step by step, (2) estimated
times, (3) responsibility assignments, {4) applicable safety measures, and (5) necessary personal protective
equipment for each step.



Appendix B. Design-Related Terminology

ACSR

Aluminum conductor, steel reinforced. With ACSR conductor, both the primary conducting material
(aluminum) and steel strands contribute to overall conductor strength. Because the aluminum is important
as a supporting material, system operators must be careful not to allow the conductor to become so hot that
the aluminum starts to soften (referred to as annealing). Extended operation at higher temperatures could
cause ACSR to start losing its strength, increasing risk of low clearance or conductor failure.

ACSS

Aluminum conductor, steel supported. ACSS conductors use fully annealed aluminum supported on high-
strength steel. Because the steel is the primary source of conductor strength, ACSS conductor usually can
be operated at higher temperatures than ACSR.

BAAH

A breaker-and-a-half arrangement consists of two main buses, both of which are normally energized.
Associated facilities interconnect with the main buses in sets of two positions, and these pairs of positions
each have three associated breakers - a center circuit breaker common to the two positions. Each position
is therefore associated with one-and-a-half breakers.

Bus

An electrical bus in a substation is a conductor or group of conductors that serves as a collection and
transfer point for energy flowing into and out of substation feeders. A bus has an associated arrangement of
circuit breakers that allow the bus to be disconnected from individual or sets of positions, so that, withall
breakers open, the bus is electrically isolated from remaining power system elements. The number and
positions of the circuit breakers vary with different substation designs, as further described in the glossary
under the definitions for “DBDB,” “BAAH,"” and “ring bus.”

Dead-end structures (also failure containment, containment, or storm structures)

Dead-end or failure containment transmission structures are designed to withstand more mechanical stress
than standard “tangent” or “running angle” structures (explained below). They are used at heavy-angle turns
along transmission routes (where the forces created by the high degree of the angle in conjunction with the
conductor weight and tension make it harder for support structures to remain upright). They are also placed
at specified intervals along a transmission line so that, if something seriously damages or destroys some of
the supporting structures, the structure failure will not cascade through many miles of transmission line.
Instead, the dead-end structures on either side of the damaged area will arrest the structure failures.



Direct embedded

Transmission structures that are direct embedded are generally anchored by extending the structure shaft
below grade, relying on the surrounding earth and backfill material for support. To place direct-embedded
structures, construction workers excavate a hole of sufficient depth, place the structure in it, and then refill
the space around the structure. The fill material may be gravel, engineered material or replacement of the
excavated backfill. A bearing plate may be engineered into the design of the foundation as needed.

Drilled pier

A concrete pier foundation with steel reinforcement and anchor bolts. Depending on soil conditions
installation may be with or without casing. Either permanent or temporary casing may be used. Installation
may require specialized techniques and drilling fluids.

Galloping

Galloping is a term for how overhead power lines will oscillate (generally, but not exclusively, in a vertical
direction) in a low-frequency, high-amplitude motion due to wind and the formation of a thin layer of ice on
the wire. Sustained or severe galloping can damage or cause failure of transmission line components and
supporting structures.

Galvanized steel structure

Transmission structure made of steel coated in zinc to prevent corrosion. This gives it a shiny appearance.

Guying (or guyed)

Practice of attaching tensioned cables (typically steel) to transmission structures to increase their stability.

Kemil

Abbreviation for thousands of circular mils, a measurement of wire gauge (a mil is 1/1000 inch).

MA2
Core standard-strength steel strands available in ACSS.

MA3
Core high-strength steel strands available in ACSS.

Monopole

Asingle primary structure (typically wood or steel) that supports an overhead transmission line—as
distinguished, for example, from H-frame, three-pole, or lattice tower structures. Tangent monopole
structures typically have davit arms or braced post to position conductor assemblies a minimum distance
away from the structure.



Optical ground wire (OPGW)

A wire composed of optical fiber surrounded by conductive material (steel and aluminum) used in
conjunction with overhead transmission lines to combine the functions of grounding (see the explanation of
shield angle below) and communications.

Ring bus

Inaring bus arrangement, the positions associated with the bus form a closed loop or “ring,” with each
position separated by a circuit breaker. The numbers of circuit breakers and positions are equal.

Running angle structure

Structures used for portions of a transmission line route that have light- or medium-angle turns. Typically,
the suspension assemblies for attaching the conductor to the structures will permit the insulators to swing
away from the support structure.

Shield (or shielding) angle

Position of optical ground wire secured on a transmission structure in relation to the position of the
conductor below for which it provides shielding.

Because the optical ground wire is positioned above the conductor, it will attract lightning strikes that might
otherwise strike the conductor, and safely conduct the resulting electrical charge along grounding material
on the structure to grounding rods or other devices below.

Specifically, shield angle describes the angle between (a) an imaginary vertical line drawn from the
attachment point of the optical ground wire and (b) an imaginary line drawn between the attachment point
for the optical ground wire and the attachment point (on the same structure) for the shielded conductor. A
smaller shield angle more effectively protects the conductor beneath.

Tangent structure

Structures used for portions of a transmission line route that are mostly straight or have very minor turns.

TW (Trapezoidal Wire)

Trapezoidal Shaped Aluminum Strands in conductor construction.

Weathering steel

Weathering steel forms an adherent protective rust that limits further oxidation of the metal. Hot-dipped
galvanized steel is produced by dipping bare steel in a bath of molten zinc metal. The resulting metallurgical
reaction between iron and zinc provides both a barrier and cathodic protection that protects steel from
corrosion.
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MEMORANDUM
TO: Village of Big Bend Plan Commission and Village Board
FROM: Ben Greenberg, AICP - Village Planner
DATE: January 22, 2026
MEETING: January 29, 2026, Joint Plan Commission and Village Board meeting
REQUEST: Amendment to the Village of Big Bend Future Land Use Map
EXISTING Commercial (~90 acres), Government and Institutional (~20 acres} and
DESIGNATIONS: Low-Medium Density Residential (~40 acres)
PROPOSED Commercial (~130 acres); Government and Institutional (~20 acres)
DESIGNATIONS:
PROPERTY LOCATION: W235 S6465 Big Bend Dr. (Hwy 164}; Tax Parcel BBV 2022999002; Located at
the southeast corner of State Hwy 164 and Town Line Rd.
LOT SIZE: 150.49 acres
ATTACHMENT: Exhibit A — Proposed Land Use Change Map;

Overview and Analysis

The applicant has requested an amendment to the Village Comprehensive Plan Future Land Use Map
to redesignate approximately 40 acres of the subject property from Low-Medium Density Residential to
Commercial. This amendment is intended to align the land use plan with the proposed zoning map
amendment and Planned Unit Development (PUD) Overlay District request submitted to facilitate the
proposed Breck Athletic Complex.

Based on available records, it appears that Waukesha County and the Town of Vernon may have
amended the future land use designation for the broader property area in approximately 2001, in
connection with a prior proposal involving the WCTC trucking school, to designate the property for
commercial use. When the property was annexed into the Village in 2009, that prior amendment may
not have been fully reflected on the Village's adopted Future Land Use Map within the Village's
adopted Comprehensive Plan documents. Due to the incomplete and unclear historical record, the
current amendment request is intended, in part, to clarify and formally establish the appropriate land
use designation under the Village's planning documents.

In considering the amendment, the Plan Commission and Village Board may wish to evaluate whether
redesignating the eastern portion of the parcel to Commercial would promote consistency with the
remainder of the property, which is already designated and zoned for commercial use, and whether it
would support coordinated long-term planning for access, infrastructure, stormwater management,
and site design along the Highway 164 corridor. The amendment may also be viewed as facilitating
economic development and coordinated cormidor planning.

