CITY OF NEENAH TAX INCREMENT DISTRICT #8
PROJECT PLAN AMENDMENT
RIVERWALK ZONE

Effective January 1, 2004
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SUMMARY FINDINGS

CITY OF NEENAH TAX INCREMENT DISTRICT #8

RIVERWALK ZONE PROJECT PLAN AMENDMENT

District Name:

Location:

Purpose:

Effective Date:

Proposed Costs:

Project Financing:

Project Revenues:

Effective January 1, 2004
City of Neenah Tax Increment District #8 (2003 Amendment)
Riverwalk Zone

Stimulate redevelopment and revitalization at the urban waterfront
as a means to improve the community’s quality of life and to insure
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 #8, is January 1, 2004.

$11.350 million of public investment in redevelopment assistance,
utility and parking improvements, riverwalk construction, project
design and engineering, and district planning/project support for the
expanded boundary area is scheduled through the allowed
expenditure period (2003-2005).

Capital financing of $11.350 million, utilizing borrowing proceeds.

Tax Increment District #8, as amended, is projected to create $58.6
million of tax base through its maximum life period (2023). It will
generate an estimated $20.6 million in tax increments during that
same period. The expanded boundary area alone is projected to
create $44.8 million of tax base through the year 2023, and will
generate $15.2 million in tax increments during that same period.

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

obligations of TID #8, as amended, will be paid in full during
calendar year 2022, the 22nd 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 #8

RIVERWALK ZONE PROJECT PLAN AMENDMENT
Effective January 1, 2004

INTRODUCTION

Tax Increment District #8 (TID #8) was created in 2001 to support revitalization and
redevelopment to ensure a vital and healthy tax base in the Doty Island Business
District. 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 $750,000 in City investment has been made in site
redevelopment assistance, utility and access improvements, and district planning and
project support. As a result, a major office redevelopment project was completed with
tenant occupancy underway, an abandoned grocery store site is awaiting reinvestment
and conversion to commercial use, and an historic retail building is soon to be occupied
with a neighborhood restaurant. Private sector investment to date is in excess of $4.0
million. As a result of the private development that has been completed, tax increments
totaling $32,300 have been generated from new property value tax base of $2.1 million.

The private sector's renewed confidence for investing in the downtown waterfront,
which borders both the central business district and the Doty Island Business District,
has presented the community with the opportunity to capture more tax value growth
there. For over 5 years, the Neenah community has made plans for improvements
along our waterfront that will create attractive, comfortable and compelling places for all
citizens to enjoy. The Neenah Riverwalk project, a public-private venture, will begin in
the heart of the downtown at Shattuck Park, and will extend along the Fox River canal
between the QOak Street and Commercial Street bridges. The project will feature a
barrier-free riverwaltk, a walkout pier, an interactive fountain, park pavilion, concert lawn,
enhanced visitor boat parking, improved pedestrian safety, and additional nearby
vehicle parking. Future phases would extend the riverwalk along the Doty Island shore
of the Fox River, completing a continuous 1.5 mile loop of the downtown waterfront.

The Riverwalk Zone includes several economic development sites that hold potential for
high value construction, new tax base and job creation. The commitment of the public
sector to reinvest in the urban waterfront has already produced results. To date, $14
million in new economic development projects have been announced as a direct result
of the riverwalk initiative. Future Neenah, Inc. and the City of Neenah are jointly
conducting an aggressive economic development initiative to spur additional business
growth in the Riverwalk Zone. The Neenah Central City Business Improvement District
Board has identified the Riverwalk Zone as a vital development area within the
business clustering concept that is being pursued for retail, service, dining and
entertainment, and office growth in the downtown area.
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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 information provided herein documents the amendment to the TID #8 Project Pian
that will enable the expansion of the boundaries needed to accommodate development
opportunities in the Riverwalk Zone.

BOUNDARIES
The boundaries of TID #8 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 #8.

CREATION DATE

TID #8 was created effective January 1, 2001. The effective date of the amendment,
for the capture of new taxable value within the expanded boundary area of TID #8, is
January 1, 2004.

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 #8. 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 #8, some key economic development sites
are in need of redevelopment/rehabilitation due to prolonged underutilization, and
associated physical and economic obsolescence. The sites have been planned for and
are expected to develop as a combination of commercial and residential use properties.

Project costs within the expanded boundary area of TID #8 will encompass four areas:
1. Site Redevelopment Assistance -- Funds will support excessive site assembly,

property clearance, infrastructure, and site preparation costs necessary to make key
economic development sites feasible for construction of new high-value projects.

2. Utility and Parking Improvements -- Funds will provide upgraded public utilities and
infrastructure to support new, high value taxable projects.  Providing parking
infrastructure to support new deveiopment in the Riverwalk Zone is included in the
project costs.

3. Neenah Riverwalk — Funds will support the project work needed to complete the
features and public facilities at the urban waterfront.




4. Design and Engineering -- Funds will provide design and engineering support and
services needed for the Neenah Riverwalk and public infrastructure being provided
in the amendment area.

