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SUMMARY FINDINGS

CITY OF NEENAH TAX INCREMENT DISTRICT #7

District Name:

Location:

Purpose:

Effective Date:

Proposed Costs:

Project Financing:

Project Revenues:

PROJECT PLAN AMENDMENT
Effective January 1, 2002

City of Neenah Tax Increment District #7 (2002 amendment)
Westside Business Corridor

Support revitalization and development to ensure a vital and
healthy tax base.

The effective date of the amendment, for the capture of new
taxable value within the expanded boundary area of Tax Increment
District #7, is January 1, 2002.

$5.034 million of public investment in redevelopment assistance,
utility and access improvements, project design and engineering,
and district planning/project support for the expanded boundary
area is scheduled through the allowed expenditure period (2002-
2004).

Capital financing of $5.034 million, utilizing borrowing proceeds.

Tax Increment District #7, as amended, is projected to create $64.5
million of tax base through its maximum life period (2022). It will
generate an estimated $27.1 million in tax increments during that
same period. The expanded boundary area alone is projected to
create $32.0 million of tax base through the year 2022, and will
generate $12.7 million in tax increments during that same period.

Economic Feasibility: Based on project expenditures and revenue levels, all

obligations of TID #7, as amended, will be paid in full during
2018, the 19th year of the District, which will be one year
ahead of its original planned close-out date. Upon closure
and dissolution of the District, all accrued and
unencumbered increments will be promptly distributed
among the local taxing entities (School District, County,
Vocational District and City).  Following closure and
dissolution, the tax base created as a result of development
in the District will directly benefit the taxing entities and all
future tax revenues will be directly distributed to them.



January 2002
CITY OF NEENAH TAX INCREMENT DISTRICT #7

PROJECT PLAN AMENDMENT
Effective January 1, 2002

INTRODUCTION

Tax Increment District #7 (TID #7) was created in 2000 to support revitalization and
development to ensure a vital and healthy tax base in the Westside Business Corridor.
In creating the district, the City of Neenah recognized that the public sector has an
essential and necessary role to play in urban and economic redevelopment. By
investing in infrastructure projects to support growth and revitalization, and providing
redevelopment assistance to overcome physical and economic obsolescence at key
sites, the tax increment district enables the private sector to construct high value
developments.

To date, approximately $1.65 million in City investment has been made in utility and
access improvements, land acquisition, and stormwater management improvements.
As a result, a major retail center is underway with one anchor tenant in place, with
another expected to begin construction within the year. Private sector investment to
date is in excess of $8.0 million. As a result of the private development that has been
completed, tax increments totaling $187,030.74 has been generated from new property
value tax base of $7,098,200.

The private sector's renewed confidence for investing in the Westside Business
Corridor has presented the community with the opportunity to capture more tax value
growth there. A local development group has packaged a prospective multi-million
dollar mixed-use redevelopment project at the site of the current Bridgewood Golf
Course property. The development will feature a mix of commercial, office, and
residential uses along with a 9-hole public golf course. This is a high-value, increment-
generating project, but TIF assistance is needed to overcome this property’s physical
and economic obsolescence, which in turn has created extreme cost factors in land
packaging, infrastructure development, stormwater management, and mandated
environmental resource protection.

Wisconsin's Tax Increment law allows municipalities to modify the boundaries of an
existing district once during its first 7 years. This modification is accomplished by
amending the Project Plan. The area must be contiguous to and served by
improvements created as part of the existing Project Plan.

The inforrhétion provided herein documents the amendment to the TID #7 Project Plan
that will enable the expansion of the boundaries needed to accommodate development
opportunities in the Westside Business Corridor.



BOUNDARIES
The boundaries of TID #7 will be modified to add territory to the district. The amended
boundaries are illustrated in Figure 1.

NAME OF DISTRICT
Upon amendment, the name of the TID shall remain City of Neenah, Tax Increment
District #7.

CREATION DATE

TID #7 was created effective January 1, 2000. The effective date of the amendment,
for the capture of new taxable value within the expanded boundary area of TID #7, is
January 1, 2002.