At the same time, the decision-making bodies may wish to consider whether the change reduces
opportunities for future residential development in this area and whether the proximity of existing
residential neighborhoods west of Big Bend Drive warrants additional caution, buffering, or long-term
compatibility measures as development proceeds.



The requested Comprehensive Plan amendment is proposed concurrently with, and is intended to be
considered in conjunction with, the zoning map amendment and the PUD Overlay District request. Final
action on the land use plan amendment rests with the Village Board following Plan Commission review
and recommendation.

Surrounding Land Uses and Zoning

The Sunset Farms Addn. No. 1 (single family} subdivision is adjacent fo the south. There are
approximately ten single family residences to the east in the Village of Vernon. To the north is a fifty (50)
acre farm and a few single family lots in the Village of Waukesha, fronting Townline Rd. Lands to the
northwest are zoned commercial and developed with a self-storage facility. Lands across Hwy 164, to
the west, are in active agricultural use, but are zoned B-4 (Commercial) and planned for commercial
use within the Village of Big Bend.

Procedure and Review Process

The Plan Commission serves in an advisory capacity for plan amendments. Its action is limited to making
arecommendation, including any conditions, to the Village Board based on the record and applicable
standards. The Village Board is the final decision-making body and has sole authority to approve,
approve with conditions, or deny the requested action.

Possible Condition of Approval for Consideration

In the event of approval, the following condition is provided for consideration to allow the Plan
Commiission and Village Board to expressly link the land use map amendment to the subsequent zoning
amendments and the specific development proposal described in the submitted General
Development Plan.

1. Approval of the Comprehensive Plan Future Land Use Map amendment redesignating the
subject property to the Commercial category shall be contingent upon and effective only
upon final approval and adoption of both {1} the zoning map amendment rezoning the
property from the R-2 Residential District to the B-4 Highway Business District and (2) the
Planned Unit Development (PUD) Overlay District for the subject property. If either approval is
not granted, the Comprehensive Plan amendment shall be null and void.
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CORPORATION 800-472-7372
www.cedarcorp.com
MEMORANDUM
TO: Village of Big Bend Plan Commission and Village Board
FROM: Ben Greenberg, AICP - Village Planner
DATE: January 22, 2026
MEETING: January 29, 2026, Joint Plan Commission and Village Board meeting
REQUEST: Amendment to the Village of Big Bend Future Land Use Map
EXISTING Commercial {~90 acres}, Government and Institutional (~20 acres) and
DESIGNATIONS: Low-Medium Denisity Residential (~40 acres)
PROPOSED Commercial (~130 acres}; Government and Institutional {(~20 acres)
DESIGNATIONS:
PROPERTY LOCATION: W235 S6465 Big Bend Dr. {(Hwy 164); Tax Parcel BBV 2022999002; Located at
the southeast corner of State Hwy 164 and Town Line Rd.

LOT SIZE: 150.49 acres
ATTACHMENT: Exhibit A — Proposed Land Use Change Map;

Overview and Analysis

The applicant has requested an amendment to the Vilage Comprehensive Plan Future Land Use Map
to redesignate approximately 40 acres of the subject property from Low-Medium Density Residential to
Commercial. This amendment is intended to align the land use plan with the proposed zoning map
amendment and Planned Unit Development (PUD} Overlay District request submitted to facilitate the
proposed Breck Athletic Complex.

Based on available records, it appears that Waukesha County and the Town of Vernon may have
amended the future land use designation for the broader property area in approximately 2001, in
connection with a prior proposal involving the WCTC trucking school, to designate the property for
commercial use. When the property was annexed into the Village in 2009, that prior amendment may
not have been fully reflected on the Village's adopted Future Land Use Map within the Village's
adopted Comprehensive Plan documents. Due to the incomplete and unclear historical record, the
current amendment request is intended, in part, to clarify and formally establish the appropriate land
use designation under the Village's planning documents.

In considering the amendment, the Plan Commission and Village Board may wish to evaluate whether
redesignating the eastern portion of the parcel to Commercial would promote consistency with the
remainder of the property, which is already designated and zoned for commercial use, and whether it
would support coordinated long-term planning for access, infrastructure, stormwater management,
and site design along the Highway 164 corridor. The amendment may also be viewed as facilitating
economic development and coordinated corridor planning.

At the same time, the decision-making bodies may wish to consider whether the change reduces
opportunities for future residential development in this area and whether the proximity of existing
residential neighborhoods west of Big Bend Drive warrants additional caution, buffering, or long-term
compatibility measures as development proceeds.



The requested Comprehensive Plan amendment is proposed concurrently with, and is intended to be
considered in conjunction with, the zoning map amendment and the PUD Overlay District request. Final
action on the land use plan amendment rests with the Village Board following Plan Commission review
and recommendation.

Surrounding Land Uses and Zoning

The Sunset Farms Addn. No. 1 {single family) subdivision is adjacent to the south. There are
approximately ten single family residences to the east in the Village of Vernon. To the north is a fifty {50)
acre farm and a few single family lots in the Village of Waukesha, fronting Townline Rd. Lands to the
northwest are zoned commercial and developed with a self-storage facility. Lands across Hwy 164, to
the west, are in active agricultural use, but are zoned B-4 {Commercial) and planned for commercial
use within the Village of Big Bend.

Procedure and Review Process

The Plan Commission serves in an advisory capacity for plan amendments. Its action is limited to making
arecommendation, including any conditions, to the Village Board based on the record and applicable
standards. The Village Board is the final decision-making body and has sole authority to approve,
approve with conditions, or deny the requested action.

Possible Condition of Approval for Consideration

In the event of approval, the following condition is provided for consideration to allow the Plan
Commission and Village Board to expressly link the land use map amendment to the subsequent zoning
amendments and the specific development proposal described in the submitted General
Development Plan.

1. Approval of the Comprehensive Plan Future Land Use Map amendment redesignating the
subject property to the Commercial category shall be contingent upon and effective only
upon final approval and adoption of both (1) the zoning map amendment rezoning the
property from the R-2 Residential District to the B-4 Highway Business District and {2) the
Planned Unit Development (PUD) Overlay District for the subject property. If either approval is
not granted, the Comprehensive Plan amendment shall be null and void.
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MEMORANDUM
TO: Village of Big Bend Plan Commission and Village Board
FROM: Ben Greenberg, AICP - Village Planner
DATE: January 22, 2026
MEETING: January 29, 2026, Plan Commission and Village Board meeting
REQUEST(s): A. Amend the zoning on a ~40 acre portion of the lot.

EXISTING ZONING:

PROPOSED ZONING:

B. Establish a Planned Unit Development Overlay District on the entire
150.49 acre subject lot.

B-4 Highway Business District (~110 acres) and R-2 Residential District {~40 acres)

B-4 Highway Business District (~150 acres) w/PUD Overlay Zoning District (~150
acres)

PROPERTY W235 S6465 Big Bend Dr. (Hwy 164); Tax Parcel BBV 2022999002; Located at the
LOCATION: southeast corner of State Hwy 164 and Town Line Rd.

LOT SIZE: 150.49 acres

ATTACHMENTS: Exhibit A - Rezone Map; Exhibit B - Application Materials

Request S ummary

The petitioner requests approval of two related zoning actions affecting a 150.49 acre parcel located
on the north side of the Village of Big Bend. The request is being made to facilitate development of the
proposed Breck Athletic Complex, a large-scale, phased recreational and mixed-use project.

The first request is a zoning map amendment to rezone approximately 40 acres from the R-2 Residential
District to the B-4 Highway Business District so that the entirety of the subject property may be
developed under a consistent base zoning classification suitable for the proposed athletic, commercial,
and supporting uses. A map showing the affected land is aftached as Exhibit A. The remaining
approximately 110 acres of the parcel have been under the Village's B-4 Zoning designation since 2014.