A schedule of project costs over the allowed expenditure period for the TID #8
expanded boundary area (2003-2005) is provided in Appendix B-1. An accompanying
schedule of the combined project costs for both the original TID #8 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
#8.

RELOCATION

No City role is anticipated in activities within the expanded boundary area of TID #8 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 development master plan for the amendment area is in conformance
with the City of Neenah’s 2020 Comprehensive Plan, the Neenah Waterfront Master
Plan, and the Central Neenah Market Analysis and Branding Study. Appropriate zoning
controls are in place to manage the development expected within the Riverwalk Zone.

ECONOMIC FEASIBILITY

Upon the amendment of the Project Plan and the expansion of the boundary area for
TID #8, totail revenues generated from property tax increments are projected to offset
total project costs in the 22nd year, within the maximum allowed 23 year life of the
district, and on schedule with the 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 #8 boundaries and the
expanded boundary area is provided in Appendix A-2.

$11.350 million of public investment in redevelopment assistance, utility and access
improvements, riverwalk construction, project design and engineering, and district
planning/project support is scheduled through the allowed expenditure period (2003-
2005) 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 #8 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 #8 will be paid in full during 2022, the 22nd 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 22nd year, the
tax base created as a result of development in the District wili 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 #8, 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 #8 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. '

» The base equalized value of the expanded boundary area of TID #8 has been
established at $5,800,000, which was the equalized value of real estate and
personal property within this area on January 1, 2004.

* A projected equalized tax rate of $23.00 is assumed to remain level beginning in
2005 and continuing throughout the life of the district.

* General Obligation (G.0.) Notes and Bonds represent annual capital borrowing for
public investment in the District. 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 2022 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.

« Allinterest rates have been projected between 2.5%-4.0%, 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 #8 as amended. Additional
funding support will be provided through grants and private fundraising.



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 #8 will further promote the City’s goal of
orderly, sustained development and revitalization in the Riverwaik Zone. By supporting
efforts to revitalize the urban waterfront, 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 #8. Figure 4 illustrates the condition of real property within the expanded boundary
area of TID #8.

FINDINGS

» Within the expanded boundary area of TID #8, properties in need of rehabilitation or
conservation work represent 73%, by area, of all real property. Combined with the
previous findings of the original TID #8 boundaries, 72.5% 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 #8, combined with the expanded boundary of the amendment area,
represents 1.1%, by area, of all real property.

e The redevelopment of land within the expanded boundary area of TID #8 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 Riverwalk Zone.

* As of January 1, 2004, using equalized values, the base value within the expanded
boundary area of TID #8, plus the increment values of TID #5, TID #6, TID #7. and
TID #8 total $53,889,500, which is 3.66% 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 #5 Increment Value $21,408,300
TID #6 Increment Value $6,274,500
TID #7 Increment Value $18,338,300
TID #8 Increment Value $2,067,400
TID #8Expanded Boundary Area Base Value $5.800.000
Total $53,889,500
Total City Equalized Value $1,469,212,000 = 3.66%



TABLE 1

SCHEDULE OF PROJECT IMPROVEMENTS AND COSTS
TAX INCREMENT DISTRICT #8 EXPANSION AREA

PROJECT DESCRIPTION TOTAL 2003 2004 2005
1. Site Redevelopment Assistance $2,000,000 $0; $1,000,000 | $1,000,000
2. Utility/Parking Improvements $7,700,000 $0 | $7,700,000 $0
3. Riverwaik Construction $1,515,000 $15,000 $720,000 { $780,000
4. Design and Engineering $115,000 $100,000 $15,000 $0
5. Planning/Project Support $20,000 $0 |  $10,000 $10,000
TOTAL COSTS $11,350,000 $115,000 | $9,445,000 | $1,790,000




FIGURE 1
TAX INCREMENT DISTRICT #8
EXPANDED BOUNDARIES
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FIGURE 2
POTENTIAL REDEVELOPEMENT SITES AND PROPOSED USES
TAX INCREMENT DISTRICT #8
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EXISTING USES AND IMPROVEMENTS
TAX INCREMENT DISTRICT #8
EXPANDED BOUNDARIES

FIGURE 3
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FIGURE 4
CONDITION OF PROPERTY
TAX INCREMENT DISTRICT #8
EXPANDED BOUNDARIES
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APPENDIX A-1

APPENDIX A-2

APPENDIX B-1
APPENDIX B-2

APPENDIX C-1

APPENDIX C-2

APPENDICES

CITY OF NEENAH TAX INCREMENT DISTRICT #8
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
AMONG TAXING ENTITIES (Amended & Combined)
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WISGCONSIN

City Attorney
211 Walnut St., P.O. Box 426, Neenah, WI 54957-0426
Phone: 920-886-6106  Fax: 920-886-6109
website/e-mail: www.ci.neenalwi.us
Attorney’s e-mail: jgodlewski@ci.neenalwi.us

November 21, 2003

Mr. Robert Buckingham

Director of Community Development

211 Walnut Street

Neenah, WI 54956

RE: Tax Increment District No. 8 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
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RESOLUTION NO. 7069

A RESOLUTION AMENDING THE PROJECT PLAN AND MODIFYING THE
BOUNDARIES OF CITY OF NEENAH TAX INCREMENT DISTRICT NO. 8.

