100 North Appleton Street

City of Appleton Appleton, Wi 54911-4799

www.appleton.org
P Meeting Agenda - Final

Joint Review Board

Monday, July 10, 2017 10:30 AM Council Chambers, 6th Floor
1. Call meeting to order
2. Roll call of membership
4. Public Hearings/Appearances
5. Action Items
17-976 Election of Public Member
17-977 Election of Chairperson
6. Information Items
17-940 Review Annual Reports

Attachments: 2016 TIF 3 Report.pdf
2016 TIF 8 Report.pdf
2016 TIF 9 Report.pdf
2016 TIF 10 Report.pdf

17-978 Review - Tax Incremental Financing Districts #11 and #12 Approval
Process/Schedule

Attachments: TIF #11 and #12 Calendar Revised 5-15-17.pdf

17-979 Review - Role of Joint Review Board

Attachments: Roles Attachment.pdf

WI TIF Joint Review Board Info.pdf

17-980 Project Plan and Maps for TIF #11

Attachments: TIF District 11 Project Plan 2017 FINAL DRAFT 6-22-17.pdf
TIF#11BoundaryMap.pdf
TIF#11ExistingUsesMap.pdf
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http://cityofappleton.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=10221
http://cityofappleton.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=10222
http://cityofappleton.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=10185
http://cityofappleton.legistar.com/gateway.aspx?M=F&ID=33a6b265-f6d9-40d9-964b-4942f1d9434d.pdf
http://cityofappleton.legistar.com/gateway.aspx?M=F&ID=08456662-896b-4bda-b86b-9393fdbac2ba.pdf
http://cityofappleton.legistar.com/gateway.aspx?M=F&ID=d5409fcd-6c0a-4800-8acf-9e2c0bc48143.pdf
http://cityofappleton.legistar.com/gateway.aspx?M=F&ID=2b4e78e7-d9af-4d44-9d58-0d331583df65.pdf
http://cityofappleton.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=10223
http://cityofappleton.legistar.com/gateway.aspx?M=F&ID=e43b8ff8-a7ad-44c1-b4d8-2f0ce4848f91.pdf
http://cityofappleton.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=10224
http://cityofappleton.legistar.com/gateway.aspx?M=F&ID=8ba9d678-0a71-4ab9-9e27-718d086d8ff8.pdf
http://cityofappleton.legistar.com/gateway.aspx?M=F&ID=b3e9876e-8ed5-4994-ab03-54bcfdabb01f.pdf
http://cityofappleton.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=10225
http://cityofappleton.legistar.com/gateway.aspx?M=F&ID=e07c5840-7a8e-4bc0-92f6-11b0a2c5ff96.pdf
http://cityofappleton.legistar.com/gateway.aspx?M=F&ID=b323bf96-5737-4f53-8134-379c5b078043.pdf
http://cityofappleton.legistar.com/gateway.aspx?M=F&ID=b1e5fd80-d9a9-4881-afff-d1da5b1709cf.pdf

Joint Review Board

Meeting Agenda - Final July 10, 2017

17-1022

17-981

7. Adjournment

Project Plan and Maps for TIF #12

Attachments: TIF District 12 Project Plan 2017 FINAL DRAFT 6-22-17.pdf
TIF#12BoundaryMap.pdf
TIF#12ExistingUsesMap.pdf

Discuss Proposed August 3, 2017 Date for Next Joint Review Board
Meeting

Notice is hereby given that a quorum of the Common Council may be present during
this meeting, although no Council action will be taken.

Any questions about items on this meeting are to be directed to Karen Harkness,
Director, Community and Economic Development Department at 920-832-6468.

Reasonable Accommodations for Persons with Disabilities will be made upon Request
and if Feasible.
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TID Annual Report (PE-300)

Co-muni code Municipality
44201 CITY of APPLETON
Year Due date
2016 July 03,2017
TID # ‘Report type
003 FINAL |
TID type TID name
1D - Regpre-95D nfa
Creation date Mandatory termination date
11-04-1992 11-04-2029
Beginning Balance

-10,731,055




Section 2a. Expenditures

Developer grants © @
3 1 * n/a ' * 0
Subtotal. 0
Does this TID allocate funds to another TID? ... SR . Yes
® No
TID number and amount allocated 43 =
17 Select.. i “ 0
Subtotal . 0
Other expenditures @ @
© 1 | AuditFee 1,634
© 2 | State TIF Filing Fee | 150
Subtotal 1,784




Section 2b. Expenditures

Principal on long-term debt

Environmental costs

Developer grants subtotal

Allocation to other TIDs subtotal . ..

503,518

100,000

1,784

605,302




Section 3a. Revenues

Does this TID receive allocated funds from another TID?

£

TID number and amount received from each TID & %

1% Salect.. 7 ; 0
SUBTOtal.... ... 0
Development guarantees @ @
21 Radisson Paper Valley Hotel 40,648
SUbtOtal 40,648
Transfer from other funds © @
& 1 | Transfer In - Parking Utility 1,400,000
SUBEOTAL. .. 1,400,000
Other grant sources © @
@1
Subtotal 0

Other revenue sources @ ©

1




Subtotal




Section 3b. Revenues

Taxincrement @ R

Sale of property

Allocation amount from other TIDs subtotal

Developer guarantees subtotal

Transfer from other funds subtotal

Other grant sources subtotal

Other revenue sources subtotal

918,462

6,305

40,648

1,400,000

2,365,415




Section 4. Ending Balance

.................................................................. -8,970,042

.................... 8,970,942




Section 5. Contact Information

Contact Person
Name @ Title

*| Anthony D Saucerman * Finance Director
Email Phone

*

tony.saucerman@appleton.org

*

(920) 832-6440

Confirmation Statement

I declare this report is true, correct and complete to the best of my knowledge | ® Yes
and belief. @ " "No




TID Annual Report (PE-300)

Co-muni code Municipality
44201 CITY of APPLETON
Year Due date
2016 July 03, 2017
TID # Report type
008 FINAL
TID type TID name
2 - Blight post-95 n/a
Creation date Mandatory termination date
05-20-2009 05-20-2036
Beginning Balance

-577,670




Section 2a. Expenditures

Developer grants Q@ @
© 1 *| Eagle Flats, LLC * - 63,310
& 2 *| Riverheath, LLC * 199,605

Subtotal .. 262,915
Does this TID allocate funds to another TID? . , - Yes

® No
TiD number and amount allocated €3 2
i -

1% Select .., v | 0

SUBtOtal 0
Other expenditures © @
© 1 | AuditFee 1,634
@ 2 | State TIF Filing Fee 150

Subtotal

1,784




Section 2b. Expenditures

Principal on long-term debt

Environmental Costs. ...

46,238

86,019

15,000

262,915

1,784

411,956




Section 3a. Revenues

Does this TID receive allocated funds from another TID?

TID number and amount received from each TID &34

. ; —
1+ Select... 7 l ; 0
: - |
SUBTOTAl 0
Development guarantees § @
21 |n/fa 0
Subtotal 0
Transfer from other funds © @
&1
SUB Ol 0
Other grant sources @ @
Subtotal 0
Other revenue sources Q @
a1 Developer Interest Payment Reimbursement 49,760




49,760




Section 3b. Revenues

CTaxincrement @ R

Special assessments

Exempt computer aid @ -

Miscellanheous revenue

Sale of property

Allocation amount from other TIDs subtotal

Developer guarantees subtotal

Transfer from other funds subtotal

Other grant sources subtotal

Other revenue sources subtotal

262,671

1,918

3,527

49,760

317,876




Section 4. Ending Balance

................ 671,750

.................. 671,750




Section 5. Contact Information

Contact Person

‘Name @

*

Anthony D Saucerman

Email

»*

tony.saucerman@appleton.org

Confirmation Statement

| declare this report is true, correct and complete to the best of my knowledge |

b

»

Title

Finance Director

Phone

(920) 832-6440

& Yes
. No




TID Annual Report (PE-300)

Co-muni code Municipality
44201 CITY of APPLETON
Year Due date
2016 July 03,2017
TID# Repdrt type
00s FINAL
TID type TID hame
2 - Blight post-95 n/a
Creation date Mandatory termination date
09-18-2013 (9-18-2040
Beginning Balance

-38,288




Section 2a. Expenditures

Developer grants © ©.
£ 1 *| n/a * 0
SUBEO EL . 0
Does this TID allocate funds to another TID? . ... . . ., ~Yes
®No
T number and amount allocated €3
i | B
1 # Select ... kK “ 0
SUDTO Al 0
Other expenditures © ©
@ 1 | AuditFee 1,634
@ 2 | State TIF Filing Fee 150

Subtotal

1,784




Section 2b. Expenditures

...........................................................................

Dbt ISSUANCE COS S . e e

Principal on long-term debt

Environmental costs

Real property assembly costs @

Developer grants subtotal

Allocation to other TIDs subtotal

.............................................................

Other expenditures subtotal

Total Expenditures @

74,820

4,500

1,784

81,104




Section 3a. Revenues

Does this TID receive allocated funds from another TID? ... , Yes
® No

TID number and amount received from each TiD &2 2

71 Select ., ¥ l {

Other revenue sources 0 Q

&1




Subtotal




Section 3b. Revenues

Taxincrement@ . ... S e R

Investment income

Sale of property

Allocation amount from other T1Ds subtotal

Developer guarantees subtotal

Transfer from other funds subtotal

Other grant sources subtotal

Other revenue sources subtotal

33,007

48

70,031

103,086




Section 4, Ending Balance

Balanceatend of fiscalyear@. ... ' 116,306

.................. -16,306




Section 5. Contact Information

Contact Person
Name @ Title

*| Anthony D Saucerman : *| Finance Director
Email Phone

*| tony.saucerman@appleton.org *| (920) 832-6440

Confirmation Statement.

I declare this report is true, correct and complete to the best of my knowledge & Yes
and belief. © “No




TID Annual Report {PE-300)

Co-muni code Municipality
44201 CITY of APPLETON
Year Due date
2016 July 03, 2017
TID # Report type
010 FINAL
TID type TID name
2 - Blight post-95 nfa
Creation date Mandatory termination date
09-18-2013 09-18-2040

Beginning Balance

32,061




Section 2a. Expenditures

Developer grants © @
1 %\ n/a * 0
SUBOtAl 0
Daoes this TID allocate funds to another TID? . ... .. . ‘Yes
(0 No
TiD number and amount allocated €3 4
1% Select .., g 0
Subtotal 0
Other expenditures @ @
o1 Audit Fee 1,634
@ 2 | State TIF Filing Fee 150

Subtotal

1,784




Section 2b. Expenditures

Principal on long-term debt

Environmental CoStS . ..
Developer grants subtotal

Allocation to other TIDs subtotal

Other expenditures subtotal

1,784

1,784




Section 3a. Revenues

Does this TID receive allocated funds from another TID?

TID number and amount received frorm each TID €3 43

17 Select .. ¥

e

Subtotal

Transfer from othet funds @ @

Other revenue sources @ @




Subtotal




Section 3b. Revenues

Tax increment @

Sale of property

Allocation amount from other TIDs subtotal

Developer guarantees subtotal

Transfer from other funds subtotal

Other grant sources subtotal

Other revenue sources subtotal

11,924

48

4,967

16,939




Section 4. Ending Balance

Future projectcosts @, .

47,216

47,216




Section 5. Contact Information

Contact Person
Name @ Title

*| Anthony D Saucerman *! Finance Director
Email Phone

*| tony.salucerman@appleton.org * (920) 832-6440

Confirmation Statement

| declare this report is true, correct and complete to the best of my knowledge _ ' Yes
and belief, @ _ No




City of Appleton: Proposed Tax Incremental Financing District #11 and #12

APPROVAL PROCESS - COMBINED HEARING METHOD

LEGEND:

Common Council
Plan Commission

-Joint Review Board

REVISED  5-15-2017

Property Owner Notice (15 days before Public Hearing)

Entities Notice 1st Class Mail (Prior to Final Notice in Paper)

Class 2 Notice in Post Crescent for Plan Commission Public Hearing

Class 1 Notice in the Post Crescent for Joint Review Board Meetings (at least 5 days prior to meeting)

| JUNE |
s M T W T F__s
1 [ 23
4 s [ 6 | 7] 8] 910
11 [ 12 [ 13 [ 14| 15[ 16 [ 17
18 | 19 22 | 23 | 24
25 | 26 | 27 | 28 30
JuLy
s M T W T F s
1
2 [ 3 [ 4| 567 ]38
EE  FEFEAEEEEAEE
16 | 17 | 18 [ 19 [ 20 | 21 [ 22
23 [ 24 | 25 | 26 28 | 29
30 | 31
AUGUST
s M T W T F__s
1 [ 2 Bl 4+ [ s
6 | 7 [ 8| 9 [10][1] 1
13 | 14 [ 15 [ 16 | 17 | 18 | 19
20 [ 21 | 22 [ 23 [ 24 | 25 | 26
27 [ 28 | 29 [ 30 | 31
SEPTEMBER
s M T W T F__s
1| 2
3 [ 4 [ s 6 780
10 |11 [ 12 [ 13| 14 16
17 |18 | 19 [20 [ 21 | 22 [ 23
24 | 25 | 26 | 27 [ 28 | 29

June 20: Property Owner Notice (15 days before public hearing required)

June 21: Tax Entities Notice by 1st Class Mail

June 26: Public Hearing and Joint Review Board Notices due to City Clerk

June 29: Class 1 Notice for Joint Review Board Meeting

June 30 & July 2: Class 2 Notices in the Post Crescent required for Plan Commission

July 11: Public Hearing at Plan Commission on boundary and project plan

July 24: Joint Review Board Notice due to City Clerk

July 27: Class 1 Notice for Joint Review Board Meeting

August 2: Common Council adopts project plan & creation resolution (must be 14 days after public hearing)

September 30: Deadline for adoption of project plan & resolution for TIF District effective January 1, 2017



QUESTIONS FOR
JRB MEMBERS

Would the expected development occur
without the aid of TIF?

What are the expected economic
benefits of the TID in terms of jobs,
incomes, and property values?

How much of the total projected tax
increment revenue comes from my
overlying taxing district?

How does this planned development fit
in with the rest of the development in
my district?

Is there a better alternative use for the
development site? Is there a better
alternative use for the tax revenue? Is
there a better alternmative use for the
limited TIF capacity?

What is the general public sentiment
among the residents of my district
concerning this TID?

How will my jurisdiction know what is
spent and received for this TID?

How will the planned development
affect the demand for services from my
district’s residents (schools, police,
fire, EMS3)?

What guarantees are in place to
ensure that the anticipated tax
revenue is actually collected?

.......................

Send questions you may have for DOR
to tiffiwrevenue.wi.gov

JRB MEMBERSHIP

Changes made in 2004 to the TIF Law
added very specific language regarding
the membership of Joint Review
Boards. The goal is to ensure that the
members have appropriate back-
ground and experience to accurately
evaluate TIF project plans.

Please Note: If the TID is served by a
school district and a union high school
district, the school district member
shares the school vote evenly with a
representative from the union high
school district.

DOR REVIEW
(For TIDs CREATED UNDER 66.1105 ONLY)

The 2004 TIF Law changes created the
DOR Review. This allows JRB
members, by majority vote, to request
that the Department of Revenue review
the objective facts and planning
documents involved with a TID plan.

To request a DOR Review, a letter and

materials should be sent to DOR prior

to the JRB’s decision with the

following elements:

e municipality mname and TID
number,

¢ a list of JRB members, the date of
the meeting and a record of the
vote,

« a copy of all the documents that
are to be reviewed by DOR, and

e specifically name what item or fact
is believed to be incomplete or
inaccurate identified under Wis.
Stats. 66,1105(4)(gm).

WISCONSIN
TaX INCREMENTAL
FINANCING

A Guide
For
Joint Review Board
Members

Wis. Stats. 66.1105,
66.1106 or 60.85

Published 7/08

State of Wisconsin
Bureau of Property Tax

PROPO67 (R. 9-08)




YOU HAVE BEEN CHOSEN!

If you are reading this pamphlet, you
have been designated to serve on the
Joint Review Board (JRB) for a Tax
Incremental District (TID) in your
community. You will serve a specific
role, representing one of the overlying
taxing jurisdictions that will help to
fund the projects planned for the TID.

Tax Incremental Financing (TIF) is a
partnership. The taxing jurisdictions
(municipal, county, school, technical
college, special districts) that overlay a
group of parcels, work together to
encourage development on those
parcels. Tax revenue generated from
the new development is used to pay for
improvements that helped bring the
new development to the site. Once the
projects are paid off, the TID is closed
and cach jurisdiction has a larger tax
base.

When creating a TID, or amending an
existing one, the JRB has the power of
final approval. They can approve or
deny the creation or amendment of the
district based on their review. Minutes
should be taken and votes should be
recorded at the JRB meetings, and
these should be added to the record for
the TID. The JRB must respond to the
municipal officials within seven days of
making a decision, and, when they
reject a plan, they must cite in writing
specific decision criteria that were
found to be lacking.

DuTIES & RESPONSIBILITIES

Generally, the JRB members represent
the interests of the taxing jurisdiction
on whose behalf they are serving. For
example, a school’s representative will
look at the TIF plans and consider the
impact on the finances of the school
district. Members’ opinions can differ,
and for this reason, there can be
disagreement among members.

Specifically, JRB members are, by
majority vote, required to make a
positive assertion that the
development would mnot occur
without the creation of a TID [Wis.
Stats. 66.1105(4m)(b) 2.
s. 66.1106(3)(c) 1.a & s. 60.85(4)(am)].
Local officials are required to provide
the following information:

1. The specific items that constitute the
project costs: the fotal dollar amount,
and the total amount of tax
increments.

2. The total value increment and the
date to be terminated.

3. The reasons why the project costs
may not or should not be paid solely
by the TID taxpayers.

4. The share of projected tax increments
from each overlying taxing district.

5. The benefits that the overlying
jurisdictions will receive.

6. A copy of the plan commission and
board/council TID resolutions.

7. Copies of planning documents and
public record.

If you don’t get something,
ask for it!