The second request is to establish a Planned Unit Development (PUD) Overlay District across the entire
150.49-acre subject property to implement the submitted General Development Plan for the Breck
Athletic Complex, to establish the general standards and maximum allowable development
parameters for the project, and to allow limited dimensional flexibility necessary to accommodate the
scale and functional requirements of the proposed facilities. In particular, the PUD Overlay District would
establish project-specific maximum building and structure heights that exceed those otherwise
permitted in the underlying B-4 District, including an indoor turf facility of up to approximately 70 feet in
height, a multi-story hotel anticipated to exceed 45 feet, and athletic field lighting structures of up to
approximately 85 feet. It should be noted that the developer will need to provide a specific maximum
height request for the hotel for it to be appropriately considered as part of this PUD request.

Approval of the PUD Overlay District would serve as the Village’s acceptance of the overall
development concept and the outer limits of allowable building height and intensity but would not
authorize construction or the establishment of any specific use. All buildings, facilities, and phases of
development would remain subject to separate Conditional Use Permit and Site Plan approvals, at
which time the Plan Commission and Village Board would review detailed engineering, architectural,
traffic, stormwater, lighting, and operational plans and may impose additional restrictions, lower height



limits, buffering requirements, or other conditions as necessary to implement the purpose and intent of
the zoning ordinance, ensure compatibility with surrounding land uses, and protect the public health,
safety, and welfare. No use may be established and no construction may commence until such
approvals are granted.

Site Description and History

The subject property is described in the summary above and depicted on Exhibit A. The property is
under single ownership and is currently split-zoned, with the eastern portion proposed for rezoning as
part of this application. The rezoning area is located east of the existing high-voltage transmission
corridor that traverses the site. The property is undeveloped and contains no structures other than
existing utility infrastructure.

In 2001, the Town of Vernon and Waukesha County amended the Town and County land use plans on
the subject parcel as part of a request by Waukesha County Technical College to develop a fruck
driving school on a portion of the parcel.

In 2009, the land was annexed from the Town of Vernon to the Village (Big Bend} upon request of the
land owner who was seeking approvals to operate a dump truck business. The Village initially
established an A-1 Agricultural District zoning designation on the parcel.

In 2014, the Vilage made comprehensive zoning map updates on several parcels which included
rezoning the subject parcel from A-1 Agricultural to the B-4 and R-2 split zoning present today.

Surrounding Land Uses and Zoning

The Sunset Farms Addn. No. 1 {single family) subdivision is adjacent to the south. There are
approximately ten single family residences to the east in the Village of Vernon. To the north is a fifty (50)
acre farm and a few single family lots in the Village of Waukesha, fronting Townline Rd. Lands to the
northwest are zoned commercial and developed with a self-storage facility. Lands across Hwy 164, to
the west, are in active agricultural use, but are zoned B-4 {Commercial} and planned for commercial
use within the Village of Big Bend.

Comprehensive Plan Designation

The Village Comprehensive Plan Future Land Use Map currently designates the eastern approximately
40 acres of the subject property for Low—-Medium Density Residential use, while the remaining
approximately 110 acres are designated for commercial use. Accordingly, the requested zoning map
amendment would be inconsistent with the existing Future Land Use Map designation for the eastern
portion of the parcel.

The petitioner has therefore submitted a concurrent application to amend the Future Land Use Map to
redesignate the eastern portion of the property to the Commercial category. If approved, the land use
plan amendment would establish consistency between the Village Comprehensive Plan and the
proposed B-4 zoning classification for the subject property.

Proposed Development Overview

The applicant has submitted a General Development Plan describing a proposed large-scale athletic
and mixed-use complex commonly referred to as the “Breck Athletic Complex.” As presented, the
project would include multiple outdoor athletic fields for soccer, baseball, lacrosse, and futsal; an
indoor turf athletic facility; a championship field and associated plaza areas; and supporting
commercial components that may include a restaurant, banquet or event space, hotel
accommodations, a gas station, and limited retail uses. The overall development concept also includes
surface parking areas, private internal roadways, pedestrian circulation facilities, utilities, stormwater
management facilities, and open space areas.



According to the submitted General Development Plan and supporting application materials, the
project is intended to follow a unified architectural and site design framework designed to create a
cohesive, destination-style development theme. Buildings are proposed to exhibit a consistent
architectural character, including four-sided design, articulated facades, varied massing and rooflines,
integrated architectural lighting, screened mechanical equipment, and the use of durable materials
such as brick, stone, metal panels, glass, architectural concrete masonry units, and engineered trim
products. The submitted materials also contemplate a coordinated signage and wayfinding system,
including gateway signage along Highway 164 and internal field and tenant identification, as part of
the long-term development concept.

Stormwater management is proposed to rely primarily on the use of permeable pavement systems
throughout parking areas, internal roadways, pedestrian paths, and plaza spaces, with the intent of
capturing and storing runoff on site and reducing reliance on traditional detention pond facilities.
Detailed engineering design, hydraulic modeling, system sizing, and long-term maintenance
responsibilities would be evaluated as part of future site plan and engineering review. It should also be
noted that while preliminary soil reports have been submitted to the Village Engineer, the specific boring
locations were not provided and therefore could not be independentiy verified at this time.

Primary site access is proposed to occur via a new east-west internal roadway connecting Highway 1464
to Big Bend Drive and a north-south internal roadway connecting Skyline Avenue to Town Line Road. All
internal roadways are proposed to be privately owned and maintained. Final access locations,
intersection designs, and traffic control features would be determined through future traffic impact
analysis and detailed engineering review.

The project is proposed to be developed in multiple phases over several years. The applicant's staging
concept identifies up to eight general development stages, beginning with initial athletic fields in the
northwest corner of the site, site access, parking. and supporting maintenance facilities, followed by
additional outdoor fields, highway improvements, an indoor training facility, championship field and
event facilities, and ultimately hotel and commercial components. The timing, sequencing, and
ultimate buildout of later phases are expressly dependent upon the availability and capacity of public
utilities and municipal services, including sanitary sewer and water service, as well as the completion of
any required off-site infrastructure improvements and receipt of all applicable regulatory approvals.

These applications are limited to consideration of the zoning map amendment and the establishment of
a Planned Unit Development Overlay District. Approval of these zoning actions would not constitute
approval of any specific land use, building, operational plan, or site design, and would not authorize
construction or commencement of any use. All proposed uses, building locations, building heights,
lighting, hours of operation, traffic access, parking layouts, stormwater systems, and other site-specific or
operational details would remain subject to separate review and approval through future Conditional
Use and Site Plan applications for each phase of development, at which time detailed plans would be
evaluated and additional conditions or restrictions could be imposed by the Plan Commission and
Village Board.

Zoning Map Amendment Analysis (R-2 to B-4)

The eastern portion of the parcel is long and narrow in configuration, has limited independent access
opportunities, and is traversed by high-voltage transmission infrastructure. The Pian Commission and
Village Board may wish to consider whether these physical characteristics affect the practicality and
long-term market viability of residential development on that portion of the property independent of the
remainder of the site, and whether rezoning would be appropriate to eliminate the internal zoning
boundary within a single ownership parcel and allow more coordinated planning for access, utilities,
stormwater management, circulation, and land use.



At the same time, the Plan Commission and Village Board should consider the proximity of existing
single-family residences located west of Big Bend Drive to portions of the proposed development area
and whether the intfroduction of commercial and recreational uses could result in compatibility
concerns related to noise, lighting, traffic, building scale, hours of operation, or visual impacts. While the
site is located along the Highway 164 coridor, which functions as a regional transportation route and
economic development cormidor, and while the remainder of the parcel and lands across the comidor
are planned and zoned for commercial development, the decision-making bodies may wish to
evaluate whether additional buffering, site design measures, lighting controls, building placement
standards, or operational limitations would be necessary to minimize potential adverse impacts on
nearby residential properties.