WHEREAS, the City of Neenah created Tax Increment District No. 8 in 2001 for the

purpose of supporting revitalization and development in the Doty Island Business District;
and ‘

WHEREAS, the Neenah Plan Commission has prepared an amended project plan to
modify the boundaries of Tax Increment District No. 8, has held a public hearing, has
adopted an amended project pian and has modified the district houndaries, all pursuant to
Section 66,1105, Wis. Stats,, and ’

WHEREAS, the Plan Commission has submitted the recommended amended

project plan and modified district boundaries to the Common Council of the City of
Neenah,

NOW, THEREFORE, BE IT RESOLVED, by the Common Council of the City of
Neenah this 3rd day of December, 2003, that pursuant to the provisions of Section 66.1105,
Wis. Stats., the Tax Increment District No. 8 Project Plan is hereby amended to modify the
district’s boundaries and add territory that is contiguous to the district and is served by
public improvements that were created as part of the district’s project plan. The
boundaries of said district, as modified, are described and depicted in the attached Exhibit

A, which is incorporated and made a part of this Resolution. The official date of the
amendment of the district is January 1, 2004,

BE IT FURTHER RESOLVED that the Common Council of the City of Neenah finds
that:

1. " Not less than 50%, by area, of the real prdperty within the district, as

amended, is in need of rehabilitation or conservation work within the meaning of Section
66.1337 (2m) (b), Wis. Stats.

2. The improvement of the area is likely to enhance significantly the value of
substantially all of the other real property in the district, as amended.,

3. The project costs directly serve to rehabilitate or conéerve property in the
area, consistent with the purpose for which the tax increment district is created.

4. The equalized value of taxable property in the district, as amended, plus
the value increment of all other existing districts does not exceed 5% of the total value of
equalized taxable property within the City.

Recommended by: " CITLOF NEENAH, WISCO

Moved: Stevenson/Hemes /

forg eror P b
’/ . Lo ’ 1 e'/\ o )
Passed: December 3, 2003 ( ﬁ@(“_f"(ﬁt 'dJ{ ‘"ZZ&%@N

Patricig -Peter_son, City Clerk




EXHIBIT A

CITY OF NEENAH TAX INCREMENT DISTRICT #8 AMENDMENT-RIVERWALK ZONE
EXPANDED BOUNDARY AREA DESCRIPTION

Lands within the City of Neenah, Winnebago County, Wisconsin, more particularly described as follows:

Commencing at the Northeast corner of the intersection of East North Water Street and First Street,
hereinafter referred to as the Point of Beginning; thence Southerly along the East Right of Way line of
First Street and continuing along the East side of the Wayne Bryan Bridge and continuing along the East

Right of Way line of Oak Street to the Southeast corner of the intersection of Oak Street and East Doty
Avenueg;

Thence Westerly 60 feet to the Southwest corner of the intersection of Oak Street and East Doty
Avenue; thence Westerly 600 feet to g point along the South Right of Way line of East Doty Avenue:

?

thence Northerly 60 feet to a point at the Southwest corner of Tax Key Parcel No. 10-46: thence

Thence Westerly 180 feet to a point along the South Right of Way line of East Wisconsin Avenue; thence
Northerly 100 feet to the Southwest corner of the property commonty known as the Canadian National
railroad parcel; thence Northerly 308 feet along the Westerly property line of the Canadian National
railroad parcel to the south shore of the Neenah Water Power Canal;

Thence Westerly 480 feet along the south shore of the Neenah Water Power Canal to a point at the East
Right of Way line of North Commercial Street; thence Southerly 100 feet along the East Right of Way line

of North Commercial Street to the Southeast corner of the intersection of North Commercial Street and
Canal Street;

Thence Westerly 60 feet to the Southwest corner of the intersection of North Commercial Street and
Canal Street; thence Westerly 480 feet along the South Right of Way line of Canal Street to the

940 feet along the north shore of the Neenah Water Power Canal to a point at the West Right of Way line
of North Commercial Street;

Thence continuing Northerly along the West Right of Way line of North Commercial Strest to the north
shore of the Fox River; thence Easterly 66 feet along the north shore of the Fox River to the East Right of
Way line of North Commercial Street; thence continuing Easterly along the north shore of the Fox River
to a point at the West Right of Way line of First Street:

Thence continuing Northerly along the West Right of Way line of First Street to the Southeast corner of
Tax Key Parcel No. 3-135-1: thence Westerly 135 feet along the South property line of Tax Key Parcel
No. 3-135-1; thence Northerly along the West property line of Tax Key Parcel No. 3-135-1 to the

the North Right of Way line of East North Water Street to the Northwest corner of the intersection of East
North Water Street and First Street: thence Easterly 60 feet to the Point of Beginning.