DEcisIoN CRITERIA

The criteria upon which the JRB
approve or deny is laid out explicitly in
the TIF Law [Wis. Stats.
66.1105(4m)(c}, s. 661106(3)(c) &
s. 60.85(4)(c)]. The three criteria are:

1.Whether the development expected
in the TID would occur without the
use of tax incremental financing.

2.Whether the economic benefits of
the TID, as measured by increased
employment, business and
personal income, and property
value, are insufficient to compen-
sate for the cost of improvements.

3.Whether the Dbenefits of the
proposal outweigh the anticipated
tax increments to be paid by the
owners of property in the overlying
taxing districts.

The first criterion,.the “but for” test, is
the most important part of the JRB
deliberations. The JRB is required to
assert that the planned development
would not occur without the use of
TIF. If the “but for” test is not met, the
TID cannot be approved. The “but for”
concept justifies the investment of all
the overlying taxing jurisdictions in a
project. If a development would have
happened without TIF there is no
reason for the taxpayers outside the
municipality to be involved with
financing.

The JRE may also hold additional
public hearings as part of their
deliberations.

For more information on JRB responsibilities, see “Joint Review Board Supplemental Data” (pub. PE-213), here: http://www.revenue.wi.gov/forms/govtif/pe-213.pdf




Wisconsin Tax Incremental Financing Wisconsin Depart
Joint Review Board Information

(sec. 66.1105(4m), sec. 66.1106(3), sec. 60.85(4), Wis. Stats.) Revenue

¢

Purpose of the Joint Review Board (JRB)

Members of the JRB represent a taxing jurisdiction (municipal, county, school, technical college) have the
responsibility to approve, deny or amend a Tax Incremental District (TID). If the JRB approves the TID, it viewed
or heard convincing evidence of the vital need for TIF assistance to make this development a reality. The JRB
jurisdictions are agreeing to sacrifice some amount of tax revenue for many years into the future.

What is Tax Incremental Financing (TIF)?

TIF is a financing tool available to local governing bodies to encourage economic development that would not
occur without public assistance. It's a partnership between the taxing jurisdictions allowing municipalities to
invest in infrastructure and other project improvements. These investments are funded by collecting property tax
revenue from the newly developed property. As property values rise, the property tax paid on that development
is used by the municipality to pay for the eligible project costs. After the project costs are paid off, the TID is closed
and the whole value of the expanded tax base is shared by the municipality, school, county and technical college.

What is a Tax Incremental District (TID)?

It's a contiguous geographical area within a municipality consisting solely of whole property units assessed for
general property tax purposes. A TID does not include railroad rights-of-way, rivers or highways, or wetlands
under state law (sec. 23.32, Wis. Stats.). The municipality must declare a TID type in its municipal resolution where
projects are identified to encourage and facilitate the desired development.

Who are the JRB members?

The JRB consists of one representative from the school district, technical college, county, municipality and public.
When creating a multijurisdictional TID, each participating municipality may appoint one representative.

District representatives

« School - the school board president, or his/her designee with preference to the school district’s finance
director. If the TID is located in a union high school district, the school seat is shared by the union high school
representative and school district representative; each having one-half vote.

- Technical college - the technical college district director, or his/her designee with preference to the district’s
chief financial officer

- County - the county executive or the county board chairperson, or this person’s designee with preference to
the county treasurer

- City/village/town - the mayor or city manager, or the village board president, or town board chairperson or
this person’s designee with preference to the person who administers the economic development programs or
the municipal treasurer or another person with knowledge of local government finances

« Public member - this member is chosen by a majority of the other members at the JRB’s first meeting (held
before the public hearing and within 14 days of the public notice being published). There is no guidance with
respect to who is eligible for this seat, but preference should be given to residents with knowledge of finance or
economic development. A public member can be appointed as chairperson.

- JRB chairperson - the chair of the JRB is chosen by a vote of the other members at the first JRB meeting


http://docs.legis.wisconsin.gov/statutes/statutes/23/32

Wisconsin Tax Incremental Financing Joint Review Board Information

PE-213 (R.7/16)

If more than one school, union high school, elementary school, technical college or county district have the power
to levy taxes on the property within the TID, the district with the greatest value chooses its representative to the JRB.

Examples:

« School District "A" serves 75 percent of the area in the TID, but only 40 percent of the TID value is in "A" School
District "B" serves 25 percent of the area in the TID but has 60 percent of the TID value. "B" would become the
JRB member.

« Inthe case of a territory amendment, if adding property from one county to the existing TID in a different
county, the county where the added territory is located should choose the JRB member. Once the amendment
is made, any future actions for the JRB require a new calculation to determine which county has the majority of
the land value and voting representation on the JRB.

Under state law (sec. 66.1105(4m)(b)4m., Wis. Stats.), the JRB must notify every local governmental unit not
represented on the JRB and has power to levy taxes on the property within the TID, of each JRB meeting and
agenda. This includes special districts that do not have representation on the JRB.

JRB Procedures
JRB duties

When creating or amending a TID, the JRB has the power of final approval. Based on its review, the JRB can
approve or deny the creation or amendment of the TID. ATID cannot be created or amended without JRB approval.
At the JRB meetings, the members should take minutes, record votes and add them to the record for the TID.

 Before the public hearing notice appears, the municipality must send the overlying taxing jurisdictions a letter
with a copy of the notice (by first class mail) to request a representative to serve on the JRB

+ All JRB meetings held must be published as a class 1 notice, at least five days before the meeting under state
law (ch. 985, sec. 66.1105 (4m)(e), Wis. Stats.). This does not apply to town or environmental remediation TIDs.

« Within 14 days after the public hearing notice is published and before the public hearing, all board members
must be appointed and the first organizational meeting held. Required actions include selecting a public
member and chairperson. The meeting may include explanations of the new or amended TID.

« Additional JRB meetings or public hearings may be held on request of any member

After receiving the municipal resolution, the JRB must act to approve or deny the

resolution

« City/Village - within 45 days

« Town TIDs created under sec. 60.85, Wis. Stats. or Environmental Remediation TIDs created under sec. 66.1106 -
between 10 days and 45 days

JRB must respond to the municipal officials
«  Within seven days of making the JRB resolution adoption
- Ifthe JRB rejects a plan, the JRB must cite in writing specific decision criteria that was lacking

Back to page 1 2


https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4m/b/4m
https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4m/e
https://docs.legis.wisconsin.gov/statutes/statutes/60/X/85
https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1106

Wisconsin Tax Incremental Financing Joint Review Board Information

PE-213 (R.7/16)

JRB Document Review

The municipality must provide the JRB with specific information under state law (sec. 66.1105(4)(i), sec. 60.85(3)(k),
sec. 66.1106 (3)(b), Wis. Stats.). JRB members may request missing information.

Information the JRB may request

- Detailed list of project costs, resolutions and public records - copies of the planning commission and
municipal resolutions, meeting and project plan, public hearings minutes and affidavits from the newspaper,
signed development agreement that includes cash grants

+ For multijurisdictional TIDs - copy of the intergovernmental cooperation agreement - must sign an
intergovernmental agreement under state law (sec. 66.0301, Wis. Stats.). The agreement should outline specific
provisions required under sec. 66.1105 (18)(2), Wis. Stats.

« Economic Feasibility Study - to review a projection of the tax increments and estimates of increased
property values

JRB Decision Criteria

The JRB must make a decision based on the documents/information it receives from the municipality. The JRB uses
the "JRB standards of review" listed below, for approving or denying a proposal under state law (sec. 66.1105(4m)
(c), sec. 66.1106(3)(c), sec. 60.85(4)(c), Wis. Stats.).

Each standard is important to ensure the TIF project is beneficial for all taxpayers in the overlying districts. Many
consider the first standard, the "but for test," the most important. The "but for test" gets its name from the phrase,
"This development would not happen but for the financial support of TIF" This means that the developer would
not consider the project economically viable without the use of TIF to pay for the infrastructure improvements.

JRB standards of review
a. Would the expected development occur without (but for) the use of TIF?

b. Will the development’s economic benefits measured by increased employment, business and personal
income and property value, compensate for the cost of the improvements?

Do the benefits outweigh the taxes residents of overlying districts are expected to pay?

How does this planned development fit with the rest of the development in my district?

Is there a more viable use for the development site, the tax revenue and the limited TIF capacity?

What is the general opinion of my district’s residents on this TID?

How will my jurisdiction know what is spent and received for this TID?

How will the planned development affect the demand for services from my district’s residents (schools, police,
fire, EMS)?

What guarantees are in place to ensure the anticipated tax revenue is actually collected?

j. Fortowns — will the project costs relate directly to agricultural, forestry, manufacturing or tourism projects;
residential development or related retail development? (sec. 60.85(2)(b), Wis. Stats.)

SQe ™o an
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Passing the "but for test"

When deciding if a proposal passes the "but for test," the municipality and the developer must demonstrate that
the development will only happen with financial support of the taxpayers. One way to show this would be to
compare the development’s expected revenues net present value to the anticipated cost of the improvements
plus the cost of developing the TID.

Examples:

a. A developer wants to construct a mall on vacant parcels near a freeway interchange. A TIF request is made
to pay for roads and the sewer line connections. It is denied, but the development proceeds anyway. The
developer pays for the roads and sewer lines, along with the cost of constructing the building. The increase
in property value resulting from the site improvements goes onto the tax roll, and the tax payments from the
development go into the general fund, increasing collections. This is the way growth usually occurs.

b. Same scenario, but after the denial the developer decides not to proceed with the project because it is not
profitable. The parcels are not developed and remain vacant. The small tax revenue from the vacant parcels
continues to the general fund, no new jobs are created and the tax base doesn't grow.

c. This time, the local governing body negotiates with the developer and agrees to finance some of the desired
projects. TIF assistance is approved since the developer shows how the public funding of infrastructure will
make the project profitable and increase the municipal tax base. The value of the vacant land will be the base
value of the TID. Further improvements (ex: construction of the mall) will increase the value and constitute
the value increment. The difference in value between the base and current value is termed the increment. The
increment creates the tax revenue that funds the roads and sewer lines project costs.

Note: In example (c), the JRB is endorsing the use of property tax dollars to help bring growth that otherwise
would not occur. A growing tax base can help control tax bill increases.

Department of Revenue (DOR) Review Procedure

Once the JRB reaches a decision and takes action to approve or deny the creation of the TID, the JRB has seven
days to submit the decision to the municipality. Under state law (sec. 66.1105(4m)(b)4, Wis. Stats.), the JRB may
request DOR review the facts contained in the documents listed on Page 3 in the "Information the JRB may
request” section.

To request a DOR review

« A majority of the JRB members must support the request

« A written request must be submitted to DOR and must specify which fact or item the members believe is
inaccurate or incomplete

«+ Within 10 working days of receiving a request for review that complies with the filing requirements, DOR will
investigate the issues raised and send a written response to the JRB

What if the information does not comply or is inaccurate?

+ If DOR determines the information does not comply with the law or contains a factual inaccuracy, DOR returns
the proposal to the municipality

« The JRB may request, but may not require, that the municipality resubmit the proposal for review. If the
proposal is resubmitted, the JRB votes to approve or disapprove as otherwise specified in TIF law. If the JRB
requests a DOR review, the JRB must submit its decision to the municipality within 10 working days of receiving
DOR'’s written response.

+ If the municipality resubmits the proposal within 10 working days after the JRB receives DOR'’s written response, the
JRB must submit its decision to the municipality within 10 working days after receiving the resubmitted proposal

Back to page 1 4
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What happens after the JRB approves the TID?

JRB must issue a written resolution that includes the decision criteria (on page 3) the JRB used to make its
decision in the "but for" finding
« Aslong as theTID is active, the JRB must meet yearly to review the annual performance of the TID based on the
annual report (sec. 66.1105 (4m)(f), Wis. Stats.)
+ Municipality sends DOR a request to approve certification and required documents. If DOR determines
procedures were followed correctly:
» DOR certifies the new creation or amendment after January 1 of the year following the year in which the
resolution was adopted
» Exception: For creations, territory amendments and base value redeterminations when the resolution was
adopted between October 1 and December 31, certification will happen two calendar years later

For More Information
Visit the Tax Incremental Financing (TIF) Information page on our website.
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1

Tax Increment Financing District Number 11 (the “District”) is being created by the City of

INTENT AND PURPOSE OF TAX INCREMENT FINANCING DISTRICT #11

Appleton under the authority provided by Wisconsin Statute Section 66.1105 “Tax Increment Law” to
eliminate blight and stimulate the redevelopment of East College Avenue approximately from Drew
Street to just west of Superior Street, South to Water Street and North to E. Washington Street. A map of

the proposed District boundaries is found in Section 12.

This area is primarily characterized by a large blighted and vacant commercial site and a mixture
of small businesses, office space, and housing which have the potential to, and in some cases already
have, created a blighting influence on the surrounding area. The District consists of approximately 59.68
acres of land with the vast majority currently zoned Central Business District. A minority of parcels in
TIF #11 are currently zoned Planned Development Multi-Family, Public Institution, Single-Family

Residential, and Multi-Family Residential.

The District is being created as a “Blighted District” based upon the finding that at least 50%, by
area of the real property within the District, is blighted within the meaning of Wisconsin Statute Section
66.1105 and 66.1333 described below. The map exhibit in Section 13 illustrates existing uses and

conditions of the District.

Blight is described as: the presence of a substantial number of substandard or deteriorating structures
or site improvements; inadequate street layout or faulty lot layout in relation to size, adequacy,
accessibility or usefulness, or conditions which endanger life or property by fire and other causes, or any
combination of such factors that impairs or arrests the sound growth of a city. This definition also
includes land upon which building or structures have been demolished and which because of obsolete
platting, diversity of ownership or deterioration of structures or site improvements, or otherwise,

substantially impairs or arrests the sound growth of the community.

This Project Plan outlines the City of Appleton’s role in assisting with the redevelopment of vacant,
blighted, and underutilized properties and rehabilitation/conservation of existing properties as needed to

support the urban renewal of this area. The investment in this District will:

e eliminate blight and foster urban renewal through public and private investment
¢ enhance the development potential of private property within and adjacent to the District

e stabilize and increase property values in the area
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e promote retention, expansion, attraction and reuse through the development of an improved area
thereby facilitating the creation of new jobs and increased tax base

e improve the overall appearance of public and private spaces

e strengthen the economic well-being and economic diversity of the area

e provide appropriate financial incentives to encourage business expansion

e maximize the Districts strategic location in Downtown Appleton

There are eight identified development areas within the District that include a combination of
redevelopment and rehabilitation sites. The following map and narrative highlights the key development
areas targeted for redevelopment and rehabilitation/conservation in this District that would not happen

otherwise but for the creation of this District.
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Development Area #1: The largest site in this Development Area is commonly known as “The Bluff
Site”. This site is comprised of Trinity Lutheran Church and Michiels Fox Banguet Rivertyme Catering.

Trinity Lutheran Church is located at 209 Allen Street and is approximately 1.86 acres. This site
originally consisted of several residential lots. In 1924, Trinity English Lutheran Church was constructed
on the northwest corner of Allen Street and Kimball Street. In 1954, a parish center was built on the north
end of the property. The church and parish center were connected via an addition in 1963, which greatly
expanded the church sanctuary. Another addition was completed in 1996 on the northwest side to create a
lobby with an elevator. The building is currently vacant as the parish relocated to another site in
December of 2016, and the site was purchased in January, 2017 by local developers intending to demolish
the site for redevelopment. Future possible uses for this site include mixed use, public parking, public
library, medical clinic, multi-family apartments and/or condos. The timing for this redevelopment is
2017-2021, and the proposed construction costs are estimated at $57 million. Potentially, a portion of this
would be exempt from property taxes if owned by a not-for-profit or tax exempt entity.

Michiels Fox Banquet Rivertyme Catering is located at 111 Kimball Street and is approximately 2.15
acres. This site originally consisted of several residential lots. In 1917, the Appleton Vocational School
was constructed on the southwest corner of Allen Street and Kimball Street. The school was the precursor
to the Fox Valley Technical College. In 1935, the portion of Allen Street south of Kimball Street was
vacated, and the Appleton Vocational School built a second building to the southeast of the original
building. An addition was built onto the south end of the original building in 1952. The auto mechanics
shop was expanded in 1954. The Appleton Vocational School moved to Grand Chute in 1972 and
became the Fox Valley Technical Institute. The school buildings on this site were razed in 1975. The
Elks Club built the present building on the site in 1982. The building and property were sold to Michiels
Fox Banquet in the late 1980’s. Michiels operated a banquet and catering business from this facility until
December of 2016 when they moved operations to their Menasha facility, vacated this site and sold the
property to a local developer in January, 2017. The local developer intends to demolish the site for
redevelopment. Future possible uses for this site include public parking, commercial office building,
and/or multi-family housing and condos. The timing for this redevelopment is 2017-2021, and the
proposed construction costs are estimated at $80 million. Potentially, a portion of this would be exempt
from property taxes if owned by a not-for-profit or tax exempt entity.

The BIuff Site is highly visible from the Oneida Street Bridge, a primary gateway into the City of
Appleton and Appleton’s Downtown. Redevelopment of this site would further benefit, and potentially
induce, investment in parcels located surrounding and in close proximity to this site. This development
area would benefit from increased commercial activity from Development Area #2 and along College
Avenue.

This information was largely taken from a Phase 1 Environmental Site Assessment conducted by Omnni
in June, 2016.
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Development Area #2: This is the site south of Lawrence Street, north of Water Street, east of S.
Morrison Street and west of S. Durkee Street and is commonly referred to as “Bluff Site 2”. This site is
comprised of 16 separate parcels with several owners. The YMCA of the Fox Cities owns 7 of the 16
parcels. The 7 parcels are comprised of 1 vacant lot, 2 vacant homes, 3 occupied rentals and 1 surface
parking lot. Five (5) of the 7 parcels are on the tax rolls.

Other owners and uses are as follows: Housing Partnership of the Fox Cities owns one duplex which is
tax exempt, and they use this property for transitional housing. Gary Trofka, et al owns one parcel which
is used as a duplex. CJ Properties of the Fox Cities LLC owns one parcel, and the use is a four-plex. 220
Morrison LLC owns three parcels which are rentals (two single family and one multiple units). The
remaining 3 parcels are owner-occupied, single-family residential homes.