PROPOSED IMPROVEMENTS AND PROJECT COSTS

Table 1 provides a detailed annual listing of proposed improvements and project costs
for the expanded boundary area of TID #7. Potential redevelopment sites and
proposed improvements and uses for the expanded boundary area are illustrated in
Figure 2.

Within the expanded boundary area of TID #7, the current Bridgewood Golf Course
property is in need of redevelopment/rehabilitation due to prolonged underutilization,
and associated physical and economic obsolescence. The site has been planned for
and is expected to develop as a mixed-use property.

Project costs within the expanded boundary area of TID #7 will encompass four areas:

1. Site Redevelopment Assistance -- Funds will support excessive infrastructure, site
preparation, stormwater management, and environmental preservation costs
necessary to maintain the flood storage/watershed capacity function of the sensitive
areas of the development, while allowing the upland areas of the property to be
redeveloped for high-value uses.

2. Utility and Access Improvements -- Funds will provide upgraded public utilities and
infrastructure to support new, high value taxable projects and to support the
adjoining highway pedestrian overpass project.

3. Design and Engineering -- Funds will provide design and engineering support and
services needed for the Bridgewood project and the adjoining highway pedestrian
overpass project.

A schedule of project costs over the allowed expenditure period for the TID #7
expanded boundary area (2002-2004) is provided in Appendix B-1. An accompanying
schedule of the combined project costs for both the original TID #7 boundaries and the
expanded boundary area is provided in Appendix B-2.



NON-PROJECT COSTS
There are no anticipated non-project costs within the expanded boundary area of TID
#7.

RELOCATION

No City role is anticipated in activities within the expanded boundary area of TID #7 that
would create an obligation for relocation of families or businesses. However, in the
event that any City activities would result in displacement, relocation assistance would
be provided in conformance with requirements set forth in Chapter 32, Wisconsin
Statutes, and the Federal Uniform Relocation Assistance and Real Property Acquisition
Policies Act, as applicable.

MASTER PLAN, ZONING, BUILDING AND OTHER CODE CONSIDERATIONS

The proposed redevelopment master plan for the amendment area is in conformance
with the City of Neenah's 2020 Comprehensive Plan, which projects this area as a
future mixed use development suitable for commercial, residential and recreational
uses. To accommodate the Bridgewood property mixed use master plan, the property
will need to be rezoned. The City’s Planned Development District (PDD) classification
is designed to accommodate the type of mixed-use development anticipated there.

ECONOMIC FEASIBILITY

Upon the amendment of the Project Plan and the expansion of the boundary area for
TID #7, total revenues generated from property tax increments are projected to offset
total project costs in the 19th year, well within the maximum allowed 23 year life of the
district, and one year ahead of its originally planned close-out date. Consequently, the
amended TID is economically feasible. Projected tax base growth for the expanded
boundary area is provided in Appendix A-1. An accompanying schedule of the
combined projected tax base growth for both the original TID #7 boundaries and the
expanded boundary area is provided in Appendix A-2.

$5.034 million of public investment in redevelopment assistance, utility and access
improvements, project design and engineering, and district planning/project support is
scheduled through the allowed expenditure period (2002-2004) for the amendment
area. A schedule of these costs and a financing plan and financial feasibility analysis
is provided in Appendix B-1. An accompanying schedule of the combined project costs
and a financing plan and financial feasibility analysis for both the original TID #7
boundaries and the expanded boundary area is provided in Appendix B-2.

Based on projected expenditure and revenue levels after the amendment, all
obligations of TID #7 will be paid in full during 2018, the 19th year of the District. Upon
closure and dissolution of the District, all remaining unencumbered increments will be
promptly distributed among all taxing entities (School District, County, Vocational
District and City). Following closure and dissolution, projected after the 19th year, the
tax base created as a result of development in the District will directly benefit the taxing
entities and all future tax revenues will be directly distributed to them.