Planned Unit Development (PUD) Overlay District Analysis

Section 16.23 of the Village Zoning Code establishes specific findings that must be considered by the
Plan Commission in making its recommendation and by the Village Board in making its determination on
a Planned Unit Development district.

With respect to the timing and feasibility of development, the applicant has submitted a General
Development Plan and phased implementation concept indicating an intent to commence physical
development within approximately twelve months of approval, subject to utility availability and required
regulatory approvals, and to proceed in accordance with a multi-year construction schedule tied to
infrastructure extensions and market demand. While the project is proposed to be constructed in
stages, the submitted materials demonstrate an identifiable development program and sequencing
framework that is capable of review and enforcement through future Conditional Use Permit and Site
Plan approvals.

The proposed PUD is generally consistent with the purpose of the PUD provisions and the spirit and intent
of the zoning ordinance in that it allows for unified planning of a large site, coordinated infrastructure
design, architectural consistency, and preservation of open space areas that would be difficult to
achieve under conventional lot-by-lot development standards. Subject to approval of the concurrent
Comprehensive Plan amendment, the proposed development is also intended to conform to the
Village's long-range land use and economic development objectives for the Highway 164 corridor by
supporting regional recreational amenities, tourism activity, and employment opportunities while
consolidating development intensity in an area already largely designated and zoned for business use.

With respect to required site adequacy findings, the applicant’'s submitted materials indicate that
stormwater management is proposed to be addressed through a combination of permeable
pavement systems and engineered drainage improvements, with detailed design to be evaluated and
approved through future engineering review. Access is proposed via new internal roadways connecting
to Highway 164, Big Bend Drive, Skyline Avenue, and Town Line Road, with final design subject to traffic
impact analysis and site plan approval to confirm that public roadways are adequate to
accommodate anticipated traffic volumes.

Public services and facilities, including fire protection, police services, roadway maintenance, and
municipal utilities, would serve the project subject to capacity review and phased infrastructure
extensions, particularly with respect to public water and sanitary sewer service for later development
stages. Internal streets and driveways are proposed to be privately constructed and maintained and
would be required to meet applicable Village design and safety standards at the time of site plan
approval.

Adequate water supply and sewage disposal facilities have been identified as prerequisites for later
phases of development, including the indoor athletic facility, hotel, and commercial uses, and the



applicant has acknowledged that such phases are contingent upon the extension and available
capacity of public utilities. According to the submitted materials, initial phases of the project may be
served by one or more private onsite wastewater treatment systems until such time as municipal sanitary
sewer service becomes available to the site, at which point connection fo public utilities would be
required for applicable phases and uses, subject to Village and state approvals. Open space areas,
pedestrian corridors, and landscaped areas are conceptually shown on the General Development Plan
and would be required to be preserved and maintained through recorded agreements or other
enforceable mechanisms as part of future phase approvals.

Procedure and Review Process

The Plan Commission serves in an adyvisory capacity for zoning map amendments and PUD overlay
requests. Its action is limited to making a recommendation, including any conditions, to the Village
Board based on the record and applicable standards. The Village Board is the final decision-making
body and has sole authority to approve, approve with conditions, or deny the requested zoning
actions.

Possible Conditions of Approval for Consideration
In the event of approval, the following potential conditions are organized and presented separately for
each request.

Rezone from R-2 to B-4.

1. Approval of the zoning map amendment shall be expressly contingent upon final approval
by the Village Board of the associated Comprehensive Plan / Future Land Use Map
amendment redesignating the subject property to the Commercial land use category. In the
event the land use plan amendment is not approved, the zoning map amendment shall be
null and void and of no force or effect.

2. Approval of the zoning map amendment from the R-2 Residential District to the B-4 Highway
Business District shall be expressly contingent upon and effective only upon final approval by
the Village Board of the Planned Unit Development (PUD) Overlay District for the subject
property. In the event the PUD Overlay District is not approved, the zoning map amendment
shall be null and void and of no force or effect.

3. All approvals, conditions, and implementing ordinances associated with the zoning map
amendment from the R-2 Residential District to the B-4 Highway Business District shall be
subject to review and approval by the Village Attorney as to form and legality prior to final
adoption and publication.

Planned Unit Development Overlay District

1. The Planned Unit Development Overlay District is approved subject to substantial
compliance with the General Development Plan titled “Breck Athletic Complex - Planned
Unit Development Narrative and Exhibits,” dated December 23, 2025, as submitted by the
applicant and incorporated by reference. The General Development Plan shall serve as the
controlling conceptual framework for the overall layout, land use mix, circulation system,
architectural character, infrastructure concept, and phasing of development.

2. Approval of the Planned Unit Development (PUD) Overlay District shall be expressly
contingent upon and effective only upon final approval and adoption by the Village Board
of the zoning map amendment rezoning the subject property from the R-2 Residential District
to the B-4 Highway Business District.



3. Notwithstanding the height limitations of the underlying B-4 Highway Business District, the
following maximum heights are established as part of the PUD approval:

a. Indoor sports training / turf facility: maximum height of 70 feet;
b. Hotel building: maximum height not to exceed 45 feef;
c. Athletic field lighting structures / light towers: maximum height of 85 feet.

All height measurements shall be calculated in accordance with the Village of Big Bend
Zoning Code definitions and measurement methodology.

These maximum heights establish the outer limits of allowable development intensity under
the PUD. The Plan Commission and Village Board reserve the authority to approve lower
building or lighting heights during Conditional Use Permit and Site Plan review for individual
phases where necessary to ensure compatibility with surrounding land uses, minimize visual
impacts, or protect the public health, safety, and welfare.

4. Approval of the PUD Overlay District and General Development Plan does not authorize any
specific phase of development. No construction, land disturbance, or establishment of any
use shall occur within the PUD Overlay District except pursuant to approval of a phase-
specific Conditional Use Permit and Site Plan approval, or pursuant to approval of a master
grading and stormwater management plan as provided herein.

The developer may elect to submit a master grading and stormwater management plan
covering all or a substantial portion of the PUD site for review and approval by the Village
prior to, or in lieu of, submitting grading plans on a phase-by-phase basis. Any such master
plan shall demonstrate compliance with all applicable Village stormwater management,
erosion control, and engineering standards and shall be subject to review and approval by
the Village Engineer and Plan Commission, and approval by the Village Board if required by
ordinance or policy.

Approval of a master grading and stormwater management plan shall authorize only

earthwork and stormwater-related improvements expressly identified in the approved plan
and shall not authorize construction of buildings, establishment of any use, or implementation
of site improvements not directly related to grading or stormwater infrastructure.

5. Each phased application for site development shall continue to require Conditional Use
Permit and Site Plan approval, as applicable, and shall include detailed plans and
supporting studies addressing, at a minimum, building design, site layout, access, traffic,
parking, sound and noise, utilities, lighting, landscaping, grading (if not previously approved),
stormwater management (if not previously approved), and operational characteristics.
Each Conditional Use Permit and Site Plan application submitted for a phase of
development shall be reviewed by the Plan Commission and Village Board for consistency
with the approved General Development Plan, including but not limited to:

general location and orientation of land uses;

overall circulation and access framework;

architectural character and design standards;

open space and pedestrian network concept;

infrastructure and utility planning assumptions; and
development intensity parameters, including maximum heights.
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The reviewing bodies shall make an explicit finding of consistency, or conditional
consistency, as part of each phase approval.