This blighted area could benefit from redevelopment, rehabilitation and conservation or be incorporated in
part or in whole into a larger site for future redevelopment. This Development Area would benefit from
increased commercial activity from Development Area #1 and along College Avenue.

An aeriel view of bluff site 2.
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Development Area #3: The Solider Square Ramp located at 120 S. Oneida Street was built in 1966, has
424 stalls, and is a blighted parcel in very poor condition. The YMCA purchased this ramp from the City
of Appleton on February 1, 1996 for $1. The Purchase Agreement contains a reversionary and other use
clause. This development area is shown in the recently adopted Comprehensive Plan as mixed use and
green space. It is acknowledged that the current use of this site as parking is imperative to the continued
success of the YMCA, and the lost parking stalls, due to demolition of this structure, will need to be
replaced in close proximity to this site. Development Area #3 has negatively impacted other properties
due to being blighted, is not aesthetically pleasing, is structurally challenging, and needs to be
redeveloped to enhance the overall area and provide a positive impression.

This blighted area could benefit from redevelopment as a stand-alone project or be incorporated into a

larger site for future redevelopment. This Development Area would benefit from increased commercial
activity from Development Areas #1 and #2 and along College Avenue.
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SOLDIER’S SQUARE/YMCA PARKING LOT PERSPECTIVE
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Development Area #4: The historic Zuelke Building located at 103 W. College Avenue was built in
1931 with 5 additional floors built in 1951. There are approximately 76,540 sq.ft., and the vacancy rate is
41%.

The building has a total of 12 floors with two elevator shafts, one elevator services the original 7 floors
and later serviced up to the 10" floor. The second elevator services the addition of the 11" and 12 floors.
The inability of the main elevator to access the 11" and 12" floors is a significant burden and will require
extensive engineering and updating to facilitate correction.

The first seven floors in the original 1931 building were largely constructed from marble designed for a
church in Milwaukee. Due to the depression, the church was unable to accept delivery of the marble. The
quality and uniqueness of the marble provides much character and status to the building. However,
preservation of the marble makes it difficult to update the HVAC and plumbing systems, many of which
are original to a 1950-1953 renovation of the building.

The building was considered “fireproof” when constructed, however new NFPA 1 rules would require
installation of sprinklers throughout the entire building with any substantial renovation. The marble once
again makes this endeavor very costly.

This neo-gothic high rise building, named for Irving Zuelke a local businessman and philanthropist, was
added to the National Register of Historic Places in 1982 as part of the College Avenue Historic District.

The owners of this building are interested in rehabilitation into mixed use by utilizing TIF and/or Federal
and State Historic Tax Credits, but they recognize the challenges of this blighted site. They have a desire
to preserve the historic nature of the building, including the marble, but they recognize that the antiquated
infrastructure upgrades, parking challenges, and the high cost of construction/rehab will require several
layers of funding and support from the City.

Rehabilitation of this development area would further enhance the entire area by increasing commercial
activity along College Avenue. Redevelopment of this area would further benefit, and potentially induce,
investment in parcels located surrounding and in close proximity to this area. The timing for this
redevelopment is undetermined based on proposed changes to the Historic Tax Credits Federally and
State wide. The proposed construction costs are estimated at $6.5 million.

100 West College Avenue (south side) Zuelke Building to Houdini Plaza
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Development Area #5: This area is comprised of City Center Plaza, the Blue Ramp, and the vacant land
where Washington Place once stood.

10 College Avenue, City Center Plaza, was constructed in 1986 and is located in the heart of Appleton’s
Business District. This 3-story, 190,000 sg. ft. multi-use building contains both retail and office spaces.
Major tenants include Appleton Area School District, Total Med Staffing, West Corporation, ThedaCare,
Air Wisconsin, Joseph’s Shoes and Murray Photos. The current vacancy rate is 20%, and the property is
for sale. The local owners may use TIF to assist with conservation and renovations for tenants of
approximately $1,000,000 within the next three years.

122 E. College Avenue, City Center East Office Condo, was constructed in 1974 as Gimbals Department
Store and was converted to office condo in 2003. This 150,000 sq. ft. building contains office space with
major tenants that include: ThedaCare, Appleton Area School District, and Hoffman Planning Design and
Construction. The current vacancy rate is 15%. The local owners may use TIF to assist with conservation
and renovations for tenants of approximately $2,000,000 within the next three years.

100 N. Appleton Street, City Center West Office Condo, was constructed in 1960 as HC Prange Company
and was converted to office condo units in 1996. The City of Appleton owns the top two floors and space
on the first floor. The Pfefferle group owns the balance of the condo units consisting of 62,318 sq. ft.

The current vacancy rate is 5%. The local owners may use TIF for renovation and/or remodeling of
tenant space of approximately $1,000,000 within the next three years.

The Blue Ramp, located at 120 N. Appleton Street, was built in 1963, with 7 % post-tension decks
replacing original reinforced decks in 1986, has 401 stalls, and will be demolished by 2019 as it is
blighted, is a substandard and/or deteriorating structure, and an inadequate layout for today’s parking
needs.

The vacant land located at 103 E. Washington Street was most recently Washington Place. This blighted
building was demolished in 2013, and this is a prime site for redevelopment.

This blighted Development Area #5 could benefit from rehabilitation and conservation and/or incorporate
portions into a larger site for future redevelopment. Since this entire area is highly visible and an integral
part of the Downtown, this Development Area would benefit from increased commercial activity along
College Avenue and the other Development Areas. Redevelopment of this area would further benefit, and
potentially induce, investment in parcels located surrounding and in close proximity to this area.
Potentially, a portion of this would be exempt from property taxes if owned by a not-for-profit or tax
exempt entity.
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100 West College Avenue (north side) Hoffman/ThedaCare to The Building for Kids Children’s Museum/City Center
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Development Area #6: This area includes Chase Bank, a parklet, and the 222 Building.

Chase Bank, located at 200 W. College Avenue, is a 45,000 sq. ft. building currently listed for sale. This
is a prime redevelopment opportunity with JP Morgan Chase Bank remaining as the ground floor tenant.
Located on College Avenue, the main street leading from the interstate into a vibrant Downtown, this site
is in close proximity to Lawrence University, City and County municipal buildings, and many other
attractions. The site encompasses half of a city block with access on three of the surrounding streets.
Potential uses could be office, residential, and hospitality. The Downtown Mobility Study, adopted by
Council in 2016, recommends converting Appleton Street from one-way southbound to two-way, creating
improved access and visibility to the property.

The parklet (small parcel currently decorated with lights, tables and chairs) is owned by Pfefferle
Management and located between two vibrant businesses. Use as a parklet is via a month-to-month lease
with the City of Appleton.

222 Building, located at 222 W. College Avenue, was originally constructed in 1952, and then an addition
on the west side was constructed in 1964. Pfefferle Group purchased the building in 2003. The current
vacancy rate is 25%. The owners may use TIF for renovating the vacant floors and/or a possible
restaurant on the first floor for an estimated cost of $2,000,000.

This blighted Development Area #6 could benefit from rehabilitation and conservation and/or incorporate
portions into a larger site for future redevelopment. Since this entire area is highly visible and an integral
part of the Downtown, this Development Area would benefit from increased commercial activity along
College Avenue and the other Development Areas. Redevelopment of this area would further benefit, and
potentially induce, investment in parcels located surrounding and in close proximity to this area.

200 West College Avenue (north side) Chase Bank to 222 Building
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Development Area #7: This area encompasses Gabriel Furniture and businesses in the 200 E. block of
College Avenue.

The Gabriel Furniture building has been on the corner of College Avenue and Morrison Street for over
100 years. Built in 1888 by the Konemic Lodge, International Order of the Odd Fellows, it became the
first home for several local organizations including The Knights of Pythius, Elks Lodge 337, Loyal Order
of the Moose, and Appleton Eagles. In 1928, Joseph Gabriel opened Gabriel Furniture at 201 E. College
Avenue. Over the next 60 years, the business flourished and grew. In the 1960’s, a metal covering was
put on the fagade to make the property “look more modern”. In 1988, the current owners, Joe and Ruby
Wells, bought the business and in 1990, they purchased 201 and 207 E. College Avenue. In the early
1990’s, the Wells then purchased 209 and 211 E. College Avenue (former Shirley’s Children’s Shop)
combining all the sites with interior connections. Today, the four buildings are used as a retail furniture
store utilizing approximately 35,000 sq.ft. for showroom with additional basement space for storage.
There currently are no vacancies in this property. The owners have no specific plans at this time but
support efforts to make this blighted area more aesthetically pleasing through redevelopment,
rehabilitation, and/or conservation.

Additional buildings in this area were built from 1870 thru 1978. Development Area #7 is characterized
by small parcels with historic/older buildings and could be redeveloped individually. Rehabilitation of
the existing buildings and property would further enhance the entire area. Since this entire area is highly
visible and an integral part of the Downtown, this Development Area would benefit from increased
commercial activity along College Avenue and the other Development Areas. Redevelopment of this area
would further benefit, and potentially induce, investment in parcels located surrounding and in close
proximity to this area.

200 East College Avenue (south side) Lou’s Brews to Gabriel Furniture
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Development Area #8: Includes the 300 block of E. College Avenue, North of Johnson Street, between
N. Durkee Street and N. Drew Street. In the recently updated Comprehensive Plan approved
unanimously by the Appleton Common Council on March 15, 2017, the 300 block of E. College Avenue
is conceptually identified as a site for new multi-family residential development over a mix of
commercial/office space which could serve the needs of existing property owners, including but not
limited to, Heid Music and Lawrence University. The goal would be to fill a housing demand, transition
to the small scale neighborhoods, and enhance the immediate surroundings with small commercial space
to pull foot traffic north of College Avenue.

Narrative taken from Comprehensive Plan 2010-2030.

This blighted area deals with parking challenges, ingress and egress difficulties, deteriorating structures,
accessibility and obsolescence. This area is characterized by small parcels with historic/older buildings
and could be redeveloped individually or in groups. Rehabilitation of the existing buildings and property
would further enhance the entire area. Since this entire area is highly visible and an integral part of the
Downtown, this Development Area would benefit from increased commercial activity along College
Avenue and the other Development Areas. Redevelopment of this area would further benefit, and
potentially induce, investment in parcels located surrounding and in close proximity to this area.

300 East College Avenue (north side) History Museum at the Castle to Heid Music
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THE CONCEPTUAL SITE PLAN SHOWS PARKING
BEHIND THE PROPOSED DEVELOPMENT JUST
NORTH OF JOHNSTON STREET, BETWEEN
N. DURKEE STREET AND N. DREW STREET
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PERSPECTIVE OF CONCEPTUAL REDEVELOPMENT OF 300 BLOCK OF E. COLLEGE AVENUE
VANTAGE POINT IS LOOKING SOUTHWEST TOWARD THE FOX RIVER FROM THE CORNER OF

N. DREW STREET AND E. WASHINGTON STREET.
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2 STATEMENT OF KIND, NUMBER AND LOCATION OF PROPOSED PUBLIC
WORKS AND IMPROVEMENT PROJECTS WITHIN THE DISTRICT OR THE Y2
MILE BUFFER ZONE

The following is a list of proposed public works and improvement projects the City either directly, or
through other entities, may implement in conjunction with this District. Any costs directly or indirectly
related to the public works and improvements are considered “project costs” and eligible to be paid with
tax increment revenues of the tax incremental district. The map exhibit in Section 14 Proposed
Improvements and Public Works Projects by Development Area illustrates the proposed public works and

improvement projects locations.

A. Municipal Infrastructure Improvements

e  Construction and/or reconstruction of the streets, bridges, pedestrian connections and
parking to facilitate development and rehabilitation projects within the District. Scope of
work may include right-of-way acquisition, land assembly, grading, gravel, curb and
gutter, asphalt, streetlights, traffic signals, walkways, concrete paving, lighting, signage,
and related appurtenances.

e  Construction and/or reconstruction of a sanitary sewer collection system to facilitate
development and rehabilitation projects within the District. The scope of work may
include sewer mains, manholes, laterals, force main, lift stations, and related
appurtenances.

e  Construction and/or reconstruction of the water distribution system to facilitate
development and rehabilitation projects within the District. Projects may include water
mains, valves, hydrants, service connections, laterals and other related appurtenances.

e  Construction and/or reconstruction of storm water drainage facilities to support
development and rehabilitation projects within the District. Projects may include retention
or detention basins, biofilters, conveyance systems, storm sewer mains, manholes, inlets,
drains and related appurtenances.

o Installation of electric and/or natural gas service or the relocation of existing services to
facilitate blight elimination and redevelopment or rehabilitation in the District and provide
better service. Acquisition of equipment to service the District.

o Installation of telephone, fiber, and cable or the relocation of existing services to facilitate
blight elimination and redevelopment or rehabilitation in the District and provide better
service. Acquisition of equipment to service the District.

e  The costs associated with the design, implementation, purchase and maintenance of
streetscape amenities to improve the aesthetic appearance of this District, including but not
limited to, decorative lighting, banners and/or flags, public art, landscaping and/or
planters, benches and other pedestrian elements to encourage the viability of the businesses
in the district and attract high quality development.
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B. Administrative Costs: These include, but not limited to, a portion of the salaries of the City
employees, professional fees, and others directly involved in the projects for the District over the
implementation of the project plan. Audit expenses, state filing fees, and any expenses
associated with dissolving the District are also eligible costs.

C. Organizational Costs: These include, but are not limited to, publication and printing costs in
connection with this Project Plan as well as the fees for the financial consultants, attorney,
engineers, planners, surveyors, and other contracted services.

D. Professional Services: These include, but are not limited to, those costs incurred for
architectural, planning, engineering and legal advice and services.

E. Financing Costs: Interest, finance fees, bond discounts, redemption premiums, legal opinions,
credit ratings, capitalized interest, insurance and other expenses related to financing. This would
also include interest on advances made by the City of Appleton.

F. Land Assembly, Clearance, and Real Estate Acquisitions: In order to eliminate blight and
promote rehabilitation and redevelopment, it may be necessary to assist developers or for the
City to acquire and demolish blighted or underutilized properties within the District. These may
include but are not limited to, the cost of acquisitions, clearance/demolition, titles, easements,
appraisals, consultant fees, closing costs, surveying and mapping, and the lease and/or the sale of
property at or below market price to encourage or make feasible an economic development
project that is consistent with the intent of this District.

G. Relocation Costs: In the event any property is acquired for the projects, expenses including the
cost of the relocation plan, director, staff, publications, appraisals, land and property acquisition
costs and relocation benefits as required by Wisconsin Statutes Section 32 are considered eligible
project costs.

H. Development Incentives (Cash Grants and/or Loans): As a partner in the future
redevelopment and rehabilitation/conservation of this District, the City of Appleton may enter
into agreements with property owners, lessees, or developers for the purpose of sharing costs to
encourage the desired kind of improvements based on the purpose of this District and assure tax
base is generated sufficient to recover project costs. This assistance is regularly needed in
rehabilitation and redevelopment projects to offset the additional costs in re-use versus greenfield
development. Not every project will demand the same level of funding. These payments would
be negotiated on a project basis in order to attract new taxable property or rehabilitate existing
property in the District. No cash grants or loans will be provided until the Common Council
adopts a development agreement and a copy of such agreement will be retained in the City’s
official records for the TID.

I.  Environmental Audits and Remediation: Costs related to all environmental assessments and
remediation will be considered eligible project costs.

J.  Promotion and Development: Promotion and development of the District including
professional services or marketing, recruitment, realtor commissions and fees in lieu of
commissions, marketing services and materials, advertising costs, administrative costs and
support of development organizations.

K. Project Outside the Tax Increment District: Pursuant to Wisconsin Statutes Section
66.1105(2)(f)1.n, the city may undertake projects within territory located within one-half (1/2)
mile of the boundary of the district provided that (1) the project is located within the City’s
corporate boundaries, and (2) the projects are approved by the Joint Review Board. The cost of
projects completed outside the District pursuant to this section are eligible Project Costs and may
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include any project cost that would otherwise be eligible if undertaken within the District.
Specific Public Works projects at the time of the District creation in the %2 mile boundary area of
this District are not included at this time. Refer to Section 14 for a map of proposed
improvements and Public Works projects by development area.

L. Payments Made at the Discretion of the Common Council: These payments may include but
are not limited to payments which are found to be necessary or convenient to the creation of the
District or the implementation of the Project Plan that support the goals of the District as outlined
in Section 1.

The above-identified lists of proposed public works projects are the projected activities at this time
that may be required in the District. Future development and rehabilitation of this area as it begins to
occur may dictate additions or deletions from the above list. The City of Appleton reserves the right to

such additions or deletions to the project list to the full extent allowed by the law.

In the event any of the projects are not reimbursable out of the TIF fund under Wisconsin Statutes
Section 66.1105, in the written opinion of nationally recognized bond counsel or a court of record so rules
in a final order, then such project or projects shall be deleted herefrom and the remainder of the projects

hereunder shall be deemed the entirety of the projects for purposes of the project plan.

The City reserves the right to implement only those projects that remain economically viable as the

project period proceeds.

Project costs as outlined in this Project Plan include any eligible expenditure made or estimated to be
made or monetary obligations incurred or estimated to be incurred by the City or by the Developer.
Project costs incurred by developer must be in accordance with a development agreement as approved by
the Common Council. Any income, special assessments, or other revenues, including user fees or
charges, will diminish project costs. To the extent the project costs benefit the municipality outside the
District, a proportionate share of the cost is not a project cost. Specific Public Works projects identified
at the time of the District creation in the ¥ mile boundary area of this District are not included in this
Project Plan. Costs identified in this plan are preliminary estimates made prior to design considerations
and are subject to change after planning is completed. Prorations of costs in this plan are also estimates

and subject to change based upon implementation, future assessment policies, and user fee adjustments.
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3

QUALIFICATION BASED ON CITY VALUATION

The following calculations demonstrate the City is in compliance with Wisconsin Statute Section
66.1105(4)(gm)4.c, which requires the equalized value of the taxable property in the proposed District,
plus the value increment of all existing Tax Increment Districts, does not exceed 12% of the total

equalized value of taxable property within the City.