Recognizing that all taxing entities involved in the District will accrue significant long-
term benefits from the projected success of TID #7, the City realizes that each entity is
also a continuing partner in its progress, in that they will forego tax benefits on new
development in the District until it is dissolved. Appendix C-1 shows the projected
increments from the expanded boundary area only over the life of the District,
apportioned among the four entities, based on the formula prescribed by the Wisconsin
Department of Revenue. Appendix C-2 shows the combined projected increment for
both the original TID #7 boundaries and the expanded boundary area.

The following new or updated economic assumptions have been applied when
developing the amended Project Plan. All other assumptions from the original plan
remain in place.

e The base equalized value of the expanded boundary area of TID #7 has been
established at $6,100,000, which was the equalized value of real estate and
personal property within this area on January 1, 2002.

e The current equalized tax rate of $25.00 is assumed to remain level throughout the
life of the district.

e General-Obligation (G.0.) Notes and Bonds represent annual capital borrowing for
public investment in the District. Initial borrowing has been assumed to be 10 - 17
years in length with repayment of principal on a schedule to match with accruing tax
increments. Debt service in 2018 assumes reserving sufficient funds for all
remaining outstanding debt. This allows for the district to be dissolved when
sufficient funds are accumulated for this purpose.

o All interest rates have been projected at 4.5%, approximately the same level as
current Aa-rated G.O. Notes. Guidance for estimating future rates was provided by
the City’s financial advisor. No attempt has been made to anticipate cyclical rate
changes in future years. Principal and interest payments of future scheduled debt
installments are being planned to match the estimated tax increments generated on
an annual basis.

FINANCING
The City of Neenah plans the use of G.O. Notes and Bonds or other permitted loan
instruments in order to finance or refinance the costs of TID #7 as amended.

Repayment costs will be funded from tax increments generated by new tax base growth
in the District.

ORDERLY DEVELOPMENT
The expansion of the boundaries of TID #7 will further promote the City's goal of
orderly, sustained development and revitalization in the Westside Business Corridor.




By supporting efforts to revitalize the District, the City will help to ensure a healthy tax
base and economy for the entire community.

EXISTING USES AND CONDITIONS

Figure 3 illustrates the existing land use patterns within the expanded boundary area of
TID #7. Figure 4 illustrates the condition of real property within the expanded boundary
area of TID #7.

FINDINGS

e Within the expanded boundary area of TID #7, properties in need of rehabilitation or
conservation work represent 86.5%, by area, of all real property. Combined with the
previous findings of the original TID #7 boundaries, 77.1% of the area of all real
property in the District, as amended, meets the rehabilitation/conservation criteria.
Property standing vacant for an entire 7-year period immediately preceding the
creation of TID #7, combined with the expanded boundary of the amendment area,
represents 7.9%, by area, of all real property.

e The redevelopment of land within the expanded boundary area of TID #7 will
significantly enhance the value of all property in the District. Stimulating new
investment will increase property values District-wide.

e The project costs are consistent with the purpose of making feasible the
revitalization of the Westside Business Corridor.

* As of January 1, 2001, using equalized values, the base value within the expanded
boundary area of TID #7, plus the increment values of TID #4, TID #5, TID #6, TID
#7, and TID #8 total $65,522,300, which is 4.66% of the total of all taxable property
in the City of Neenah as shown below. State law requires that those values not
exceed 5%.

TID #4 Increment Value $25,925,000
TID #5 Increment Value $19,401,800
TID #6 Increment Value $5,797,300
TID #7 Increment Value $7,098,200
TID #8 Increment Value (est.) $1,200,000
TID #7 Expanded Boundary Areas Base Value $6,100,000
Total $65,522,300
Total City Equalized Value $1,405,448,200 =  4.66%



