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SUMMARY FINDINGS

CITY OF NEENAH TAX INCREMENT DISTRICT #7 WESTSIDE BUSINESS CORRIDOR
PROJECT PLAN AMENDMENT NO. 2 - WEST TOWNE VILLAGE

District Name:

Location:

Purpose:

Effective Date:

Proposed Costs:

Project Financing:

Project Revenues:

Effective January 1, 2005
City of Neenah Tax Increment District #7 (2005 amendment)
Westside Business Corridor-West Towne Village Project Area.

Support revitalization and infrastructure 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, 2005.

$6.670 million of public investment in land acquisition, utility and access
improvements, project design and engineering, and district planning/project
support for the district is scheduled through the expenditure period 2004-
2008. Of this total, $1.125 million is scheduled for public investment in the
expanded boundary area of West Towne Village.

Capital financing of $6.670 million, utilizing borrowing proceeds.
Tax Increment District #7, as amended, is projected to create $127.7

million of tax base through its maximum life period (2026). It will generate
an estimated $49.5 million in tax increments during that same period.

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

TID #7, as amended, will be paid in full during 2015, the 15™ year of
the District. 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.
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CITY OF NEENAH TAX INCREMENT DISTRICT #7 WESTSIDE BUSINESS CORRIDOR
PROJECT PLAN AMENDMENT NO. 2 - WEST TOWNE VILLAGE
Effective January 1, 2005

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. In 2002, the City amended the
Project Plan and modified the boundaries of TID #8 to support the Bridgewood Mixed Use
Development project. By investing in infrastructure projects that 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, over $34 million in new taxable value has been created in TID #7. 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 mixed-use commercial development at the site of a blighted
and obsolete residential area. This 27-acre site would be redeveloped for the completion of
West Towne Village, a $20 million development.

The properties that make up this project area have long-standing uses that have become
physically, economically, and functionally obsolete, leading to lack of maintenance and
continuing disrepair. Most lack sufficient site and use arrangement to effectively accommodate
safe traffic movement and parking. The properties are underutilized and the highest and best
use of the project area is commercial. Project area conditions are considered blighted within
statutory definitions, and are in need of redevelopment to ensure the long-term economic
viability of the project area.

Additionally, pedestrian-vehicle-train conflicts at the Cecil Street on-grade rail crossing continue
to impact traffic, public safety, and neighborhood development within TID #7. Plans and
agreements have been reached to construct a grade separation overpass at this intersection,
with 2005-2006 project costs identified in this Project Plan.

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, 2005.




PROPOSED IMPROVEMENTS AND PROJECT COSTS

Table 1 provides a detailed annual listing of proposed improvements and project costs for TID
#7, as amended. 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 West Towne Village development project
area is considered blighted within statutory definitions, and is in need of redevelopment to
ensure the long-term economic viability of the neighborhood.

Other redevelopment sites and proposed uses in TID #7, as amended, remain unchanged.
Project costs within TID #7, as amended, include land acquisition, utility and access
improvements, design and engineering, and planning/project support. Project activities and
estimated costs for other major redevelopment projects that might be undertaken in the future
would be provided through an amendment to the Project Plan of TID #7.

A schedule of project costs TID #7, as amended, is provided in Appendix B.

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

RELOCATION

Persons and businesses displaced by project activities will be relocated in accordance with
applicable state and federal laws and regulations. Relocation pians for the project will be filed
with the Department of Commerce, Relocation Unit, Division of Community Development.
Approved relocation plans will serve as the basis for all relocation payments made as part of
project activities.

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 identifies this area as a future mixed-use
commercial development. Planned Development District (PDD) zoning classification will
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 15th year, within the maximum allowed 27-year life of the district. Consequently, the
amended TID is economically feasible. Projected tax base growth for TID #7, as amended, is
provided in Appendix A.

$6.670 million of public investment in land acquisition, utility and access improvements, project
design and engineering, and district planning/project support is scheduled for TID #7, as
amended. A schedule of these costs and a financing plan and financial feasibility analysis is
provided in Appendix B.



Based on projected expenditure and revenue levels after the amendment, all obligations of TID
#7 will be paid in full during 2015, the 15th 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 15th 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 shows the projected increments from TID #7, as
amended, over the life of the District, apportioned among the four entities, based on the formula
prescribed by the Wisconsin Department of Revenue.

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
$1,881,396, which was the equalized value of real estate and personal property within this
area on January 1, 2004.

e The current equalized tax rate of $24.00 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 — 20 years in length
with repayment of principal on a schedule to match with accruing tax increments. Debt
service in 2015 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.

e All interest rates have been projected at 4.0% - 5.00%, 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 uses and conditions within the expanded boundary area of TID
#7. Other uses and conditions identified in the previous Project Plan amendment remain
unchanged.

FINDINGS

Within the expanded boundary area of TID #7, 100% by area and 100% by number of
parcels, of all real property is blighted within the statutory definition of blight. Property
standing vacant for an entire 7-year period immediately preceding the creation of TID #7,
combined with the expanded boundary of this amendment area, represents 7.6%, by area,
of all real property in TID #7, as amended.

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.

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

As of January 1, 2004, using equalized values, the base value of TID #7 expanded
boundary area for amendment 2, the base value within the TID #8 Riverwalk Zone
expanded boundary area for amendments 1, 2 and 3, plus the increment values of TID #5,
TID #6, TID #7, and TID #8 total $73,601,511, which is 4.32% of the total of all taxable
property in the City of Neenah as shown below. State law requires that those values not
exceed 12%.

TID #5 Increment Value $22,649,800
TID #6 Increment Value $6,204,100
TID #7 Increment Value $34,427,400
TID #8 Increment Value $2,621,900
TID #7 Expanded Boundary Area Base Value No. 2 $1,881,396
TID #8Expanded Boundary Area Base ValueNo.1/2 $5,800,000
TID #8 Expanded Boundary Area Base Value No. 3 $16,915
Total $73,601,511
Total City Equalized Value $1,704,875,000 = 4.32%



000°0Z$ 000°0Z$ 000°SET‘ES 000°0LY‘ES 000°sZ$ 000°0L9°9$ SLSOD TVLOL
000°0T$ 000°0Z$ 000°0€$ 000°09% 000°01$ 000°0F1$ poddng yosforg/Suruueld y
0$ 0$ 0$ 000°01$ 0$ 000°0T$ Buueour3uy pue uSiseq ¢
0% 0$ 0$ 000°007$ 0% 000°00¥$ uonisimbay pue g
0% 0$ 000°S01°¢$ | 000°000°€S | 000°ST$ 000°021°9$ sse00y 2 AN i
8007 L00T 9007 S007 ¥00T TVLOL NOILdI¥9S3a 1o3rodd

YIAV NOISNVJXA L# LOTILSIA INHIWTIONI XV.L
SLSOD ANV SINTNWIAOYJII LOHArOdd 40 A'TNATHIS
THATIVL




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 REDEVELOPMENT SITES AND PROPOSED USES
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FIGURE 3
CITY OF NEENAH

TAX INCREMENT DISTRICT #7 EXPANDED BOUNDARIES
EXISTING USES AND CONDITIONS
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