STEP 1: Calculation of Maximum Equalized Property Value Allowed within Tax Increment
Districts in the City of Appleton

Equalized Value

(as of January 1, 2016) Maximum Allowable TIF Property Value

$4,938,725,300 X 12% = $592,647,036

STEP 2: Calculation of Equalized Property Value Currently Located and Proposed to be Located
within Tax Increment Districts

Tax Incremental Districts Equalized Value

TIF District #3 Increment 41,515,600
TIF District #6 Increment 92,707,700
TIF District #7 Increment 17,197,100
TIF District #8 Increment 13,802,500
TIF District #9 Increment 1,763,000
TIF District #10 Increment 1,548,000
Proposed Base of TIF District #11 Creation* 78,547,500
Proposed Base of TIF District #12 Creation* 21,717,000
Total Existing Increment Plus Proposed Bases $ 268,798,400

*Note: 2017 Base Values are final Assessed Values. The final equalized value ratio will be determined in August. The
estimated ratio is 95%. 2017 TID 12 base includes two state assessed personal property full values.

The equalized value of the increment of existing Tax Incremental Districts within the City, plus the
base value of the proposed District, totals $268,798,400. This value equals 5.44% of the City total
equalized value and is substantially less than the maximum of $592,647,036 in equalized value permitted
for the City of Appleton. The City is, therefore, in compliance with the statutory equalized valuation test

and may proceed with creation of this district.
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L1ST OF PROJECT COSTS

All costs are based on 2017 prices and are preliminary estimates that are based on best information
available. The plan is not meant to be a budget nor an appropriation of funds for specific projects, but a
framework within which to manage projects understanding the District can be in effect for a twenty-seven
year period allowed by Wisconsin Statute. The City of Appleton reserves the right to increase these costs
to reflect inflationary increases and other uncontrollable circumstances between 2017 and the time of
construction. The City retains the right to delete projects or change the scope and/or timing of projects

implemented as the Common Council individually authorizes them, without amending the Plan.

Project/Activity Total Cost Estimated Timing
e Municipal Infrastructure Improvements $3,234,600 2018-2023
e Municipal Infrastructure within the %2 Mile None included at this
Boundary time
o Development Incentives & Property Grants $14,847,560 2018-2034

e Other Costs - Administrative, Professional,
Environmental, and Promotion Services Costs.

Filling fees and fees charged by State. Audit $124,750 2017-2039
Costs.
e Financing Costs*
o General Fund Advance Interest Expense
$359.374 $1,528,283 2017-2035
o General Obligation $1,168,909
TOTAL: $ 19,735,193 2017-2044

*NOTE: The financing costs do not include potential interest reimbursement to the developers
but an allowance is included in the financial forecast (chart 5) in the line Development contractual
payments. The financing costs associated with the proposed project costs for this District are incorporated
into the financing schedules for the District. See Section 7: Description of the Methods of Financing
and the Time When Such Costs or Monetary Obligations are to be Incurred for financing details for the
District.
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5

L1ST OF NON-PROJECT COSTS

There are no anticipated “non-project costs” associated with this Plan.
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ECONOMIC FEASIBILITY STUDY

The charts and tables on the following pages show the City of Appleton will be able to obtain the

necessary funds to implement the proposed projects and revenue from the District will be sufficient to pay

for them. Chart 1 presents the City’s equalized value and Chart 2 provides the full faith and credit

borrowing capacity of the City. Equalized valuation projections were made using two methods as detailed

in Chart 1. The straight-line method was chosen for purposes of this analysis to be conservative. Chart 2

projects the general obligation borrowing capacity of the City taking into account the existing debt of the

City, the five-year Capital Improvement Plan, and assuming a 1% increase per year beyond the five-year

plan. As shown, the debt balance projected is well below the net borrowing capacity.

Chart 3 projects revenues sufficient to finance all of the projects of the District and Chart 4 presents the

allocation of increment by taxing entity assuming similar weighted average components as the 2017 rate.

The pro forma is based on the following assumptions:

The base value of the District is $78,547,500.

The tax rate is projected at $24.2833 for 2017 and remaining at this amount for the life of the
District.

Valuations are projected to increase only .5% per year due to inflation.

The base value of the District is estimated to increase $73,712,800 in new construction value
based on the following schedule:

Year Project Increment Added

2017 Base Value Real Estate & Personal

B 578,547,500

January 1, 2018

January 1, 2019 73,712,800

January 1, 2020

January 1, 2021

January 1, 2022

A2 N R V2T R Vo R Vo R £ Vot R VoY

January 1, 2023

Total Increment
(net of base value): | S 73,712,800
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CITY OF APPLETON

Chart 1

EQUALIZED VALUATION PROJECTION

YEAR VALUATION CHANGE
2011 4,797,103,500
2012 4,651,408,600 (145,694,900)
2013 4,622,312,200 (29,096,400)
2014 4,696,660,500 74,348,300
2015 4,816,754,800 120,094,300
2016 4,938,725,300 121,970,500
$141,621,800
Straight Line Method $28,324,360
(Total change divided by 5)
Percentage Method 0.59%
(Total percentage change from 2011
to 2016 divided by 5)
Projected Valuations
Straight TIF Project Plan
Line Percentage Increment Only
2016 4,938,725,300 4,938,725,300 4,938,725,300
2017 4,967,049,660 4,967,863,779 4,938,725,300
2018 4,995,374,020 4,997,174,175 4,938,725,300
2019 5,023,698,380 5,026,657,503 5,012,438,100
2020 5,052,022,740 5,056,314,782 5,012,438,100
2021 5,080,347,100 5,086,147,039 5,012,438,100
2022 5,108,671,460 5,116,155,307 5,012,438,100
2023 5,136,995,820 5,146,340,623 5,012,438,100
2024 5,165,320,180 5,176,704,033 5,012,438,100
2025 5,193,644,540 5,207,246,587 5,012,438,100
2026 5,221,968,900 5,237,969,342 5,012,438,100
2027 5,250,293,260 5,268,873,361 5,012,438,100
2028 5,278,617,620 5,299,959,714 5,012,438,100
2029 5,306,941,980 5,331,229,476 5,012,438,100
2030 5,335,266,340 5,362,683,730 5,012,438,100
2031 5,363,590,700 5,394,323,564 5,012,438,100
2032 5,391,915,060 5,426,150,073 5,012,438,100
2033 5,420,239,420 5,458,164,358 5,012,438,100
2034 5,448,563,780 5,490,367,528 5,012,438,100
2035 5,476,888,140 5,522,760,696 5,012,438,100
2036 5,505,212,500 5,555,344,984 5,012,438,100
2037 5,533,536,860 5,588,121,519 5,012,438,100
2038 5,561,861,220 5,621,091,436 5,012,438,100
2039 5,590,185,580 5,654,255,875 5,012,438,100
2040 5,618,509,940 5,687,615,985 5,012,438,100
2041 5,646,834,300 5,721,172,919 5,012,438,100
2042 5,675,158,660 5,754,927,839 5,012,438,100
2043 5,703,483,020 5,788,881,913 5,012,438,100
2044 5,731,807,380 5,823,036,316 5,012,438,100
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CITY OF APPLETON

Chart 2

GENERAL OBLIGATION BORROWING CAPACITY

Net G.O.
Budget Equalized Gross Debt Debt Borrowing
Year Value Limit Balance Capacity
2016 4,938,725,300 246,936,265 45,374,327 201,561,938
2017 4,938,725,300 246,936,265 53,366,582 193,569,683
2018 4,938,725,300 246,936,265 64,850,375 182,085,890
2019 5,012,438,100 250,621,905 97,694,521 152,927,384
2020 5,012,438,100 250,621,905 109,333,929 141,287,976
2021 5,012,438,100 250,621,905 111,859,231 138,762,674
2022 5,012,438,100 250,621,905 112,978,000 137,643,905
2023 5,012,438,100 250,621,905 114,108,000 136,513,905
2024 5,012,438,100 250,621,905 115,249,000 135,372,905
2025 5,012,438,100 250,621,905 116,401,000 134,220,905
2026 5,012,438,100 250,621,905 117,565,000 133,056,905
2027 5,012,438,100 250,621,905 118,741,000 131,880,905
2028 5,012,438,100 250,621,905 119,928,000 130,693,905
2029 5,012,438,100 250,621,905 121,127,000 129,494,905
2030 5,012,438,100 250,621,905 122,338,000 128,283,905
2031 5,012,438,100 250,621,905 123,561,000 127,060,905
2032 5,012,438,100 250,621,905 124,797,000 125,824,905
2033 5,012,438,100 250,621,905 126,045,000 124,576,905
2034 5,012,438,100 250,621,905 127,305,000 123,316,905
2035 5,012,438,100 250,621,905 128,578,000 122,043,905
2036 5,012,438,100 250,621,905 129,864,000 120,757,905
2037 5,012,438,100 250,621,905 131,163,000 119,458,905
2038 5,012,438,100 250,621,905 132,475,000 118,146,905
2039 5,012,438,100 250,621,905 133,800,000 116,821,905
2040 5,012,438,100 250,621,905 135,138,000 115,483,905
2041 5,012,438,100 250,621,905 136,489,000 114,132,905
2042 5,012,438,100 250,621,905 137,854,000 112,767,905
2043 5,012,438,100 250,621,905 139,233,000 111,388,905
2044 5,012,438,100 250,621,905 140,625,000 109,996,905
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CITY OF APPLETON

Tax Incremental District # 11 Chart 3
Revenue Forecast

Base Value 78,547,500 Inflation Factor 0.50%

Construction Valuation Rewvenue Inflation Value Valuation Land Tax District

Year Year year Increment Added Increment Sales Rate Rewenue
2016 2017 2018 0 0 0 0 23.3889 0
1 2017 2018 2019 392,738 0 392,738 0 23.3889 9,186
2 2018 2019 2020 394,701 73,712,800 74,500,239 0 23.3889 1,742,479
3 2019 2020 2021 765,239 0 75,265,478 0 23.3889 1,760,377
4 2020 2021 2022 769,065 0 76,034,543 0 23.3889 1,778,364
5 2021 2022 2023 772,910 0 76,807,453 0 23.3889 1,796,442
6 2022 2023 2024 776,775 0 77,584,228 0 23.3889 1,814,610
7 2023 2024 2025 780,659 0 78,364,887 0 23.3889 1,832,869
8 2024 2025 2026 784,562 0 79,149,449 0 23.3889 1,851,219
9 2025 2026 2027 788,485 0 79,937,934 0 23.3889 1,869,660
10 2026 2027 2028 792,427 0 80,730,361 0 23.3889 1,888,194
11 2027 2028 2029 796,389 0 81,526,750 0 23.3889 1,906,821
12 2028 2029 2030 800,371 0 82,327,121 0 23.3889 1,925,541
13 2029 2030 2031 804,373 0 83,131,494 0 23.3889 1,944,354
14 2030 2031 2032 808,395 0 83,939,889 0 23.3889 1,963,262
15 2031 2032 2033 812,437 0 84,752,326 0 23.3889 1,982,264
16 2032 2033 2034 816,499 0] 85,568,825 0 23.3889 2,001,361
17 2033 2034 2035 820,582 0 86,389,407 0 23.3889 2,020,553
18 2034 2035 2036 824,685 0 87,214,092 0 23.3889 2,039,842
19 2035 2036 2037 828,808 0 88,042,900 0 23.3889 2,059,227
20 2036 2037 2038 832,952 0 88,875,852 0 23.3889 2,078,708
21 2037 2038 2039 837,117 0 89,712,969 0 23.3889 2,098,288
22 2038 2039 2040 841,302 0 90,554,271 0 23.3889 2,117,965
23 2039 2040 2041 845,509 0 91,399,780 0 23.3889 2,137,740
24 2040 2041 2042 849,736 0 92,249,516 0 23.3889 2,157,615
25 2041 2042 2043 853,985 0 93,103,501 0 23.3889 2,177,588
26 2042 2043 2044 858,255 0 93,961,756 0 23.3889 2,197,662
27 2043 2044 2045 862,546 0 0 0 23.3889 0

[Totats | 73,712,800 0 49,152,191 |

Present Value at 5.00% 24,538,607 |
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CITY OF APPLETON

Tax Incremental District # 11
Taxing Entity Breakdown

Chart 4

Total
Appleton Outagamie Tax

Year City Schools FVTC County Increment
2016 0 0 0 0 0
2017 0 0 0 0 0
2018 0 0 0 0 0
2019 3,354 3,560 438 1,834 9,186
2020 636,284 675,280 83,064 347,851 1,742,479
2021 642,819 682,217 83,917 351,424 1,760,377
2022 649,387 689,187 84,775 355,015 1,778,364
2023 655,989 696,193 85,636 358,624 1,796,442
2024 662,623 703,234 86,502 362,251 1,814,610
2025 669,290 710,310 87,373 365,896 1,832,869
2026 675,991 717,421 88,248 369,559 1,851,219
2027 682,725 724,568 89,127 373,240 1,869,660
2028 689,493 731,751 90,010 376,940 1,888,194
2029 696,295 738,969 90,898 380,659 1,906,821
2030 703,131 746,223 91,791 384,396 1,925,541
2031 710,000 =~ 753516 92,687 388,151 1,944,354
2032 716,905 760,842 93,589 391,926 1,963,262
2033 723,844 768,206 94,495 395,719 1,982,264
2034 730,817 775,607 95,405 399,532 2,001,361
2035 737,825 783,045 96,320 403,363 2,020,553
2036 744,869 790,520 97,239 407,214 2,039,842
2037 751,947 798,034 98,163 411,083 2,059,227
2038 759,061 805,583 99,092 414,972 2,078,708
2039 766,211 | 813,171 100,025 418,881 2,098,288
2040 773,396 820,797 100,963 422,809 2,117,965
2041 780,617 828,460 101,906 426,757 2,137,740
2042 787,875 | 836,161 102,854 430,725 2,157,615
2043 795,168 843,902 103,806 434,712 2,177,588
2044 802,498 851,682 104,763 438,719 2,197,662

49,152,191
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DESCRIPTION OF THE METHODS OF FINANCING AND THE TIME WHEN

SucH CosTS OR MONETARY OBLIGATIONS ARE TO BE INCURRED

The City of Appleton expects to finance City project costs primarily from the sale of general
obligation notes issued under Wisconsin Statutes 67.12(12). City borrowing will be phased to coincide
with need and refinancing schedule as necessary to properly manage the District’s affairs. It is anticipated
the Developer will attain their own financing; however the City will make developer incentive payments
up to 90% of the increment generated to a maximum value agreed upon. The contracted payments will
include an allowable interest reimbursement up to 200 basis points above the all-inclusive interest cost on
Appleton’s general obligation notes. Chart 5 on the subsequent pages presents the detailed financial
forecast for the District. Another option for financing is the use of developer-funded or “pay as you go”
financing which minimizes the risk of non-performance of the TID to the City, while still assisting
development that would not occur without assistance of a tax increment district. The type and method of
financing each project in this District shall be made on a project by project basis to support the success of
the District.

Plan Implementation:

Projects identified will provide the necessary anticipated governmental services to the area. A
reasonable and orderly sequence is outlined in this Plan. However, it is anticipated the improvements will
be made over a twenty-two year period based on the statutory guidelines for the tax increment district.
Public debt and expenditures should be made at the point private development occurs to assure increment

is sufficient to cover expenses.

The order in which public improvements are made should be adjusted in accordance with
development and execution of development agreements. The City of Appleton reserves the right to alter

the implementation of this Plan to accomplish this objective.