TABLE 1

SCHEDULE OF PROJECT IMPROVEMENTS AND COSTS
'TAX INCREMENT DISTRICT #7 EXPANSION AREA

PROJECT DESCRIPTION TOTAL 2002 2003 2004
1. Site Redevelopment Assistance $450,000 $450,000 $0 $0
2. Utility/Access Improvements $4,404,000 | $2,404,000 | $1,410,000 | $590,000
3. Design and Engineering $150,000 $150,000 $0 $0
4. Planning/Project Support $30,000 $10,000 $10,000 | $10,000
TOTAL COSTS $5,034,000 | $3,014,000 | $1,420,000 | $600,000




FIGURE 1
CITY OF NEENAH
TAX INCREMENT DISTRICT #7
EXPANDED BOUNDARIES
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FIGURE 2
CITY OF NEENAH
TAX INCREMENT DISTRICT #7
EXPANDED BOUNDARIES
POTENTIAL REDEVELOPEMENT SITES
AND PROPOSED USES

‘é?/,_..

=2 - ]
A :: wd 4‘]‘:

= i #
) == [ ) ) o
a === Eig

@j% em == =E

T i_ : - E:Jg@& S

[ HET W e

§

A0
=]l 11/

ek : T . = i
\'ﬁ, -v{‘\i', :ké“ ﬁ‘:‘;‘;ﬂ "}‘: _mf‘j B, o
o .%i;%&%{ e S 3’%‘, i /
I I I ]. E _—_;':“1"?%:‘ -:‘-: 2 ll_‘!‘ LT : :
|t ’3, A T SR R e ~ i
.._._: ik Bl _'ﬁ%\-a‘_; 5. S : _‘ il 2 ,
L —| i Q{‘-* : o
ok £=
\Q -
NSO
|
— 1 -
! Iy
e | —
11
[~ =
/ AllA 7

L1 TID #7 Boundaries

MU MIXED USE
=] 2002 Expansion Area




FIGURE 3
CITY OF NEENAH
TAX INCREMENT DISTRICT #7
EXPANDED BOUNDARIES
EXISTING USES AND IMPROVEMENTS
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FIGURE 4
CITY OF NEENAH
TAX INCREMENT DISTRICT #7
EXPANDED BOUNDARIES
CONDITION OF PROPERTY _ 1/02
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APPENDIX A-1

APPENDIX A-2

APPENDIX B

APPENDIX B-2

APPENDIX C-1

APPENDIX C-2

APPENDICES

CITY OF NEENAH TAX INCREMENT DISTRICT #7
PROJECT PLAN AMENDMENT

SCHEDULE OF PROJECTED TAX BASE GROWTH (Expansion Area Only)
SCHEDULE OF PROJECTED TAX BASE GROWTH (Amended & Combined)
FINANCING & FEASIBILITY PLAN (Expansion Area Only)

FINANCING & FEASIBILITY PLAN (Amended & Combined)

SCHEDULE OF PROJECTED TAX INCREMENTS APPORTIONED AMONG
TAXING ENTITIES (Expansion Area Only)

SCHEDULE OF PROJECTED TAX INCREMENTS APPORTIONED ANMIONG
TAXING ENTITIES (Amended & Combined)
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WISCONSIN
City Atlorney
211 Walnut St,, PO. Box 426, Neenah, WI 54957-0426
Phone: 920-751-4606 Fax: 920-751-5282

wcebsite/e-mail; www.ci.necnah,wius

January 24, 2002

Mr. Robert Buckingham

Director of Community Development
211 Walnut Street

Neenah, WI 54956

RE: Tax Increment District No. 7 Project Plan Amendment

Dear Mr. Buckingham:

You have asked me for a legal opinion as to the legal sufficiency and statutory
compliance of the proposed amended Tax Incremental Financing Plan for the City of Neenah
Tax Increment District No. 7. I have reviewed the Project Plan Amendment for said district as
well as the appendices attached thereto in relation to their compliance with the provisions of
Section 66.1105, Wis. Stats. It is my opinion that the Project Plan Amendment is in compliance
with all of the provisions of Section 66.1105, Wis. Stats., dealing with the amendment of tax
incremental financing districts.

If you have any questions concerning this matter, please contact me at your convenience.

ames B. Gunz
City Attorney

JBG:jar