Minor Deviations Authorized Through Phase Review. Except for the maximum height
standards established in Condition 2, the Plan Commission and Village Board may approve
minor deviations from the General Development Plan through the Conditional Use Permit
and Site Plan approval process, including but not limited to:

minor shifts in building footprints or orientation;

minor changes to internal road alignments;

modest adjustments to parking layout or counts;

minor relocation or modifications to stormwater facilities;

minor variations in building size or floor area; and

minor changes to open space configuration.
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Any approved deviations shall remain consistent with the overall development concept and
intent of the General Development Plan; shall not materially increase development intensity
or external impacts; and do not conflict with the maximum height limits established by this
approval.

Major Deviations Requiring PUD Amendment. Any of the following shall be considered a
major deviation and shall require formal amendment of the PUD Overlay District by the
Village Board following public hearing:
a. any increase to the maximum building or lighting heights established in Condition 2;
b. introduction of new principal land use categories not contemplated in the General
Development Plan;
significant changes to the overall circulation or access framework;
substantial increases in development intensity or building density;
major relocation or elimination of primary open space areas; or
other changes determined by the Zoning Administrator, Plan Commission, or Village
Board to materially alter the approved development concept.
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Nothing in this approval shall be construed to limit the authority of the Village to deny any
phase-specific Conditional Use Permit or Site Plan application, to impose additional or more
restrictive conditions on individual phases of development, to require infrastructure
improvements, traffic mitigation measures, utility extensions, or stormwater management
enhancements, or to require full compliance with all applicable Village ordinances, state
regulations, and agency approvals.

The approved PUD Overlay District, General Development Plan, and conditions of approval
shall be recorded or otherwise referenced in Village records as binding upon the subject
property and all successors and assigns.

. The Planned Unit Development Overlay District and associated General Development Plan

approval shall expire if the developer fails to obtain approval of a Conditional Use Permit or
Site Plan for any phase of development, or fails to substantially commence development,
within five (5) years of the effective date of approval.

. All approvals, conditions, development standards, General Development Plan references,

and implementing documents associated with the Planned Unit Development (PUD) Overay
District shall be subject to review and approvail by the Village Attorney as to form and
legality prior to final adoption, recordation, or enforcement.
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Exhibit B

Petition for Re-Zoning

W230 59185 Nevins Street
Big Bend, W153103
Phone: 262.662.2747

Fax: 262.662.3751

The undersigned does hereby respectfully petition the Village Board of the Village of Big Bend,
Waukesha County, Wisconsin to change the Land Use Plan for the following described property.

Property Address: N/ A

Tax Key #: BBV 2022993002

From: R2- Residential District To: B4 - Highway Business District

That the reason for the Land Use change petition is:_Parcel is currently split zoned with the west side being B4
and the east side R2. Rezoning the east side to B4 for consistency across the parcel as it is developed into
an athletic complex.

A. That filed herewith and marked “EXHIBIT A” is a complete legal description of the property
to have use changed.

B. That filed herewith and marked “EXHIBIT B” is a certified survey or an accurate plat map of
the property drawn to a scale no less than 100 to the inch for tracts of less than 10 acres
and no smaller than 200 feet to the inch for tracts of 10 acres or more, showing the land in
question, its location, the length and direction of each boundary thereof, the location and
the existing use of all buildings on such land and principal use of all properties within 300
feet of such land.

C. That filed herewith and marked “EXHIBIT C” is list of the names and addresses of the
owners of all properties within 300 feet of any part of the land included in the proposed

Land Use area.

D. Any additional information that may be required by the Plan Commission.

petitioner: Claire Roth (on behalf of owner) Petitioner: Eric Weishaar (Owner)

Address: 18500 West Corporate Drive + Suite 200, Brookfield, Wi 53045

Telephone Number: { 262 ) 982-6006 Dated filed with Village Clerk: 12/23/2025

The undersigned hereby acknowledges that there MAY be charges made in association with this
application. The application may be reviewed by the contracted Village Engineer, the contracted Village
Planner and the contracted Village Attorney. The undersigned acknowledges that any and all costs
associated with these reviews by contracted Village staff will be billed to the applicant at the current
hourly rates.



Rezoning Application Review
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Submit 11 copies of application, legal description, development plan

Names and mailing addresses for all property owners within 300 feet of subject.

Submit the review fee of $300.00

A public hearing date will be set within one month to allow time for publication.

Joint hearing held with the Village Board/Plan Commission and recommendation by the
Plan Commission made to the Village Board within 30 days.

Publication Fee-$20.00

Filing Fees for the County Register of Deeds-$30.00 (If Applicable).



December 23, 2025

RE: Planned Unit Development District Overiay Narrative
Breck Athletic Complex - BBV 2022999002

Ben,

Thank you for reviewing the following Planned Unit Development (PUD) Overlay District Narrative, along with subsequent
supporting applications and materials for the Breck Athletic Complex. Ensuing is a description of the proposed project, along
with a description of the proposed PUD in accordance with Municipal Code Chapter 16.45.5 F. 1) b).

PROJECT DESCRIPTION

The Breck Athletic Complex is a proposed new athletic facility to be located within the Village of Big Bend. The intent of the
project is to develop a PUD overlay district to support a coordinated, mixed-use development that centers on recreation and
hospitality.

The development is to be located at the tax key BBV 2022999002, on the far north side of the Village of Big Bend. Immediately
north of the site are residential and agricuitural/open space land uses (located within the village of Waukesha), to the east are
residential uses (located within the Village of Vernon), to the south are residential uses (located within the Village of Vernon),
and to the west is the agricultural/open space uses (located within Village (north) of Big Bend and the Village of Vernon (south)).

PUD NARRATIVE

In accordance with Municipal Code Chapter 16.45.5 F. 1) b), ensuing is a narrative describing the proposed PUD.

1. Astatement which sets forth the relationship of the proposed PUD district to the village's adopted comprehensive plan
or any adopted component thereof and the general character of and the uses to be included in the proposed planned
unit development overlay district, including the following information:

The proposed Breck Athletic Complex Planned Unit Development (PUD) Overlay District is consistent with the Village of Big
Bend'’s adopted comprehensive plan objectives for promoting recreational opportunities, economic development, and
efficient land use. The comprehensive plan emphasizes creating community amenities that enhance quality of life and
attract regional investment. This project directly supports those goals by providing premier athletic facilities designed to
serve local residents and regional users, fostering tourism and economic vitality through tournaments and events.

The general character of the proposed PUD district is a coordinated, mixed-use development centered on recreation,
hospitality, and sound design. The development will include six turf baseball fields, a championship baseball field with plaza
and seating, seven full-size soccer fields, three futsal fields, four lacrosse fields, and an indoor turf facility totaling
approximately 155,000 square feet for year-round baseball, soccer, and lacrosse training. Supporting amenities include
concessions, restrooms, playgrounds, fitness trails, and landscaped plazas. Complementary uses such as a craft
bar/restaurant, banquet hall, hotel, gas station, and future retail spaces will provide services for visitors and residents,
creating a vibrant destination. The project will be developed in a series of 8 stages (see item number 5 for a staging
description or attached staging plan). The layout incorporates safe vehicular and pedestrian circulation, ample parking, and



buffering to ensure compatibility with adjacent residential and agricultural areas. This unified design reflects the intent of
the PUD overlay district by integrating recreation, hospitality, and open space in a manner that benefits both the developer
and the community.

The Breck Athletic Complex shall incorporate building design, site planning, and amenities that establish a distinct sense of
character while prioritizing functionality and sustainability through a cohesive and intentional approach. Through the
creative use of design, materials, and detailing, the architecture shall reflect “Colorado Mountain Town” influences
throughout the development. Designed to be more than a traditional sports complex, the Breck Athletic Complex is
envisioned as a destination where local residents, tenants, customers, and the general public are drawn to experience all
that it offers. Whether visitors are walking the sidewalks, paths, or trails while enjoying a cup of coffee as their child plays
baseball, or dining at a restaurant designed to overlook the fields, the Breck Athletic Complex is intended to meet
community needs and deliver a memorable, engaging experience.