If financing as outlined in this Plan proves unworkable, the City reserves the right to use alternate

financing solutions for the projects as they are implemented.
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Revenues:

Tax Increments
Investment Earnings
Proceeds of G.O. Debt
General Fund Advance

Total Revenues

Expenses:

Development contractual payments
Property Improvement Grants
Administrative - Filing fees/Audit
Professional, Environmental & Promotion
Construction Costs

2018 G.O. Note Interest

2018 G.O. Note Principal

2019 G.O. Note Interest

2019 G.O. Note Principal

2020 G.O. Note Interest

2020 G.O. Note Principal

2023 G.O. Note Interest

2023 G.O. Note Principal

General Fund Advance Interest at 5%
Allowance for Interest Expense

Total Expenses

Excess of Revenues over
Expenditures

Beginning Fund Balance

Ending Fund Balance

CITY OF APPLETON

Tax Incremental District #11
Financial Forecast

Chart 5
2017 2018 2019 2020 2021 2022 2023 2024 2025

0 0 9,186 1,742,479 1,760,377 1,778,364 1,796,442 1,814,610 1,832,869

0 1 1 284 745 2,306 3,386 6,739 8,334

0 1,030,600 500,000 1,123,000 0 0 581,000 0 0
1,000 28,000 57,000 0 0 0 0 0 0
1,000 1,058,601 566,187 2,865,763 1,761,122 1,780,670 2,380,828 1,821,349 1,841,203
0 0 0 1,551,655 1,559,413 1,567,211 1,575,047 1,582,922 1,590,836

0 21,000 21,000 21,000 21,000 21,000 0 0 0
1,000 1,650 1,750 1,750 1,900 1,900 2,000 2,000 2,100
0 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000

0 1,030,600 500,000 1,123,000 0 0 581,000 0 0

0 0 38,648 30,918 30,918 30,918 30,918 30,918 30,918

0 0 0 0 0 0 0 0 0

0 0 0 18,750 15,000 15,000 15,000 15,000 15,000

0 0 0 0 0 0 0 0 0

0 0 0 0 56,150 44,920 44,920 44,920 44,920

0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 36,313 29,050

0 0 0 0 0 0 0 0 0

25 700 2,911 4,482 4,706 4,941 5,188 5,448 5,720
(25) (700) (2,911) (4,482) (4,706) (4,941) (5,188) (5,448) (5,720)
1,000 1,058,250 566,398 2,752,073 1,689,381 1,685,949 2,253,885 1,717,073 1,717,824
0 351 (211) 113,690 71,741 94,721 126,943 104,276 123,379

0 0 351 140 113,830 185,570 280,292 407,235 511,511

0 351 140 113,830 185,570 280,292 407,235 511,511 634,890
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CITY OF APPLETON

Tax Incremental District #11
Financial Forecast

Chart 5
2026 2027 2028 2029 2030 2031 2032 2033 2034

1,851,219 1,869,660 1,888,194 1,906,821 1,925,541 1,944,354 1,963,262 1,982,264 2,001,361
10,174 12,206 8,982 283 460 372 2,951 3,079 281

0 0 0 0 0 0 0 0 0
0 0 0 300,000 850,000 (300,000) 0 0 (530,000)
1,861,393 1,881,866 1,897,176 2,207,104 2,776,001 1,644,726 1,966,213 1,985,343 1,471,642
1,598,791 1,606,785 1,614,818 1,622,893 1,631,007 1,639,162 1,647,358 1,655,595 1,426,863
0 0 0 0 0 0 0 0 0

2,100 2,250 8,250 2,350 2,350 2,450 2,450 2,600 2,600

0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 0

30,918 30,918 15,459 0 0 0 0 0 0

0 0 1,030,600 0 0 0 0 0 0

15,000 15,000 15,000 7,500 0 0 0 0 0

0 0 0 500,000 0 0 0 0 0

44,920 44,920 44,920 44,920 22,460 0 0 0 0

0 0 0 0 1,123,000 0 0 0 0

29,050 29,050 29,050 29,050 29,050 29,050 29,050 14,525 0

0 0 0 0 0 0 0 581,000 0

6,006 6,306 6,622 14,453 43,925 59,872 55,365 58,134 47,790
(6,006) (6,306) (6,622) (14,453) (43,925) (59,872) (55,365) (58,134) (47,790)
1,720,779 1,728,923 2,758,097 2,206,713 2,807,867 1,670,662 1,678,858 2,253,720 1,429,463
140,614 152,943 (860,921) 391 (31,866) (25,936) 287,355 (268,377) 42,179
634,890 775,504 928,448 67,526 67,918 36,052 10,116 297,471 29,094
775,504 928,448 67,526 67,918 36,052 10,116 297,471 29,094 71,274
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CITY OF APPLETON

Tax Incremental District # 11
Financial Forecast

Chart 5

2035 2036 2037 2038 2039 2040 2041 2042 2043 2044 Totals
2,020,553 2,039,842 2,059,227 2,078,708 2,098,288 2,117,965 2,137,740 2,157,615 2,177,588 2,197,662 49,152,191
12,606 45,384 86,318 191,460 254,029 317,094 380,750 445,085 510,051 575,657 2,879,018
0 0 0 0 0 0 0 0 0 0 3,234,600
(406,000) 0 0 0 0 0 0 0 0 0 0
1,627,159 2085226 2145545 2270168 _ 2,352,317 2,435,059 2,518,490 2,602,700 2,687,639 2773319 55,265,809
0 0 0 0 0 0 0 0 0 0 23870354
0 0 0 0 0 0 0 0 0 0 105,000
2,700 2,700 2,800 2,800 2,950 8,950 3,050 3,050 3,150 9,150 84,750
0 0 0 0 0 0 0 0 0 0 40,000
0 0 0 0 0 0 0 0 0 0 3,234,600
0 0 0 0 0 0 0 0 0 0 301,451
0 0 0 0 0 0 0 0 0 0 1,030,600
0 0 0 0 0 0 0 0 0 0 146,250
0 0 0 0 0 0 0 0 0 0 500,000
0 0 0 0 0 0 0 0 0 0 437,970
0 0 0 0 0 0 0 0 0 0 1,123,000
0 0 0 0 0 0 0 0 0 0 283,238
0 0 0 0 0 0 0 0 0 0 581,000
26,780 0 0 0 0 0 0 0 0 0 359,374
332,594 0 0 0 0 0 0 0 0 0 0
362,074 2,700 2,800 2,800 2,950 8,950 3,050 3,050 3,150 9,150 32,007,587
1,265,085 2082526 2,142,745 2,267,368 2,349,367 2,426,109 2,515,440 2,599,650 2684489 2,764,169 23,168,222
71,274 1336359 _ 3418885 _ 5561630 _ 7,828,998 _ 10,178,365 12,604,474 15119914 17,719,564 _ 20,404,053 0
1336350 _ 3418885 _ 5561630 _ 7,828,998 10,178,365 _ 12,604474 _ 15110014 _17,719564 _ 20,404,053 _ 23168222 _ 23,168,222
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PROPOSED CHANGES IN ZONING ORDINANCES, MASTER PLAN, BUILDING

CoDES, MAPS AND CITY ORDINANCES

There are no changes to building codes or other City ordinances proposed for the implementation
of this Project Plan. The City anticipates a portion of the District may require rezoning prior to
development that will be consistent with the purpose of the District.
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ORDERLY DEVELOPMENT OF THE CITY OF APPLETON

The District contributes to the orderly development of the City by providing for the elimination of
blighting influences and the redevelopment of these underutilized properties along this major corridor and
providing for continued growth in residential, office, and retail development. By improving and
maintaining an attractive area for private investment along the corridor, the City will ensure a healthy tax
base, job growth/creation and a more vibrant economy.

The Project Plan is complimentary to the adopted City of Appleton’s Comprehensive Plan 2010-
2030 (Comprehensive Plan), specifically Chapter 14 Downtown Plan that identifies this corridor of west
College Avenue for reinvestment, rehabilitation and redevelopment. The City’s recommendations for this
corridor and surrounding downtown sites include the following key strategies as adopted on March 15,
2017 in the updated Comprehensive Plan. These key strategies, and the detailed policies to support these
efforts, can be found in the Comprehensive Plan — Chapter 14 Downtown Plan Initiatives Section from
pages 335 to 362:

1.1  Continue development of entry features on major routes into the downtown
1.3 Implement appropriate streetscaping projects throughout the downtown

1.5  Continue to encourage quality urban design throughout the downtown through voluntary
measures

2.2 Pursue opportunities to attract more artists and arts-related businesses to the downtown

3.1  Encourage mixed-use and mid-density residential redevelopment on under-utilized or
marginal sites on the edge of downtown

3.3  Promote development of neighborhood serving businesses and amenities to meet the basic
shopping and service needs of downtown and nearby residents

3.10 Promote well-designed transitional areas between higher density development downtown
and lower density development in adjacent, largely single family neighborhoods

4.1  Sustain and grow the retail niches which have formed downtown

4.2 Identify and aggressively recruit target industries

4.3  Protect the existing retail blocks on College Avenue

45  Facilitate and pursue entrepreneurial business development in the downtown

4.6  Create opportunities for smaller offices and business services to locate downtown,
including north of College Avenue

4.7  Maintain an environment favorable to larger employers in the downtown
4.8  Support private sector efforts to redevelop and invest in downtown
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Pursuant to Section 66.1105(5)(b) of the Wisconsin State Statutes, the City estimates that

ESTIMATE OF PROPERTY TO BE DEVOTED TO RETAIL USE

approximately 10% of the real property within the District will be devoted to retail business at the end of

the District’s maximum expenditure period.
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PROPOSED RELOCATION PLAN FOR DISPLACED PERSONS OR BUSINESSES

It is not anticipated at the time of the creation of the District there will be a need to relocate
persons or businesses in conjunction with this Plan. In the event relocation becomes necessary at some
time during the implementation period, the City will take the following steps and actions as required by

Wisconsin Statutes Section 32:

A. Before negotiations begin for the acquisition of property or easements, all property owners
will be provided with an informational pamphlet “The Rights of Landowners” prepared by
the Wisconsin Department of Administration, and if any person is to be displaced as a result
of the acquisition, they will be given a pamphlet on “Relocation Rights” prepared by the

Wisconsin Department of Administration.

B. The City will provide each owner a full narrative appraisal, a map showing the owners of all
property affected by the proposed project, and a list of all or at least ten neighboring

landowners to whom offers are being made.

C. The City will file a relocation plan with the Wisconsin Department of Administration and will
keep all records as required in Wisconsin Statutes Section 32.
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MAP OF TIF DISTRICT #11 BOUNDARIES AND TIF DISTRICT #11

BOUNDARIES WITH HALF MILE BUFFER ZONE
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City of Appleton
Tax Incremental Financing District #11
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MAP OF EXISTING USES AND CONDITIONS
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MAP OF PROPOSED IMPROVEMENTS AND PUBLIC WORKS PROJECTS BY

DEVELOPMENT AREA

" Tax Increment Financing District #11
Proposed Improvements and Public Works Projects
by Development Areas
TIF #11 Parcels. Davelopment Areas
EJTiF#11 Boundary Development Area 1
Pubiic Works Projects

=3}

Note: The above map highlights the key development areas targeted for redevelopment
and rehabilitation/conservation uses within this District. The narrative in Section 1
of the Project Plan is incorporated into this Section by reference and provides
additional details on proposed uses. Due to the volume of information being
displayed on this map, the summary in Section 1 is intended to support this exhibit.
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PARCEL LI1ST & LEGAL DESCRIPTION

The boundaries for the District include only whole parcels or non-taxable property and the District
is contiguous. The following pages include a detailed list of parcels included in the District and the legal

description.

Vacant Land:

Pursuant to Wisconsin State Statute s 66.1105(4)(gm)(1), property standing vacant for an entire 7-
year period immediately preceding adoption of the resolution creating a tax incremental district may not
comprise more than 25% of the area in the tax incremental district. Vacant property includes property
where the fair market value or replacement cost value of structural improvements on the parcel is less
than the fair market value of the land. Vacant property does not include property that is contaminated by
environmental pollution, as defined in s. 661106 (1) (d). This District does not include 25% or more

vacant land.

Annexed Land:

Pursuant to Wisconsin State Statute s 66.1105(4)(gm)(1), the District may not include any
annexed territory that was not within the boundaries of the City on January 1, 2004, unless at least 3-years
have elapsed since the territory was annexed by the City, unless the City enters into a cooperative plan
boundaries agreement with the town from which the territory was annexed, or unless the City and town
enter into another kind of agreement relating to the annexation expect that notwithstanding these
conditions, the City may include territory that was not within the boundaries of the City on January 1,
2004 if the City pledges to pay the town an amount equal to the property taxes levied on the territory by
the town at the time of the annexation for each of the next 5 years. The District does not include

property annexed into the City of Appleton since January 1, 2004.

City of Appleton TIF District #11 Project Plan 39



TeGT ot
tate s
190 G i Wi P e Par ol Tt Lase Parosal Do [Rota ] Wiy
ARy Gwesr Namn Frog ety Frogenty Ll il e e P puasty. Amal Him
32011000 JEITY OF APFIETON | |6 50 0 D
303 000 00 JAFPPEETDN oL INNVGS R 333 W COLLE % AT 351 JATURS CACUP 5800 $1,M5 000 |5I0,05,200 |512.406530 |513211,30 0 )
N300 00 JBIMETON HADRSS HT 333 W COURDE SYE_JoED Jramesson paren vaur 55831500 [ "
533000 00 BAPPUTON MOADROS LIS 333w couete sk oo THI SORNIR <k OPPL s 10 [ v
— e — e
S
— 300 )
313014200 oIV OF APFLSTON WA WK ST O a3 0 50 l_sg = 1 '
33070300 JONS LAWRENCE STREFT 13T TONEITA ST X0 B % 5C 50 ® 1 v
ONVE LS WREK (R STREET A€ 311 € EPARALL & O sagte  [sssdt0 S5m0, 000 463,000 1 »
ONVE L3 WRENCR STRRET AT 208 S Aurn st m 140 Is_l.a': 1 .
R — —
2 Vol
1.2 0168 O £ MORRISON (10 228 S MCHIREON ST I 312 )
I ) O 215 EEPARALL £ e 113 »
11 o 2 455 DAK S ST EE) v
7200 JoWEN Cans 335 5 LWL 57 T £ )
20 00 Enmmmu £ TWE SO SRS ULC I:u CLAWRNTEST E 218
31-3-0160.00 AN DAY 300 € EPaBALL 5 I =5 D
L LOLT3 00 BAATTFEW GRANATELA 219§ pumsee § (ST E¥T) .
D167 00 BeOUSING PANTIERS-IF OF “HEPOR CITES |28 S MOMISON <TI0 218 2 ’
D163 00 JCARY TRLVEA £ AL 108 S MOMISON =7 0. F ] 0
3.3 0162 00 [VNCA OF AFPRETCN L LAWIENCS 51 ST £ .
313 0167 00 FPACA DF FOK CIT&S INC 335 5 QK ST G 307 .
333 DIRS 0D [WACA OF FOR CITRS INC 3318 AK w1 i1 l‘.o: D
312 00rA 00  POACA DF FOX SITRS INC 5 Gax 1 O | 0 P )
[82.2 o166 00 ACA UF THE PUX CITRES IR C 34 eravaL s O I; 3 T .
ST F‘o?uv THETDN TS W E EEFERT R 0 219 1 0
31-3- 018900 IS NN S P TUAN ASSDC T3 LAWRENTE ST K. 211 I .
1
3130052 00 4 DF AFVRETON 1305 ONGDA $1 o |16 3 )
BB e N YT O lu::nuwum. ) (EEESES GL,932,100 3,833,808 a N
1200 - s 100 W COWEGE v b0 (A2 Do S00N 1AL a "
12000000 FEANORD BUATING L 100 W COUEEE &ve_ Jobn Imuu & PeNTs U 1100 a "
11000 00 Faromp pustent uc 03 W COIE TR AvE Joe TAMELL POVALDE AT 153 r0 ) v
313 OO7G OC e 100 W COIEGE AVE MICAWEE 7OGA LE 2100 ) .
313 taro oo 1 300 W COIEGE AVE "’:'i? (5150 A "
130010 00 FLAFSORD PULDING LIC 300 W COLLS (& AVE % PIVIR CAPAL 51,000 A D
1200000 AMORD BULTING LLE 100 W COLE DR &9 PPioek W LADEY 55001 IS 1B ) )
0 00 FAITORD BUATING LLC 107 W COLLE DR & GLANT, TOMOTHY P ATT 24X ) .
0 TORD BUATING LU ’mwcuu&l Y] crree e v E) .
010 00 FARCRD DULTANG LIC 100 W COILE Gh AV ERCIEL, FUTAN C LT A .
333 00 FAFIORD PULDANG LI 101 W COLLE G4 AV (60 WEALTI ALV LS a .
32000000 PAHORD C 100 W COLLE 4 AV 15 CRAND LALIRLLIN | 3 a D
312001000 TICM D BPURTNG LLC 100 W COLEDR &vE [BSNE R PT Y L O a .
LATTON [ PULTIN G LLT 101 W COLLEDE &vE qu DESUNS TRERAME ) "
FATTORD PURTING LT 703 W COLETR AvE (HYPRDAE veTTUTe O 338 3 v
A ORI PULOING LLE 100 W COILGH AVE. , FRENMAN a .
A PO ) FORDING 1L 100 W COILE A A¥F A .
IO [ PURIINT LU 100 W COLE A Al a D
[ Famoan puatms e 101 W COUEGR AvE a "
3120010 00 FATICRD DUATING LLE 101 W COLEGR AL ] "
313007000 FATIORD DURDING LIC 100 W COLEGR AVE a D
M3 00000 FAFCHD PURTING | 17 100 W CONETH AvF (FEr MEAC o SN IUE 3 .
33000000 FAFCRT BURLING LIC (FOGEIS WE L% SHOF a "
313 00U0 00 U PUREANG L1 SWLAR CRETs SALCN & (520,000 ) 0
333000000 JSANCAD PULTING LIC 100 W COLLEGE 2T SrvassT anp assons ) "
323 600 o0 Farcan pusenc tic 100 W COULGE AV Jor0 I-um 1T LLE 170 ) "
313 00000 FAIICRD PULTING L1 101 W COLAGE AvE_Jo00 VN ITE BAVEN %UCKO 54100 ) 0
3130000 00 i ne 100 W COUETE &AVE TR0 WLLIALSS CORMRLLING 34,000 A .
31 3 0000 00 Falsomi e J0) W COUEDE AVE B WAALA P ES TN Y T 5500 A .
310 0000 00 FSAPPORL BURTONG LLC 100 W COLLEGR &vt_ Joea TARTASTAL PHOTESSON 15 L0 ) .
= D mﬁzm;mqm_u
$1.3.0:7543 ey or aerision 100 W CULLEGE AVE 203 3 [0 | B 0 s '
3307311 100 W COLLEGR AVE 208 50 s0 E 50 5 "
33-3-0073 50 200 W COMEGE 8T _‘_:m 5 30700 (=) 50 £ 510,960 s D
130073 60 1TV 06 WPFARTON 100 W COUS A avE_IC 303 50 50 0 50 3 .
130313 00 TV 8 APRLE TOMN 120N MPHETON ST I 50 S0 S0 | 3 * »
31 3 0anl 01 BTV OF adris 1on £ WASH I T 51 i 340 I?t S0 80 | ED 5 0
312 JAPPLETEN SDUCATION FOUNDATION INC 133 € SULLEGE AVE 2 5 .
S BITLETUM POTEL CROUP AT 100 € “DALEGE AVE s .
-E_ oAU TU L 134 N APTALTOMN ST 5 .
] A0 KIETPAS 115 W WATHINGTON § I CHOUP ING 5 D
1 OFE AN BOLDWGS LIC 17 AL 1128 COLLGE AW FOME AN FLARRIG (5 F5 3500 5.1 00 % .
3 B=C8 F EAAN ROLOWES ELC L AL TI0E COULGE AW h R0 S v
13 SLAND MEDICAL ULCET AL 100 W COLEGE #VE {wastenenue cenaar Fuan: 7300 s .
323 SLAND MECICAL ULCET AL 100 W COIETE avE 0 () F "
3 SLAND MECICAL LT KT AL 100 W COLLEGE AVE 0 | N Fo;:o 3 .
1 PSLAND MO CAL LLCET &L 100W COLLEDE AvE 0 400 S800 S .
1 ARG MROVCAL LLCET AL 100W COLETE AvE 0 0 is00 S .
LAND MECOTALILCET AL 100 W COIEOE 100 2300 43.300 s .
3 LARD MECICAL LT ET 5t 00 W COEGE 100 s .
3 AAND MEDIZAL LLCET AL 100 W COUEGE 100 5 "
3 LAND METATAL ALCET AL 100 W COLE & 100 5 .