Architectural lighting and sustainable landscaping are encouraged and shall be thoughtfully integrated into the overall
design composition. While each building may express its own identity, all structures shall remain consistent with the unified
design, vision, and standards established for the project.

Sustainability is a key component of the Breck Athletic Complex. Building materials shall prioritize durability, resilience, and
long-term sustainability. Preferred materials include thin brick, stone veneer, glass, metal trim, metal panel systems,
engineered trim, engineered planks, engineered paneling, and architectural concrete masonry units (CMU).

Additional local building techniques and materials may be utilized, with a preference for natural or natural-appearing (faux)
materials that support the overall architectural character of the development.

Permeable pavers will be used throughout the development’s hardscapes for parking areas, roadways, and pedestrian trails
and plazas to catch and store stormwater in lieu of stormwater ponds and stormwater utilities. This offers benefits through
the reduction of runoff, ultimately saving functional space while creating a greener and more resilient landscape.

The proposed landscape design will use native and regionally appropriate plantings that are well suited to Wisconsin's
climate, helping ensure long-term health, seasonal interest, and lower maintenance needs. The landscape will include a mix
of native trees, shrubs, grasses, and wildflowers, with large areas of native prairie seeding to create a natural, open feel.
The design is intended to reflect the character of a mountain town like Breckenridge by using natural elements such as
boulders, gentle changes in grade, and informal groupings of plants rather than formal layouts. Along areas of the site that
are next to residential properties, additional landscaping will be provided to help screen and soften views. This screening
will include layers of native trees and evergreens to provide privacy while blending in with the overall natural look of the
development.

The internal roadway network for the Breck Athletic Complex is designed to establish a clear and efficient circulation system
anchored by two primary connections. A single primary east-west roadway will provide access from Highway 164 and



extend through the site to its terminus at Big Bend Drive. A single north-south roadway connection will link Skyline Avenue
to Town Line Road. The final design, alignment, and control elements for all roadways will be further evaluated through a
future traffic study to inform detailed engineering, ensure safe operations, and accommodate anticipated traffic volumes.
All roadways within the development will be private and privately maintained.

Parking areas will be located adjacent to their associated uses and designed to accommodate peak demand. Parking for
the championship field will be distributed across multiple parking lots throughout the site to support full-capacity events
and manage traffic and pedestrian flow efficiently.

Pedestrian activity will be encouraged throughout the development through strong connections to sidewalks, internal
pathways, and trails that promote safe and convenient circulation. OQutdoor spaces will be designed to support gathering,
social interaction, and viewing opportunities where appropriate.

The placement of landscaping, lighting, signage, and architectural elements will enhance the pedestrian experience and
create a cohesive and welcoming environment. Service access, including drive-up, pick-up, and service doors, will be
thoughtfully integrated into building and site design to maintain functionality while remaining consistent with the overall
character and goals of the development.

The Breck Athletic Complex shall embrace a unified signage, image, and marketing program that incorporates common
themes—such as colors, fonts, and graphic elements—across all visual components. This program shall include digital
gateway and entrance signage off Highway 164 (development identity, monumentation, and entry features), a Master Sign
Program for commercial and retail tenants, enhanced public wayfinding that includes athletic filed numbers and names, as
well as integrated public art elements located within public spaces. All buildings and site elements, regardless of phase of
development, shall be designed and constructed in compliance with these standards to ensure long-term consistency and
cohesiveness.

Athletic field lighting is proposed throughout the Breck Athletic Complex to support use of all outdoor athletic fields,
including lacrosse, baseball, and soccer. Lighting will be designed to provide safe and functional illumination for practices
and games while minimizing impacts to surrounding properties.

The lighting design will respect adjacent land uses, including nearby residential areas. Where appropriate fixtures will utilize
dark sky-compliant standards, directional optics, and shielding as needed to limit glare, light spill, and sky giow onto
adjacent properties. Lighting placement, orientation, and performance will be evaluated to ensure compatibility with
surrounding uses and compliance with applicable regulations. A preliminary field lighting plan and photometric package is
included in submittal documents.



Architecture shall be a prominent component of the development. Both visually and functionally, it will play a key role in
defining the overall character of the project and supporting the intended mix of uses.

Building design shall incorporate four-sided architecture. All street-facing fagades, regardless of whether they serve as
primary building entrances, shall be articulated and treated in a visually pleasing manner. Primary building entrances shall
be clearly identifiable and emphasized through the use of timeless architectural materials, massing, features, and forms.

Building structures shall be articulated through varied massing, including deliberate undulations and transitions, to reduce
perceived scale and enhance visual interest. When thoughtfully executed, each building will integrate seamlessly with
adjacent development areas and contribute to a cohesive overall environment.

The design of retail buildings shall incorporate the following elements:

ARCHITECTURAL ELEMENTS
¢ Building facades with vertical expression shall be articulated with a clear base, middie, and top.
¢ Building massing shall emphasize a horizontal crientation.
¢ Mechanical equipment shall be screened and architecturally integrated into the building design.
¢ Roof forms may include flat roofs or low- to high-pitched roofs.

FACADE AND ROOF ARTICULATION
o No building fagade shall extend more than 30 feet without variation or relief in the wall plane.
¢ No continuous roof mass shall extend more than 75 feet without variation or relief in roof planes.
¢ Vertical emphasis shall be provided at building corners and primary entrances.

ROQF DESIGN
¢ A mix of materials, including engineered siding, is encouraged.
e Flat roofs should incorporate variation and relief within the parapet design.
¢ Low-to moderate-pitched front-gabled roofs shall include a minimum 24-inch eave depth along the primary elevation.
e Decorative architectural elements may be incorporated along eaves to enhance visual interest.

WALLS & WINDOW DESIGN
e Primary building elevations may incorporate use of glazing, including transom windows where appropriate, to enhance
transparency and visual interest.
e Windows may incorporate sunshades, awnings, or similar architectural shading devices, as appropriate to the building
orientation and use.
e Glass accent elements are encouraged to highlight key fagades and entries.

e Avaried mix of high-quality, sustainable materials shall be utilized, including wood-like engineered clapboard or
vertical siding, stone, and/or brick along primary elevations.

e Engineered trim materials shall be used at windows, doors, and other architectural features to provide durability and
consistent detailing.

¢ Building materials shall be finished in muiltiple dark, neutral, or earth-toned colors.



e Corner boards and accent trim may be highlighted in white or other complementary lighter colors to provide contrast
and articulation.

e Architectural lighting shall be integrated into the building design and may include wall-mounted sconces, recessed
downlights (cans), and ground-mounted landscape lighting.

e Lighting shall enhance building character, improve pedestrian safety, and minimize glare and light spill onto adjacent
properties.

e All garbage and recycling dumpsters shall be located within fully enclosed structures constructed of the same or
compatible architectural materials as the primary building.
e Dumpster enclosures shall be visually integrated into the overall site and building design to minimize their visual
impact.

Fagades are encouraged to express a contemporary and modern aesthetic. Building facades may highlight cultural
influences, incorporate texture, include movable or dynamic elements, and create visual interest. Each facade shall
incorporate a minimum of three complementary, sustainable materials selected for durability and long-term performance.

For multi-tenant buildings, facade design shall include pedestrian canopies for weather protection, a thoughtful mix of
materials, and integrated architectural lighting to enhance the pedestrian experience and reinforce building identity.

Canopies, architectural lighting, and material variation shall be used consistently to activate street-facing elevations and
strengthen the overall architectural composition.

Architectural design shall minimize the visual impact of mechanical and service equipment as viewed from ground level and
public areas. Mechanical equipment located on rooftops or around the perimeter of a structure shall be screened through
the use of raised parapets, compatible exterior building materials, or finishes painted to complement the primary building
materials. Incidental rooftop equipment determined not to require screening shall be finished in colors that match the roof
or blend with the sky.

Mechanical systems, processing equipment, bulk storage tanks, and equipment used for noise, odor, or vibration control
that project from building fagades or are located at grade adjacent to buildings shall be screened from public view using
materials consistent with the building design. Where full screening with building materials is not feasible, landscaping may
be used as supplemental screening to reduce visual impacts.






Indoor and Outdoor Recreation Facilities

The following parking requirements are proposed for the Breck Athletic Complex. As the City zoning code does not specify
parking requirements for indoor or outdoor recreation facilities, these standards have been proposed based on research of
comparable facilities throughout the Midwest. Research regarding each facility, including its location, field quantities,
number of parking stalls, stall to field ratios, and links to applicable City codes for reference have been shared in the
attachment. The design team has concluded that the proposed requirement of one (1) stall per three (3) patrons based on
facility maximum capacity are adequate while maintaining higher stali counts than those observed in the researched
examples. They also maintain consistency with the village parking requirements as noted in Village code for ‘Auditoriums,
Churches, Theaters, Community Centers, and Other Places of Public Assembly’, which require one (1) space for each three
(3) seats provided.

Indoor Recreation Facility
e One (1) stall per three (3) patrons based on maximum capacity
Outdoor Recreation Facility

o One (1) stall per three (3) patrons based on maximum capacity

Other uses shall adhere to City ordinance requirements, including:
Retail Business Establishments:

e Seven (7) parking spaces for the first 1,000 square feet of gross floor area devoted to the principal use.
e An additional 5.5 spaces per 1,000 square feet for floor area exceeding the first 1,000 square feet.
*Areas used exclusively for storage are not included in this calculation and do not require additional parking.
Restaurants, Taverns, Clubs, and Similar Uses:
e Seven (7) parking spaces per 1,000 square feet of gross seating area.
e One (1) additional space for every two (2) employees.
*Areas used exclusively for storage are not included in this calculation.
Wholesale and General Business Establishments:
e One (1) parking space for every two (2) employees during the peak 12-hour shift.



e One (1) parking space per 300 square feet of office floor area.
Hotels and Motels:

e One (1) parking space per guest room.

e One (1) additional parking space for every two (2) employees.

Use Method Required Provided

Indoor Recreation | One (1) stall per three (3) patrons based 84 150
Facility on maximum capacity
Outdoor One (1) stall per three (3) patrons based 780 1,164

Recreation Facility | on maximum capacity

Retail Business Seven (7) parking spaces for the first 169 177
Establishments 1,000 square feet of gross floor area
devoted to the principal use.

An additional 5.5 spaces per 1,000 square
feet for floor area exceeding the first 1,000
square feet.

Hotels and Motels | One (1) parking space per guest room. 68 70
One (1) additional parking space for every
two (2) employees.
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Total 1,101 1,561

2. Total area to be included in the PUD district, area of open space, residential density computations, proposed number of
dwelllng units, population analysis, availability of or requirements for municipal services and any other similar data
pertinent to a comprehensive evaluation of the proposed development.

The parcel is approximately 150 acres in size. A minimum of 40% of the size will be green and open space, which
includes the sporting fields.

There are no proposed dwelling units. Thus, provision of residential density computations and a population analysis are
not applicable.



It is anticipated that a mix of public and private utility services will be needed for the development based on respective
needs by phase:

e Stage 1: Public + Private Utilities Required

e Stage 2: Public + Private Utilities Required

e Stage 3: Public + Private Utilities Required

e Stage 4: Public + Private Utilities Required

e Stage 5: Public + Private Utilities Required

e Stage 6: Public + Private Utilities Required

e Stage 7: Public + Private Utilities Required

e Stage 8: Public + Private Utilities Required

3. Ageneral summary of the estimated value of structures and site improvement costs, including landscaping and special
features. A general outline of the organizational structure of a property owner's or management's association, which
may be proposed to be established for the purpose of providing any necessary private services.

Based on a cost estimate prepared by Kraus Anderson, the project’s Construction Manager, on December 22, 2025,
the total construction improvement cost for the full development is projected to range between $175 million and $225
million. This estimate relies on numerous assumptions and will likely change as the design advances. Two major factors
expected to influence the final construction cost are the proposed retail area and anticipated upgrades to State
Highway 164, both of which remain largely undefined at this time.

The project is being developed by Corsair Logistics. Prior to the commencement of construction, a separate entity,
Breck Athletic Complex LLC (BAC) will be established for the purposes of constructing, managing and leasing space at
the complex.

There will be four (4) main lessees that BAC will enter into long term lease agreements with (each approximately 25
years in length) to lease and operate the various sport fields and facilities. This includes the indoor training facility,
along with the soccer, baseball, and lacrosse fields. Additionally, the commercial uses on the southwest side of the site
will be leased out to various hospitality, food service and retail organizations to operate on the complex. Each individual
lessee will maintain their respective areas, with maintenance of the common grounds to be under the responsibility of
the BAC. Landscape will have a permanent presence on site to monitor and maintain the overall park.

4. Any proposed departures from the standards of development as set forth in the village zoning regulations, land division
ordinance, sign ordinance, other village regulations or administrative rules or other universal guidellnes.

The following departures are anticipated from Chapter 16.41, B-4 Highway Business/Industrial Flex district of the
village zoning ordinance for the proposed PUD. It is important to note that at this time many assumptions have been
made regarding the location, height, and design of various site elements and buildings. As design for the site
progresses on a phase-by-phase basis, the need for departures from the ordinance or other standards may change.

Ordinance 16.41.E. 5) a) notes that the maximum height for a building shall be 45 feet. It is anticipated that the
proposed indoor turf facility will be approximately 155,000 square feet in size and could be up to 70 feet tall in order to



accommodate all necessary athletic programming. In addition, the proposed hotel is anticipated to be 3 - 5 stories in
height in order to accommodate 60 patrons, which will exceed the current limitation of 45 feet.

The proposed athletic light poles for soccer, baseball, and the championship field are anticipated to exceed the
allowable height of 45 feet, estimated at a height of up to 85 feet. This size light pole is necessary to allow for adequate
and safe lighting of the regulation fields during evening play. The lighting will only be utilized for field use.

The proposed landscape plan requests deviations from code requirements related to tree quantity and placement due
to full site development. Street trees along private internal roadways are proposed at approximately 60-foot spacing, in
lieu of the 40-foot spacing required for public streets.

Given the scale of the development, the applicant will work with the Planning Commission to seek relief from open
space landscaping requirements. A tree survey has not yet been completed, and final tree replacement requirements
are unknown. The applicant anticipates coordinating with the Planning Commission on alternative tree mitigation
approaches.

5. The expected date of commencement of physical development as set forth in the proposal and also an outline of any
development staging which is planned.

Below is the anticipated construction and staging plan for the development. This is still a draft staging schedule and is
subject to change. See staging plan in the submittal attachments for further details.

e Phase 1 will include four (4) full-size, synthetic turf soccer fields, an entrance off Highway 164 with a roadway through
the northwest portion of the site connecting to Town Line Road, a parking lot, site lighting, and two (2) temporary
shipping storage containers

o Est. Timing: 2026

e Utilities Required: Public + Private

e Maintenance Facility + Breckenridge Shop
e Est. Timing: 2026-2027

e Utilities Required: Public + Private

e Lacrosse Fields
¢ Est. Timing: 2026-2027

e Utilities Required: Public + Private

e Highway 164 Improvements
e Est. Timing: 2027-2028

e Utilities Required: Public + Private



*Hwy 164 improvements to be determined by outcome of 2026 traffic study and coordination with WisDOT

e Indoor Turf Training Facility
e Est. Timing: 2028-2029
¢  Utilities Required: Public + Private

*Development of this area is contingent on the extension of public water/sewer to the site

¢  Qutdoor Soccer Field
e Est Timing: 2027-2029

e Utilities Required: Public + Private

e Championship Field + Craft Bar/Restaurant/Banquet Hall
o Est. Timing: 2028-2030
e Utilities Required: Public + Private

*Development of this area is contingent on the extension of public water/sewer to the site

¢ Hotel, Commercial, and Gas Station
e Est. Timing: 2027-2030
e Utilities Required: Public + Private

*Development of this area is contingent on the extension of public water/sewer to the site

Please contact me at 507.387.6651 or via email at Claire.Roth@ISGInc.com with any questions or if there is any additional
information we can provide in support of this project.