City of Appleton TIF District # 11 Project Plan 40



TouThml |
Estota «
Arva o] Bk s with Paren ol Totsl Lans LT Uow Jeta] aiy
Ay Dwnnt Mama Peogerty Aty L2oming| Acies Prcpaty Propeey ngrow Wil Progety Al dim
| CENrET] ANDMEDIAL LT ET AL owcourte At Jceo  Jaos 45500 $5%n 300 9965931 3 .
Enu 3 AICATIRES (T weourie s o Jood E 30 &1 "
33 _Jrrorroierasm N APHETON ST tD Eu\i 3,350 358,570 0
FEEFFRRLE MVUEST M & COALRG £ AV 30 Jaoe  Freanacass meucant  [5i60 X sa 0 [s327390 .
ST L coukGEaw o o 0,60 13,290 0
PESTASEN Y §COULGEAW B0 oo 3 0,830 13,430 0
PPOPPERLE VRS TMENTS INT T AL uietoweneave o oo $182 700 42.984.35) 210 Jsasried ) [
TLIPERLE WVRSTMENTS INC LT A DL E AV 3 .
I;;"‘ ERLE WVURSTMENTS INT LT A 3 L)
FVESTMENS INCET A 5 s
S ESTMEN 'S INTET A Ji33€ Coubce 0 i :
— T0COlkaE A Tio|iat  [OVANCED WreschL) O 0N WD
COULGE AYE 0 AR DS SON s 1ve 3 Lo
COUEOEAYE “ro bR DN INA LU P TN D
CULLEGE A o CITY AN AR TON 3 [N )
OCOULGE AL 10 T ACES LYEWLAN VT 3 ol
DCOULLGE AVE (::_o ) AR PN CLOTWER s Jsls
DCOUEGE AL Encmvm SLARAIG P N
10 COULGE AW) LAAS 08 W TEAEST AL I N D
10 COULGE AL AT S SO 3 . .
10 COLLGEAYE ALLAKE P AR L I 0N D)
10 COWEGE AYE Paurma oo & Ve s P«
[YEn FUranICAL LARTH GALLE FS B 0
31.3.0020 01 WLLL A SRS STYUSTS 3 P el
3130080 01 LEGE AW Im D055 L1E ™ N D
3) 1.03%0 01 t LEGE AL STUON) KT THENS il 5 . .
31 1.03%0 0J T0COUEGE AYE TAM LT 5 Lo 1 »
313, 0390.51 10 SOLLEGE AVE TOTALMED 1T STATPING 5 P ol
31.3.6396.01 s Fel
31.3.0333.10 I %0 543, 600 3 0
3-3-032%3 [THE SO DG FOR DS T S0 0 50 3 .
31300753 18 B DR FOR DS A C ) &= I ) 0 .
130083 00 [WASHINGTOR STREET R FETSTENT 70 [0.05  ITeRAENT FEOeRAL CA) [F109350 592,900 S1I2%60 51,008,500 \ 0
[41.2.0083 18 [WASHINGTON STREET UL FOCRSTIAENT 145300 4524200 4512 900 4512, 5% 5 .
WS TTALN T 48200 S32100 4285100 435610 5 .
WS TAEN T 42,920 553, 850 533502 5 0
$1.3.0385.08 ASHINGTON STREET ILE. PVESTMER T 32,920 531,500 3385003 5 0
510000003 Js0s7aIm0 ] .
[ 0
6 W COUETE AYE 03 SISO TORS AN T LN & .
WCOULGE AVE | T B 3580 & .
13 W COUL TR AvE | 230} . .
W COLLGE #3T 203 BUILING LT CEd ) .
M COLLE A AV 33w voncan cuase sank [s3senc0 aweoo 51333 53,033 423501000 a .
W COLLGE #vE 36 JCONFER FOCE CORIREL |581.500 3134300 [sassst0 3400.200 530190 a .
10W COULGE &VE TOAME MOLDRGAIEL  [$114300 521690 0 0
1
31-3.0031 00 Gasscoubheaw o Jaone  foascE Sicei o e [55,50 $32,100 340,00 5113900 $117,000 3 Lol
31-3.0000 00 3375 COURGE AW Joh  [O00  ISILE MOCN FAPORIUS |su:u 530,900 5111200 $315,200 [ N D
SOMN ACUISITIONS B, 10F o 3 | | L3R 400 $33 56 7 .
L CURLITS PROPERTRS LLC S8 CULLINE AV AT BVEW CANE S 60 s530,000 0% 7 .
2T T AMIELIER TESTLULE AVE WUCDEN NIVEL RS T AU | SR EE 0
FLAAAA A 16 COLIEGE A Y5 TLACK 171,300 381,0 .
SOTIEALLD BE COALEGE A CMASLES THE FLOESTT 3,30 185 N
U0 323 LT 16 COLIEGE A STUOE 31340 20 52,700 39400 1803 300,420 N D
| T meioweieave  Fro oo FSammen rumiriee |!M!: 125300 (3800 430 335,00 [ I D
. O e COLLELE AVe 113 800 384, 230 A0860¢ 204,50 ? » .
& 0 E CULLELE AV SPERT: ? [l D)
[T7A°A O SR PLETUNY ISE CULLELE AV 7 0
33300500 FHLETON BETOREAL SOTIET INT 138 N DURKLE 5T = 108 1 .
Gone oo JOOE COLLEGE AVE  §° T¥T) 30 NI SIS SRR | |su.r:: [ 0N D
31-3-030 00 50 WC 0 Jaje 59,300 5351400 [N N
313031 00 JHE sSe COme O T | E T ¥, U0 §36400° [ )
31 10833 00 AWEIATE UNE/ CF W) 3206 WASHALTON ST 3] k‘lk‘ TS XIS 5] 22 900 145,200 JAY 4 .
31308300 [LaWRERCE UMK CF WI DR TLUEGE AV IO T | ESEEVT N (T 3304800 $2699% ] .
31300800 Jovew mon sevas Ly et 308 £ WASHING TON STEPO 029 Bareuron mocy sowoo [S1e 300 107,400 51,800 139,520 517533 3 »
Fone Euuu- R0 pidecoweneave  Fro Jace LS U 51,390 45,200 138,500 183300 199430 ] 0
3-3-007-00 MRS TROFLA 133 W DURERE 5T 250 Jais 42400 133400 133400 325 4% ) .
31300700 [TIACTH Y WAGRER 6T At 118N DUSERE 51 E 1) 37 A00 100600 127200 5343030 A )
:
| R :Egn s 006 COLLGE AV 1T8D Eu PETRASON bARE & CROS  [55,300 %102, 600 =2 AL0 S 300 5613, 330
3 J 0008 (X 311 COURGE &ve Ut 3118 COLLRGE AV 20 pror AU AAD PRNTS ILE L% S23200 $ 109200 $183.200 $354,50)
1.4 DO0S O 'm COUROE AV 0E 3 e COLRGE A RO AR LESS DRSKEA STUD Ly
1 1800 [ powances us S50 WASHRD 10N ST MO 11 fsoe sereet RS O 462,300 $185,500
[32.2 03k oo & LA TS CHURCN N DREW 5T 50 Fzr. #5300 53,300
11.3.0000 00 JOUTY OF APRIETON PR N ST B 50 50
13.3.0087-00__JOuTY OF AFFALTON 5 CREIDA ST 3o _jaso E | )
100065 00 JCTY OF AFPEE TON T WCouLEE évt 80 036 ¢ 40
1B OHA 00 JEATY OF APETCH § CREID & O O i 0
1.2, 0066 00 FLETON ART CENTEN ING PRETTEY TN FT T T 80
31.2.2003 00 Emrm CENTER ASSOOMTES 10w LARIERTE ST Joro Jaro  Bareuron oeour s [539.000 12100 Jsa 11y
31.2.0003 C0__ [APPLETON CENTER ASSCOMTES 100 W LARTEACK 5T JTTD 3 ) CALLAGHI PE M 914,00 |

City of Appleton TIF District # 11 Project Plan

41



Aonrin]  Masmeny wits faon Perioead Tatal Lana Loww Jhenta | whyg
ARy Crwvwt o e Progwty Addiess [ 2ening| Acrey Prog sty Fropany Land Vakes oo Vaka Ava A m
$1.4.0002 00 [ArLETON COnTER ASSD0aTES wiawsescr st |ono P03 CITY PARRELTIVE | S0
arrLeron COnTEn assoOaTES 0 CRLAN CAMITAL MANES B0
FLETON CENTER ASS00ATES E1 CIRAATIAL FONUCRS 55010
LU CEN TER ASCOATRS 0 *(_tmn & CORMC 20,300
AETON CEN TRR ATCOATES 80 (VLI TI0n WAL T My (52000
LETON CEN TER ASCORTES ™ 0 GOD PRI & CAWR 5 {54,300
$1.0.00020 00 [ArPLETON Cente ASS00ATE 100 W Lawmence 3T [oen ALy, poTEAT INTINRA 5300
2003 0 TOW LA TR ASSO0ATE 300 W Lawmesce ST |oen Hrvieaw 5 cunp son 550,100
20v3 5 TV CER TN ASSCA T 300 W LAWRENCE ST [ceD REAUTE WA PR OF WIS 100T0
o ToWe CEN TEF: ASSCOIA 700 W LAWRENCE 57 [c8D (FAGEN DEFAATILOY CL F5i a0
3200 lu TOM CEN KR ASS0CIA 100 W LAWRENCE 5T |CsD |u\uwmur.'c|nr
13,0003 TOW CON TR ASSLCIA 00 W LAWRLNE 57 |C80 A ST RATINGAL | 1530
31.3.80V. 4P LETOM CEN BN ASSO0A TR WA ST [ORn USRS ONE SAREET WG IS L B0
3.48003 & 4 P LETOW CEN TRE ASSOATE J00 W LAWSERTE ST [ORD PR OFAL UK Peous 20050
2w & AP PLETW (RN TEN ASS00ATE L0 W LAMSERTE 5T [Or0 (PR CIPAL LI U S48, 100
31.2.0003 20 JAPPLETON CONTER ASSOOATES 300 W LAWRKNCE 57 |cs0 (FRIATE WEAUTH MANAC |55
AP TLETOW CON T IATET 100 W LAWRINCL 5T [C80 SEYLINE TECHAMILEG IS B 200
[APTLETON CENTER ASEOOIATEL 100 W LAWRINCE ST [CR0 CALLAW CROUT 5T 57,500
APPLLTON CER TN ASSOOA TS 100 W LawREn(E 51 [osD CATMYSEmS 206 500
&9 F LLTON TR BN ASSOOA TS 100 W AN CE ST [osn TWAR BASLE RESCURTE 23,50
P FLLION CRNTER ASSOOA TS ST ETORT (510 UATVEISAL MELRAA T S2.100
o2 W LAWSIXCE 5T [ceo N INVETTVMENTS INC b 1. 30¢
oo W Lawescr 57 foso VO oSN s aoin 1300
AP FLETON CENTER A5200ATE 100 W LAWAENCE 57 [ca0 WEINCUSL AN THONY W 52100
— — LU =
PP LETON CUNTLR ASSOTIATES 00 W LAAMERCE ST [own ACHTRWIROIP AW &2 155100
(AP FLETON CERTER ASSOTIATE S 100 W LAMSIACE ST (08D WA I Faagn Werady: Finend 523,500
[FA N ASHLND I3 L COULSE A 80 008 [ERWED AWARERRAGS I 556000 r',:ux,\l 5504 000 S 5219400
EAD DADGUE INVESTRENTS LT 21 weoaesrave  |oeo fot)  [map sancis srowrs s | PRI %302 500 4305 500 | EEENTS
DAL P RCPINT IS LI sonecowsta  Josw  Josd  Jeacwscuihoarse 537 20 % 359 40 4208 300 33
DUPRKL FRCPUNT S LLC anecowrseaw Jowo ooy  Troser G ace karce s133a3 504000 4257 500 5357,300 0
A ICE PR S L 1} GE AV 80 (L4315 006 APPLETON | 8, 0
B AR BB AR WL 3, SEAN B (WK TATE GARIEN LT I $3,90° 0
AR AT FECRRRT R L 133 A [CRD J00%  [WEY DRy e 535 400 5213200 S 400 5161500 0
secoweseaw  [oeo Jonr fss .70 P RI] %284 8000 187,500 .
PAR XL PRCRLNT S L reowseawe  Joeo ooy 958700 Jsir1a0n 229 900 5340500 "
CLPRKE PICIINT RS LLC FEEN T TR S T P ]s&.w: 0
PR A KE PECWERT K5 LC 103k COlsnE M e [POGE K504 AGENCY LTD 56,207 .
SRR PECPIRT IS LT 100 W COuEsE AVE [oan Jons [RaE S eus & RS §a3,10 by 123 0001 5210300 3 L4008
FARTVICE FRCPORT S LLC I G RO IDEA ba 343020
rrnre PRORIAT RS LT 100 W Ccaece Ave  |oep CATE TOUMRE TAVERY IS0 a0
[ernxe prOwInT RS LS 104 W EOuLece ave  josp ooy 4.4 -
L [T CUGETTT S TN (ETON (20 5 =
1136 comkse i losp ool 27.000 .
SHAMEY BLCUA T LLAWEEACE = peea |00 337,900
[F7A0 HARLT: BANE na GIW Cowck avi_[cR0 o[ inanceicoes o 3318,320
112008 00 JE0AD HARKS BANE NA 0 W tomieck Ave  [osp 100 MRS BANE rh IS 230 00
11200d 0 Jeral HeAns BANE AL 233 W Coniese ave foan OnEAueiecs serming 15008 500
411 5085 €0 Jemad amnrs BANE NS S APPLETUN 5T $54.00) 2000 53,000
1.3.0130.11 04 BOLOT TALST 31 LAWFINCE ©1 753300 242 000
313013530 Dunime CanTiR s ivoes TRusT 10 LAWFENCE =1 341200 %313 500
3-3.033 300 TN PROTERTIAS AT 333 L COLLGE AVE THEFBELLC 203500 21300
110300 T FROFERTIES 0L 232 L COMESE Ave 0 MASSAGE O Chen 153 V0 15303 AN 5 M0
JIaRecn  Jorm st ul 232 LOOuEGE A forn VELING PALETTE T 53500
13 048 60 JC0m PeOrEr ies L O TE (TN CUFN T e 156,500 S350 595000 L0
313008300 [CAEIT S RLAL [ETATE PARTNESSHI zoawooueck ave [ceo Jooy  Joses prows mmasu Bsom 944 500 %293.100 ¥4 300
L. ]
3130330 08 |ORETEANLE ARNG JLAWKINTE = G R 5253100 3¢5 500
T 3.CORL00  JDVS FRALTY WASCONSINY 77 11T 0L CoWiGi A [ca0Joor |ioivens e 35700 333,300 FIEsan
DS BEALTY WASCON SR 0 LIC 11 SE AV cap_ Jons 2100 535,000 [s13500
COPROPERT RS 1IC 133 COUESE AV ETE 3 EC0 CANILECO T Y, iT0 L3100 $151,900 .
] IR LANIERT vead ooz | Rl 1500 203 100 300,200
rs s veuc podrcownct vt Joso Joiz Jastcmros moecance Bt F_.u.-ol 243 200 15 000 | (EEENES "
rs & veuc SCANETS GAFDEN 100 F5 201 3300 "
| xen 200 5150 0
F1% WAKL Y FANRAY PRALTICE RESE) ¥ 3 2 50
NAAFR GRURTS I;; 3,300 20 192,100 £139, 100
(GFFRASHE FICPIAT S EENE AS00 5 200 A0 77 500 3303200
[Haat v PRDPENTIS CORELLE [IRARDING APPARLL b5 30000 %35 200 S 113 400 ALIN0 $171.300 .
3 [F AL VS PRDPENTIRS COELLS (BUMEITEE U55 LLC 11 43,302 "
313 CA1C0 [RAETS RIS CRELLE 70 | T S ST SPE T .
TT3 211015 [LAR? WA | EED Higm TIAs00
EEIEEEE T (N = Iﬁ:rm 224 000 53354200
3130081 00 lsrrnn FECEENIABIL 30% W COMLEGE AVE_ [0S0 [0.0%  |WOME BURGERBAR 533,00 543 200 27% D00 500
4 freen eagson apdecounieaw oo Joof  Jvanasowp marcets P 100 53 10 300 .
1 120aL S ERINE ALY T 16 LAWMINCE = roey Joos $35 £1%) 2
3 UGUERAS FIEen FeyDC TRUST 23 LAWIINT (L) 427 24%) 154 10
1 F._vcur.us A SAR FEVEC TRUST 33 LAWIENCS 003 22,100 20300
3.3 I GO 33 LAWFINCE © }_ 0o 535300 {01000
33 S GOk T LARDRENT TTLAWIINCE T Peed |o03 537 Lon
1 La'MS N CF Uty OF WL Je CouROe Ave " ¥ 3
)] (LAWSENCE ey CF W (ad 28] ¥
ANRERCE UMY OF WEL " ) ¥ 0
[LAWRENTE UNw CF Wis 00 W WATLR ST " 093 a3
[NATHAK LT I LAWFERCE = sens_Joos &
232 n Moemson T Josp  Jos  Twaue MARKTT Pz . [53000
1 18 AN IR T (I [
1 NMLOTER T RERE JLAWRENCE ©F reey jons
'] RCTCR MANAGENER | LIC 405 £ COMEDE vt caD i) TWO PAELE FARE 54 100 .
333044700 JOUTACANGL TOUNT? HETURICAL iccowsi e foso Joss &
31.2.0M5-00 Ir. ATAMIL CORWT ¢ WETURCAL 125 £ COLULE AVE [oen Ium 1