Claire Roth, AICP Candidate

Planner
Claire.Roth@ISGinc.com
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;“T‘:é:""-l FIELDS - |p| AYERS AND COACHES: 30 | STALLS REQUIRED - 264
SPECTATORS = 130 STALLPROVIDED - 454
I| PERSONS/FIELD/3 = 44
STALLS/FIELD

1l 1 STALL/3 OCCUPANTS -
1

PROVIDED

SOCCER FIELDS -
STAGE 1

g

—

ASSUMED
OCCUPANCY/LARGE FIELD - | 4 TOTAL FIELDS

s : :ig‘z‘;i FIELDS - | 44 PLAYERS AND COACHES - | STALLS REQUIRED: 168

l ‘l 80 SPECTATORS = 124 STALL PROVIDED: 180

! PERSONS/FIELD/3 = 42
' STALLS/FIELD
t
|

1 STALL/3 OCCUPANTS -
ASSUMED OCCUPANCY
LARGE FIELD: 44 PLAYERS

AREAD

SOCCER FIELDS.
STAGE 6

AND COACHES: 80
SPECTATORS = 124
PERSONS/FIELD/3 =42
STALLS/LARGE FIELD
ASSUMED OCCUPANCY
SMALL FIELD: 24 PLAYERS
AND COACHES: 30
SPECTATORS = 54
PERSONS/FIELD/3 = 18
STALLS/SMALL FIELD

6 TOTAL FIELDS

3 LARGE = 42/FIELD

3 SMALL = 18/FIELD
STALLS REQUIRED: 180
STALL PROVIDED: 350

CHAMPIONSHIP
FIELD AND
BUILDING -
STAGE 7

1STALL/2 OCCUPANTS -
ASSUMED
OCCUPANCY/LARGE FIELD -
44 PLAYERS AND COACHES -
2500 SPECTATORS = 2544
PERSONS/FIELD/3 = 848

SINGLE FIELD AND BUILDING
STALLS REQUIRED: B48
STALL PROVIDED: WOULD
UTILIZE MULTIPLE PARKING
LOTS ACROSS SITE: 939
STALLS ACROSS 4 LOTS

SHEET NOT VALID UNLESS THES TEXT I COLOR.

T
INC_ AND MAY NOT BE USED, Ct

S DOCUMENT 13 THE PROPERTY OF 14 § GROUP
-OPED OR DUPLICATED
WRITTEN CONSENT

WITHOUT PRIOR
20241 & S GROUP. INC.

pROJECT

BRECK ATHLETIC
COMPLEX

ATE s P

STALLS

) i § CODE STATES SHALL BE VILLAGE OF BIG

== - - FACILITY: INDOOR : REVISONSCHEIULE:

WISCONSIN

) | - 2 — RECREATION RECOMMENDED 1STALL/2 DATE DESCIOPTION BY

DCCUPANTS AT MAXIMUM

A L CAPACITY

™ INDOOR TRAINING: 1 STALL/3 DCCUPANTS - —

A - ! ASSUMED MAX OCCUPANCY: | STALLS REQUIRED: 84

\& STAGE S 250 USERS/3 = 84 STALLS STALL PROVIDED: 150

E
e, W\ 3 B n CODE STATES ONE SPACE PER
T i p QUEST ROOM PLUS 1 PER

\ ; . EVERY 2 EMPLOYEES 8
| A ¥ i HOTEL: STAGE B | oo/ MES 60 ROOM HOTEL | STALLS REQUIRED: 68 PROJECT NO. 25-33483

WITH 15 EMPLOYEES: 68 | '\t PROVIDED:70 FLE e S caae

STALLS. DRAWN BY -

1% ] ‘CODE STATES 7 STALLS FOR vesicrED oY =

) - FIRST 1,000 SF THEN 5.5 REVIEWED BY =

. ' [PER/ADDITIONAL SF OF ORIGIN 1S30E ORTE =
i :ﬂé‘é :“‘LD'"G" RETAIL FLOOR AREA: STALLS REQUIRED: 140 CUENT PROJECT NO.
| 1 | v ASSUMES 9,000 SF STALL PROVIDED: 147
N u \ b i FOOTPRINT: 6,000 RETAIL SF ]
' = 35 STALLS/RETAIL BUILDING
= . —— CODE STATES 7 STALLS FOR
FIRST 1,000 SF THEN 5.5
- — et = — i — - RETAIL GAS |PER/ADDITIONAL SF OF OVERALL sITE
— - — " [RETAIL FLOOR AREA; STALLS REQUIRED: 29

STATION: STAGES | pcsUMES 5,500 SF STALLPROVIDED: 30 PLAN
FOOTPRINT: 5,000 RETAIL SF
= 29 STALLS

TOTAL STALLS REQUIRED ON

D SITE' 1,101 SHEET
STALLS PROPOSED:1,561

A c3-11

o1

PRELIMINARY NOT FOR CONSTRUCTION PRELIMINARY NOT FOR CONSTRUCTION




Records Request Form

W230 59185 Nevins Street
Big Bend, W1 53103
Phone: 262.662.2747
Fax: 262.662.3751
DATE OF REQUEST: _ A - ¥~ 70 R¢

DESCRIPTION OF PUBLIC RECORD(S} TO BE INSPECTED AND/OR COPY MADE: ***Requester,
please note that under Wisconsin law a request for access to a public record “is deemed
sufficient if it reasonably describes the requested record or the information requested.
However, a request for a record without reasonable limitation as to subject matter or length of
time represented by the records does not constitute a sufficient request.” See 19.35 (1)(h) Wis.
Stats.***

ITEMS REQUESTED

Village Staff asks that you please list the items you request as concisely as possible in order to
better assist you. If you require assistance with any portion of your request, please contact a
staff member to assist you.

Kati€

I wneed the aovdio (ecorcing ot e Pobhc Hear cne ne\d
on -A9- 302, —Tle \Iou—\vae Uicloe. {5 ncomplede

m/\& Ver N Uinaud (ble:

T wedd ths reqiest “or W\\/ Ui T\aoe Boarel.
v 7

NAME OF REQUESTER: “Kawvew.  Scwule  phong 24 Z-lLl A~ 7239
ADDRESS OF REQUESTER: WA+ SgAto  femiler” ONn've  Utrnon Wil
E-MAIL: Clerle @ v Uaeye of Vernonio| 012 $3/0 2

PURPOSE OF REQUEST: _({ Lclio o€ e Dblic  Hearins+ Deliberation,

TO BE COMPLETED BY LEGAL CUSTODIAN OF RECORD REQUESTED

DATE & TIME RECEIVED: NAME/TITLE:
APPROVED/DENIED: TIME & DATE:
MEANS OF DELIVERY:

***Requester, please not under Wisconsin state law a request for public access to a public
record may not be refused “because the person making the request is unwilling to be identified
or to state the purpose of the request.” See 19.35 (1)(i). You are being asked to provide this
information so that we may better serve you. The Village is dedicated to open and transparent

government and will use every tool at its disposal to provide any and all information available.
* %k *k

Amount of Fee Imposed if Any: $