City of Appleton TIF District # 11 Project Plan 42



City of Appleton TIF District # 11 Project Plan

Tetal ool
Exots o
Amrin]  Basmons wits Faon et Lane Posoan) Lww Jhenta | wig
Ay o ham s Zowing| Aoy Prog sty Land Vakes oo Al alm
13008t 0 [raniua e Tes uc ceo  Jons  Jomazvswesrut 453,100 208 400 [
FAPILLA PROPLN TR 1LC E1 TAVIARA'S THE TARE TA [
TOF SPWN S KT "
THIUAEN KN ZIRE NG 0
TASTE OF THAL AFFLET
{235 £ COLIESS AW (AT WIE BB TV 5 RESA D
11281700 JoAern wis mSTAURANT Mot S ECOUESE AV CUREN BEE P25 120 ANT .
e PALUS [
TANDI TR AWREACE =7
1§ COLUSE AVE
ik COLETE AVE WUNAN 181
LAVRENCE T 003 — )
103 ECOLSE AN 053 [eiiveeaas 5431 300 .
103 £ COMESE AN DEPAWSITON S PETBOUS "
T3 L COLILE AY e ) s
300 L COLULSE AV |lt-mcu AW SUBA .
300 L COLLGE AV SO CLRF LS TN 0
329 £ COLISE A 1 000, ONA BESTAURANT WC T
213 W CONIEGE AVE SOMA CORPDRAION
1) LAWIENCE ST (I
FAALE CHANCELLE IS tcontstav  [osn  Joor  Jravana ut
TEXN IS FEWEL Y FRCRITS LAC 08 £ COLIGL AVL TENNES IEWELRY N .
WL WooeEs Lic 334 L COUEGL AVL N DY PALETTE
[P HLCEALD AFPLETON FENTAL 1175 AMPLT U AMEASSADOR B4R
- L
WECHBALD- APPLLTON BERT AL 117 § AMPLET 0N §1 (ATTIC TATTOO STR%000
USUER LAW 1AL 200 W CCUIEGE AVE |00 08 JioeD SACNS iC
10 SR LAW 110 F00 W CORIECE AVE  [ovD TUSUER LAW AT
ERADLES VARDIVTER 212 L COLLEGE AVE (T .
3§ LAWPEACE =
303 L COLLSE AVL AVERUE CUIS & oW .
TLAWEERCE T
WA CF APFLETON SOURERE S I 52
M CF APFLETON TS T T
(D Lage Lamown Bog sl
G Lndsing. G sethr) Panch
|u-nw Loasi g
fareat Americs ¥iranasl
U5 e WA
(Wt 1t 6 a0 B ranaad Lt
lnae
VAR Ared Aes. A 54480000
HEghe Totod Ares Acrm Total Pervaead
. ELR L (Prep
W LM

43



TIF DISTRICT #11 LEGAL DESCRIPTION

DESCRIPTION: A TRACT OF LAND BEING PART OF THE SW % OF SECTION 26, PART OF THE SE %
OF SECTION 26 AND PART OF THE NW % OF SECTION 35, ALL IN TOWNSHIP 21 NORTH, RANGE
17 EAST, CITY OF APPLETON, OUTAGAMIE COUNTY, WISCONSIN BOUNDED AND DESCRIBED AS
FOLLOWS:

COMMENCING AT THE CENTERLINE OF WASHINGTON STREET AND THE CENTERLINE OF DREW
STREET AND BEING THE POINT OF BEGINNING;

THENCE SOUTH AND THEN SOUTHWESTERLY ALONG THE CENTERLINE OF SAID DREW STREET
TO THE EASTERLY EXTENSION OF THE SOUTH LINE OF AN ALLEY IN BLOCK 2 OF THE APPLETON
PLAT;

THENCE WEST ALONG THE SOUTH LINE OF SAID EXTENSION AND THEN THE SOUTH LINE OF
SAID ALLEY AND ALSO BEING CONTIGUOUS WITH THE NORTH OF LOT 1 OF CERTIFIED SURVEY
MAP NO.6362 TO THE EAST LINE OF DURKEE STREET;

THENCE SOUTH ALONG THE EAST LINE OF SAID DURKEE STREET TO THE CENTERLINE OF WATER
STREET;

THENCE SOUTHWESTERLY ALONG THE CENTERLINE OF SAID WATER STREET TO A POINT 50
FEET WEST OF THE EAST LINE ONEIDA STREET AND BEING COINCIDENT WITH A REFERENCE LINE
FOR SAID ONEIDA STREET PER WDOT RIGHT OF WAY PLAT NO.4657-2-21;

THENCE NORTHWESTERLY 252.91 FEET ALONG SAID REFERENCE LINE FOR ONEIDA STREET TO A
REFERENCE LINE FOR PROSPECT AVENUE PER SAID WDOT RIGHT OF WAY PLAT NO.4657-2-21;
THENCE SOUTHWESTERLY 399.57 FEET M/L ALONG SAID REFERENCE LINE FOR PROSPECT
AVENUE TO THE SOUTHEASTERLY EXTENSION OF A WESTERLY LINE OF LOT 1 OF CERTIFIED
SURVEY MAP NO.6714;

THENCE NORTHWESTERLY 140.05 FEET M/L ALONG SAID EXTENSION AND THEN THE WESTERLY
LINE OF LOT 1 OF SAID CERTIFIED SURVEY MAP NO.6714 TO AN ANGLE POINT IN LOT 1 OF SAID
CERTIFIED SURVEY MAP NO.6714;

THENCE ALONG THE SUBSEQUENT 8 COURSES OF LOT 1 OF SAID CERTIFIED SURVEY MAP
NO.6714 TO THE SOUTH LINE OF LAWRENCE STREET;
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THENCE WEST 222 FEET M/L ALONG THE SOUTH LINE OF LAWRENCE STREET TO THE
SOUTHERLY EXTENSION OF THE WEST LINE OF A 20 FOOT WIDE ALLEY LOCATED IN BLOCK 7 OF
THE APPLETON PLAT;

THENCE NORTH 389.44 FEET M/L ALONG SAID EXTENSION AND THEN THE WEST LINE OF SAID
ALLEY AND THEN THE NORTHERLY EXTENSION OF THE WEST LINE OF SAID ALLEY TO THE SOUTH
LINE OF COLLEGE AVENUE;

THENCE EAST 419.93 FEET M/L ALONG THE SOUTH LINE OF COLLEGE AVENUE TO THE EAST
LINE OF SUPERIOR STREET;

THENCE NORTH ALONG THE EAST LINE OF SUPERIOR STREET TO A POINT 166.17 FEET SOUTH
OF THE SOUTH LINE OF WASHINGTON STREET;

THENCE EAST AND PARALLEL TO THE SOUTH LINE OF WASHINGTON STREET 380.2 FEET M/L TO
THE EAST LINE OF APPLETON STREET;

THENCE NORTH 166.17 FEET ALONG THE EAST LINE OF APPLETON STREET TO THE SOUTH LINE
OF WASHINGTON STREET;

THENCE EAST 770.57 FEET M/L ALONG THE SOUTH LINE OF WASHINGTON STREET TO THE EAST
LINE OF MORRISON STREET;

THENCE SOUTH ALONG THE EAST LINE OF MORRISON STREET TO A POINT 180 FEET NORTH OF
THE SOUTH LINE OF JOHNSTON STREET;

THENCE EAST 63.24 FEET;

THENCE SOUTH 180 FEET TO THE SOUTH LINE OF JOHNSTON STREET;

THENCE EAST ALONG THE SOUTH LINE OF JOHNSTON STREET AND THEN THE EASTERLY
EXTENSION OF SAID JOHNSTON STREET TO THE EAST LINE OF DURKEE STREET;

THENCE NORTH 242.34 FEET M/L ALONG THE EAST LINE OF DURKEE STREET TO THE
CENTERLINE OF WASHINGTON STREET;

THENCE EAST ALONG THE CENTERLINE OF WASHINGTON STREET TO THE POINT OF BEGINNING.
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OPINION OF THE CITY ATTORNEY ON THE COMPLIANCE OF THE

PROJECT PLAN WITH WISCONSIN STATUTE

&td‘ LEGAL SERVICES DEPARTMENT

Office of the City Attorney
100 North Appleton Street
Appleton, W1 54911

Phone: 920/832-6423

Fax: 920/832-5962

" omeeting community needs. . .enhancing quality of life.”

June 22, 2017

Mayor Timothy M. Hanna
City of Appleton

100 Noeth Appleton Street
Appleton, WI 54911-4799

Re:  Tax Increment Finance Program Plan, City of Appleton
Tax Incremental Districe #11

Dear Mayor Hanna:

You have asked me for a legal opinion as to the legal sufficiency and statutory compliance of the
proposed Tax Incremental Finance Plan for the City of Appleton Tax Incremental Districe #11, T
have reviewed the Project Plan for said District as well as the appendices attached thereto, specifically
as to their compliance with the provision of Secton 66,1105(4), Wisconsin Statutes. 1t is my opinion
that the Project Plan is in compliance with all of the provisions of Section 66.1105(4) of the Wisconsin
Statutes dealing with the creation of Tax Incremental Financing Districts.

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

.y,

James P. Walsh
City Attorney

JPWiilg

IAttomey\WORDVow\LETTERS\TIF 11 Atty Opinion Letter 016:22.2017.doc

James P. Walsh Chnstopher R. Behrens Amanda Abshire
Cily Altorwey Dty City Attormy Assistant Ciiy Atioriy
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1

Tax Increment Financing District Number 12 (the “District”) is being created by the City of

INTENT AND PURPOSE OF TAX INCREMENT FINANCING DISTRICT #12

Appleton under the authority provided by Wisconsin Statute Section 66.1105 “Tax Increment Law” to
eliminate blight and stimulate the rehabilitation and conservation of this urban corridor located along W.
College Avenue from approximately the Badger Avenue/Story Street intersection to Walnut Street. A

map of the proposed District boundaries is found in Section 12.

This area is primarily characterized by a large vacant community center, a large vacant
commercial building, and a mixture of small and medium retail, office, service and hospitality businesses,
which have the potential to, and in some cases already have, created a blighting influence on the
surrounding area. While a couple property owners have made significant investments in the area, there
are still numerous blighted properties that hamper further investment. The District consists of

approximately 23 acres of land that is predominately zoned for central business district use.

The District is being created as a “Rehabilitation District” based upon the finding that at least
50%, by area of the real property within the District, is blighted and/or is in need of rehabilitation and/or
conservation work within the meaning of Wisconsin Statute Section 66.1337 “Urban Renewal” described

below. The map exhibit on page 29 illustrates existing uses and conditions of the District.
Rehabilitation or conservation work includes any of the following:

1. Carrying out plans for a program of voluntary or compulsory repair and rehabilitation of
buildings or other improvements.

2.  Acquisition of real property and demolition, removal or rehabilitation of buildings and
improvements on the property where necessary to eliminate unhealthful, unsanitary or unsafe
conditions, lessen density, reduce traffic hazards, eliminate obsolete or other uses detrimental
to the public welfare, to otherwise remove or prevent the spread of blight or deterioration, or
to provide land for needed public facilities.

3. Installation, construction or reconstruction of streets, utilities, parks, playgrounds, and other
improvements necessary for carrying out the objectives of the urban renewal project.

4. The disposition, for uses in accordance with the objectives of the urban renewal project, of
any property acquired in the area of the project. The disposition shall be in the manner

prescribed in this section for the disposition of property in a redevelopment project area.
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This Project Plan outlines the City of Appleton’s role in assisting with the rehabilitation and

conservation of existing properties and business as well as redevelopment of vacant, blighted, and

underutilized properties as needed to support the urban renewal of this area. The investment in this

District will:

eliminate blight and foster urban renewal through public and private investment

enhance the development potential of private property within and adjacent to the District
stabilize property values in the area

promote retention, expansion, attraction and reuse through the development of an improved area
thereby facilitating the creation of new jobs and increased tax base

improve the overall appearance of public and private spaces

strengthen the economic well-being and economic diversity of the area

provide appropriate financial incentives to encourage business expansion

maximize the Districts strategic location in Appleton’s Downtown and easy access to U.S.
Interstate 41.

There are four identified development areas within the District that include a combination of

redevelopment and rehabilitation sites. The following map and narrative highlight the key development

areas targeted for rehabilitation/conservation as well as redevelopment in this District that would not

happen otherwise but for the creation of this District.

0 -
City of Appleton
Tax Incremental Financing District #12
Proposed Improvements and Public Works Projects
by Development Areas —
7,} Development Areas =T|F #12 Boundary ]@3\‘{
- DevelopmentArea 1 [ | Rehabiitation/Conservation Parcels "
Development Area 2 Public Works Projects _T.
= Development Area 3
. _ Development Area 4 N
| 7] Rehabitation Fest A
m Redevelopment Comm.& Econ. Dev. Dept. June 2017
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Development Area #1: This Development Area comprises approximately 6.5 acres of the approximately
23 acre TIF District and is predominately home to independent businesses in the retail, personal and
professional services, hospitality and financial industries. Buildings dating back to 1870 through the
1980s provide a mixture of architectural styles and aesthetic characteristics. See pictures below of the
College Avenue portion of this Development Area. There are also about 65 housing units located in this
Development Area.

While several businesses have committed significant time and financial investment into improving and
maintaining their properties in Development Area #1, there are also a substantial number of properties
that are for sale or lease, vacant, or in need of property maintenance. Conservation of the existing
businesses is also critical to the economic vitality of this corridor. Taken as a whole, Development Area
#1 has 52 of the 56 properties identified as in need of rehabilitation or conservation to ensure the vitality
of this business district. Many of these properties would benefit from Property Improvement Grants to
mitigate the deteriorated conditions and improve the overall economic vitality and appearance of the
corridor.

e 500 WEST College Avenue (North) Block

e 600 WEST College Avenue (South) Block
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Development Area #2: This Development Area comprises approximately 7.5 acres of the approximately
23 acre TIF District and is home to a variety of independent businesses, several houses, public services
and a youth community center. The businesses include retail, personal and professional services,
hospitality and automotive sales and repair. The buildings date back to 1894 and include a variety of
architectural styles and aesthetic characteristics. See below for pictures of the College Avenue properties
in this Development Area. The most recent construction was the expansion of the Boys & Girls Club in
2010.

Several large properties remain vacant in this area, including 127 S. Memorial Drive, 741 W. College
Avenue and 823-827 W. College Avenue. The vacant building at 741 W. College Avenue also recently
sold at Sheriff Sale. Rehabilitation of the existing buildings and properties would further enhance the
entire area. Since this entire area is also highly visible and an integral part of the Downtown, this
Development Area would benefit from increased commercial activity. Redevelopment of the blighted and
vacant properties in this Development Area would further benefit, and potentially induce, investment in
parcels located surrounding and in close proximity to this area. Conservation of the existing businesses is
also critical to the economic vitality of this corridor. Many of these properties would benefit from
Property Improvement Grants to mitigate the deteriorated conditions and improve the overall appearance
of the corridor with 18 of the 25 properties identified as in need of rehabilitation, conservation or
redevelopment work.

e 700 WEST College Avenue (South) Block

e 3800 WEST College Avenue (South) Block

e 900 WEST College Avenue (South) Block
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Development Area #3: This Development Area comprises about 5 acres of the approximately 23 acre
TIF District and includes several large buildings. Most of the buildings are relatively recent in their
construction, from the Capital Credit Union’s building in 1989 to Walgreens in 2000. The now vacant
Thompson Center was built in 1972 and includes the largest building in this Development Area at over
23,500 square feet. This site is negatively impacting other properties, has deteriorating property
conditions, is not aesthetically pleasing, and needs to be rehabilitated or redeveloped to enhance the
overall economic vitality of the area and provide a positive impression for those travelling this corridor.
Conservation of the existing businesses is also critical to the economic vitality of this corridor.

e 800 WEST College Avenue (North) Block

e 900 WEST College Avenue (North) Block

Development Area #4: This Development Area comprises just over 4 acres of the approximately 23 acre
TIF District and includes a commercial center with storage units and office building among a couple
vacant parcels and single-family homes. The commercial center was built in 1961, and the blue office
building at the corner of Richmond and Franklin Streets was built in 1969. Access to the commercial
center site can be challenging with the high volume of traffic on Richmond Street, and parking is a
challenge as there are a limited number of stalls in the front of the building despite the substantial parking
lot behind. The unit on the north end of the center has remained vacant for years. The vacant and
underutilized parcels at the corner of Washington Street and Richmond Street present a deteriorated
condition in this area. This corridor is a high visibility route into Downtown Appleton. Rehabilitation of
the existing buildings and conservation of the businesses along with redevelopment of this blighted site
would further enhance the entire area.

e 100 -200 NORTH Richmond Street (West) Block
7 W £ il
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STATEMENT OF KIND, NUMBER AND LOCATION OF PROPOSED PUBLIC
WORKS AND IMPROVEMENT PROJECTS WITHIN THE DISTRICT OR THE Y2
MILE BUFFER ZONE

The following is a list of proposed public works and improvement projects the City either directly, or

through other entities, may implement in conjunction with this District. Any costs directly or indirectly

related to the public works and improvements are considered “project costs” and eligible to be paid with

tax increment revenues of the tax incremental district. The map exhibit in Section 14 Proposed

Improvements and Public Works Projects by Development Area illustrates the proposed public works and

improvement projects locations.

A. Municipal Infrastructure Improvements

Construction and/or reconstruction of the streets to facilitate development and
rehabilitation projects within the District. Scope of work may include right-of-way
acquisition, land assembly, grading, gravel, curb and gutter, asphalt, streetlights, traffic
signals, walkways, concrete paving, lighting, signage, and related appurtenances.

Construction and/or reconstruction of a sanitary sewer collection system to facilitate
development and rehabilitation projects within the District. The scope of work may
include sewer mains, manholes, laterals, force main, lift stations, and related
appurtenances.

Construction and/or reconstruction of the water distribution system to facilitate
development and rehabilitation projects within the District. Projects may include water
mains, valves, hydrants, service connections, laterals and other related appurtenances.

Construction and/or reconstruction of storm water drainage facilities to support
development and rehabilitation projects within the District. Projects may include retention
or detention basins, biofilters, conveyance systems, storm sewer mains, manholes, inlets,
drains and related appurtenances.

Installation of electric and/or natural gas service or the relocation of existing services to
facilitate blight elimination and redevelopment or rehabilitation in the District and provide
better service. Acquisition of equipment to service the District.

Installation of telephone, fiber, and cable or the relocation of existing services to facilitate
blight elimination and redevelopment or rehabilitation in the District and provide better
service. Acquisition of equipment to service the District.

The costs associated with the design, implementation, purchase and maintenance of
streetscape amenities to improve the aesthetic appearance of this District, including but not
limited to, decorative lighting, banners and/or flags, public art, landscaping and/or

planters, benches and other pedestrian elements to encourage the viability of the businesses
in the district and attract high quality development.
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B. Administrative Costs: These include, but not limited to, a portion of the salaries of the City
employees, professional fees, and others directly involved in the projects for the District over the
implementation of the project plan. Audit expenses, state filing fees, and any expenses
associated with dissolving the District are also eligible costs.

C. Organizational Costs: These include, but are not limited to, publication and printing costs in
connection with this Project Plan as well as the fees for the financial consultants, attorney,
engineers, planners, surveyors, and other contracted services.

D. Professional Services: These include, but are not limited to, those costs incurred for
architectural, planning, engineering and legal advice and services.

E. Financing Costs: Interest, finance fees, bond discounts, redemption premiums, legal opinions,
credit ratings, capitalized interest, insurance and other expenses related to financing. This would
also include interest on advances made by the City of Appleton.

F. Land Assembly, Clearance, and Real Estate Acquisitions: In order to eliminate blight and
promote rehabilitation and redevelopment, it may be necessary to assist developers or for the
City to acquire and demolish blighted or underutilized properties within the District. These may
include but are not limited to, the cost of acquisitions, clearance/demolition, titles, easements,
appraisals, consultant fees, closing costs, surveying and mapping, and the lease and/or the sale of
property at or below market price to encourage or make feasible an economic development
project that is consistent with the intent of this District.

G. Relocation Costs: In the event any property is acquired for the projects, expenses including the
cost of the relocation plan, director, staff, publications, appraisals, land and property acquisition
costs and relocation benefits as required by Wisconsin Statutes Section 32 are considered eligible
project costs.

H. Development Incentives (Cash Grants and/or Loans) & Property Improvement Grants: As
a partner in the future redevelopment and rehabilitation/conservation of this District, the City of
Appleton may enter into agreements with property owners, lessees, or developers for the purpose
of sharing costs to encourage the desired kind of improvements based on the purpose of this
District and assure tax base is generated sufficient to recover project costs. This assistance is
regularly needed in rehabilitation and redevelopment projects to offset the additional costs in re-
use versus greenfield development. Not every project will demand the same level of funding.
These payments would be negotiated on a project basis in order to attract new taxable property or
rehabilitate existing property in the District. No cash grants or loans will be provided until the
Common Council adopts a development agreement and a copy of such agreement will be
retained in the City’s official records for the TID.

I.  Environmental Audits and Remediation: Costs related to all environmental assessments and
remediation will be considered eligible project costs.

J.  Promotion and Development: Promotion and development of the District including
professional services or marketing, recruitment, realtor commissions and fees in lieu of
commissions, marketing services and materials, advertising costs, administrative costs and
support of development organizations.

K. Project Outside the Tax Increment District: Pursuant to Wisconsin Statutes Section
66.1105(2)(f)1.n, the city may undertake projects within territory located within one-half (1/2)
mile of the boundary of the district provided that (1) the project is located within the City’s
corporate boundaries, and (2) the projects are approved by the Joint Review Board. The cost of
projects completed outside the District pursuant to this section are eligible Project Costs and may

City of Appleton TIF District #12 Project Plan 10



include any project cost that would otherwise be eligible if undertaken within the District.
Specific Public Works projects at the time of the District creation in the ¥2 mile boundary area of
this District are not included at this time. Refer to Section 14 for a map of proposed
improvements and Public Works projects by development area.

L. Payments Made at the Discretion of the Common Council: These payments may include but
are not limited to payments which are found to be necessary or convenient to the creation of the
District or the implementation of the Project Plan that support the goals of the District as outlined
in Section 1.

The above-identified lists of proposed public works projects are the projected activities at this time
that may be required in the District. Future development and rehabilitation of this area as it begins to
occur may dictate additions or deletions from the above list. The City of Appleton reserves the right to

such additions or deletions to the project list to the full extent allowed by the law.

In the event any of the projects are not reimbursable out of the TIF fund under Wisconsin Statutes
Section 66.1105, in the written opinion of nationally recognized bond counsel or a court of record so rules
in a final order, then such project or projects shall be deleted herefrom and the remainder of the projects

hereunder shall be deemed the entirety of the projects for purposes of the project plan.

The City reserves the right to implement only those projects that remain economically viable as the

project period proceeds.

Project costs as outlined in this Project Plan include any eligible expenditure made or estimated to be
made or monetary obligations incurred or estimated to be incurred by the City or by the Developer.
Project costs incurred by developer must be in accordance with a development agreement as approved by
the Common Council. Any income, special assessments, or other revenues, including user fees or
charges, will diminish project costs. To the extent the project costs benefit the municipality outside the
District, a proportionate share of the cost is not a project cost. Specific Public Works projects identified at
the time of the District creation in the %2 mile boundary area of this District are not included in this Project
Plan. Costs identified in this plan are preliminary estimates made prior to design considerations and are
subject to change after planning is completed. Prorations of costs in this plan are also estimates and

subject to change based upon implementation, future assessment policies, and user fee adjustments.
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QUALIFICATION BASED ON CITY VALUATION

The following calculations demonstrate the City is in compliance with Wisconsin Statute Section
66.1105(4)(gm)4.c, which requires the equalized value of the taxable property in the proposed District,
plus the value increment of all existing Tax Increment Districts, does not exceed 12% of the total

equalized value of taxable property within the City.

STEP 1: Calculation of Maximum Equalized Property Value Allowed within Tax Increment
Districts in the City of Appleton

Equalized Value

(as of January 1, 2016) Maximum Allowable TIF Property Value

$4,938,725,300 X 12% = $592,647,036

STEP 2: Calculation of Equalized Property Value Currently Located and Proposed to be Located
within Tax Increment Districts

Tax Incremental Districts Equalized Value

TIF District #3 Increment 41,515,600
TIF District #6 Increment 92,707,700
TIF District #7 Increment 17,197,100
TIF District #8 Increment 13,802,500
TIF District #9 Increment 1,763,000
TIF District #10 Increment 1,548,000
Proposed Base of TIF District #11 Creation* 78,547,500
Proposed Base of TIF District #12 Creation* 21,717,000
Total Existing Increment Plus Proposed Bases $ 268,798,400

*Note: 2017 Base Values are final Assessed Values. The final equalized value ratio will be determined in August. The
estimated ratio is 95%. 2017 TID 12 base includes two state assessed personal property full values.

The equalized value of the increment of existing Tax Incremental Districts within the City, plus the
base value of the proposed District, totals $268,798,400. This value equals 5.44% of the City total
equalized value and is substantially less than the maximum of $592,647,036 in equalized value permitted
for the City of Appleton. The City is, therefore, in compliance with the statutory equalized valuation test

and may proceed with creation of this district.
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Li1sST OF PROJECT COSTS

All costs are based on 2017 prices and are preliminary estimates that are based on best information
available. The plan is not meant to be a budget nor an appropriation of funds for specific projects, but a
framework within which to manage projects understanding the District can be in effect for a twenty-seven
year period allowed by Wisconsin Statute. The City of Appleton reserves the right to increase these costs
to reflect inflationary increases and other uncontrollable circumstances between 2017 and the time of
construction. The City retains the right to delete projects or change the scope and/or timing of projects

implemented as the Common Council individually authorizes them, without amending the Plan.

Project/Activity Total Cost Estimated Timing
e Municipal Infrastructure Improvements $1,107,300 2018-2024
e Municipal Infrastructure within the %2 Mile None included at this
Boundary time
e Development Incentives & Property $1.679.176 2017-2040
Improvement Grants
e Other Costs - Administrative, Professional,
Environmental, and Promotion Services Costs.
Filling fees and fees charged by State. Audit $124,750 2017-2043
Costs.
e Financing Costs*
o General Fund Advance Interest Expense i
$544.663 $1,084,472 2017-2043
o General Obligation $539,809
TOTAL: $3,995,698 2014-2040

*NOTE: The financing costs do not include potential interest reimbursement to the developers
but an allowance is included in the financial forecast (chart 5) in the line Development contractual
payments. The financing costs associated with the proposed project costs for this District are incorporated
into the financing schedules for the District. See Section 7: Description of the Methods of Financing
and the Time When Such Costs or Monetary Obligations are to be Incurred for financing details for the
District.
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L1ST OF NON-PROJECT COSTS

There are no anticipated “non-project costs” associated with this Plan.

City of Appleton TIF District #12 Project Plan
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ECONOMIC FEASIBILITY STUDY

The charts and tables on the following pages show the City of Appleton will be able to obtain the
necessary funds to implement the proposed projects and revenue from the District will be sufficient to pay
for them. Chart 1 presents the City’s equalized value and Chart 2 provides the full faith and credit
borrowing capacity of the City. Equalized valuation projections were made using two methods as detailed
in Chart 1. The straight-line method was chosen for purposes of this analysis to be conservative. Chart 2
projects the general obligation borrowing capacity of the City taking into account the existing debt of the
City, the five-year Capital Improvement Plan, and assuming a 1% increase per year beyond the five-year

plan. As shown, the debt balance projected is well below the net borrowing capacity.

Chart 3 projects revenues sufficient to finance all of the projects of the District and Chart 4 presents the
allocation of increment by taxing entity assuming similar weighted average components as the 2017 rate.
The pro forma is based on the following assumptions:

e The base value of the District is $21,717,000

e The tax rate is projected at $23.3889 for 2017 and remaining at this amount for the life of the
District.

e Valuations are projected to increase only .5% per year due to inflation.

e The base value of the District is estimated to increase $7,747,380 in new construction value based
on the following schedule:

Year Project Increment Added
2017 Base Value Real Estate & $ 21,717,000
Personal Property

January 1, 2018 $ 700,000

January 1, 2019 $ 4,085,300
January 1, 2020 $ -

January 1, 2021 $ 1,647,600

January 1, 2022 $ 1,314,480
January 1, 2023 $ -

Total Increment
(net of base value): | $ 7,747,380

City of Appleton TIF District #12 Project Plan 15



CITY OF APPLETON

Chart 1

EQUALIZED VALUATION PROJECTION

YEAR VALUATION CHANGE
2011 4,797,103,500
2012 4,651,408,600 (145,694,900)
2013 4,622,312,200 (29,096,400)
2014 4,696,660,500 74,348,300
2015 4,816,754,800 120,094,300
2016 4,938,725,300 121,970,500
$141,621,800
Straight Line Method $28,324,360
(Total change divided by 5)
Percentage Method 0.59%
(Total percentage change from 2011
to 2016 divided by 5)
Projected Valuations
Straight TIF Project Plan
Line Percentage Increment Only
2016 4,938,725,300 4,938,725,300 4,938,725,300
2017 4,967,049,660 4,967,863,779 4,938,725,300
2018 4,995,374,020 4,997,174,175 4,939,425,300
2019 5,023,698,380 5,026,657,503 4,943,510,600
2020 5,052,022,740 5,056,314,782 4,943,510,600
2021 5,080,347,100 5,086,147,039 4,945,158,200
2022 5,108,671,460 5,116,155,307 4,946,472,680
2023 5,136,995,820 5,146,340,623 4,946,472,680
2024 5,165,320,180 5,176,704,033 4,946,472,680
2025 5,193,644,540 5,207,246,587 4,946,472,680
2026 5,221,968,900 5,237,969,342 4,946,472,680
2027 5,250,293,260 5,268,873,361 4,946,472,680
2028 5,278,617,620 5,299,959,714 4,946,472,680
2029 5,306,941,980 5,331,229,476 4,946,472,680
2030 5,335,266,340 5,362,683,730 4,946,472,680
2031 5,363,590,700 5,394,323,564 4,946,472,680
2032 5,391,915,060 5,426,150,073 4,946,472,680
2033 5,420,239,420 5,458,164,358 4,946,472,680
2034 5,448,563,780 5,490,367,528 4,946,472,680
2035 5,476,888,140 5,522,760,696 4,946,472,680
2036 5,505,212,500 5,555,344,984 4,946,472,680
2037 5,533,536,860 5,588,121,519 4,946,472,680
2038 5,561,861,220 5,621,091,436 4,946,472,680
2039 5,590,185,580 5,654,255,875 4,946,472,680
2040 5,618,509,940 5,687,615,985 4,946,472,680
2041 5,646,834,300 5,721,172,919 4,946,472,680
2042 5,675,158,660 5,754,927,839 4,946,472,680
2043 5,703,483,020 5,788,881,913 4,946,472,680
2044 5,731,807,380 5,823,036,316 4,946,472,680
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CITY OF APPLETON

Chart 2

GENERAL OBLIGATION BORROWING CAPACITY

Net G.O.
Budget Equalized Gross Debt Debt Borrowing
Year Value Limit Balance Capacity
2016 4,938,725,300 246,936,265 45,374,327 201,561,938
2017 4,938,725,300 246,936,265 53,366,582 193,569,683
2018 4,939,425,300 246,971,265 64,850,375 182,120,890
2019 4,943,510,600 247,175,530 97,694,521 149,481,009
2020 4,943,510,600 247,175,530 109,333,929 137,841,601
2021 4,945,158,200 247,257,910 111,859,231 135,398,679
2022 4,946,472,680 247,323,634 112,978,000 134,345,634
2023 4,946,472,680 247,323,634 114,108,000 133,215,634
2024 4,946,472,680 247,323,634 115,249,000 132,074,634
2025 4,946,472,680 247,323,634 116,401,000 130,922,634
2026 4,946,472,680 247,323,634 117,565,000 129,758,634
2027 4,946,472,680 247,323,634 118,741,000 128,582,634
2028 4,946,472,680 247,323,634 119,928,000 127,395,634
2029 4,946,472,680 247,323,634 121,127,000 126,196,634
2030 4,946,472,680 247,323,634 122,338,000 124,985,634
2031 4,946,472,680 247,323,634 123,561,000 123,762,634
2032 4,946,472,680 247,323,634 124,797,000 122,526,634
2033 4,946,472,680 247,323,634 126,045,000 121,278,634
2034 4,946,472,680 247,323,634 127,305,000 120,018,634
2035 4,946,472,680 247,323,634 128,578,000 118,745,634
2036 4,946,472,680 247,323,634 129,864,000 117,459,634
2037 4,946,472,680 247,323,634 131,163,000 116,160,634
2038 4,946,472,680 247,323,634 132,475,000 114,848,634
2039 4,946,472,680 247,323,634 133,800,000 113,523,634
2040 4,946,472,680 247,323,634 135,138,000 112,185,634
2041 4,946,472,680 247,323,634 136,489,000 110,834,634
2042 4,946,472,680 247,323,634 137,854,000 109,469,634
2043 4,946,472,680 247,323,634 139,233,000 108,090,634
2044 4,946,472,680 247,323,634 140,625,000 106,698,634
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CITY OF APPLETON
Tax Incremental District # 12 Chart 3
Revenue Forecast
Base Value 21,717,000 Inflation Factor 0.50%
Construction Valuation Rewvenue Inflation Value Valuation Land Tax District
Year Year year Increment Added Increment Sales Rate Rewvenue
2016 2017 2018 0 0 0 0 23.3889 0
1 2017 2018 2019 108,585 700,000 808,585 0 23.3889 18,912
2 2018 2019 2020 112,628 4,085,300 5,006,513 0 23.3889 117,097
3 2019 2020 2021 133,618 0 5,140,131 0 23.3889 120,222
4 2020 2021 2022 134,286 1,647,600 6,922,017 0 23.3889 161,898
5 2021 2022 2023 143,195 1,314,480 8,379,692 0 23.3889 195,992
6 2022 2023 2024 150,483 0 8,530,175 0 23.3889 199,511
7 2023 2024 2025 151,236 0 8,681,411 0 23.3889 203,049
8 2024 2025 2026 151,992 0 8,833,403 0 23.3889 206,604
9 2025 2026 2027 152,752 0 8,986,155 0 23.3889 210,176
10 2026 2027 2028 153,516 0 9,139,671 0 23.3889 213,767
11 2027 2028 2029 154,283 0 9,293,954 0 23.3889 217,375
12 2028 2029 2030 155,055 0 9,449,009 0 23.3889 221,002
13 2029 2030 2031 155,830 0 9,604,839 0 23.3889 224,647
14 2030 2031 2032 156,609 0 9,761,448 0 23.3889 228,310
15 2031 2032 2033 157,392 0 9,918,840 0 23.3889 231,991
16 2032 2033 2034 158,179 0 10,077,019 0 23.3889 235,690
17 2033 2034 2035 158,970 0 10,235,989 0 23.3889 239,409
18 2034 2035 2036 159,765 0 10,395,754 0 23.3889 243,145
19 2035 2036 2037 160,564 0 10,556,318 0 23.3889 246,901
20 2036 2037 2038 161,367 0 10,717,685 0 23.3889 250,675
21 2037 2038 2039 162,173 0 10,879,858 0 23.3889 254,468
22 2038 2039 2040 162,984 0 11,042,842 0 23.3889 258,280
23 2039 2040 2041 163,799 0 11,206,641 0 23.3889 262,111
24 2040 2041 2042 164,618 0 11,371,259 0 23.3889 265,961
25 2041 2042 2043 165,441 0 11,536,700 0 23.3889 269,831
26 2042 2043 2044 166,269 0 11,702,969 0 23.3889 273,720
27 2043 2044 2045 167,100 0 0 0 23.3889 0
[Totats | 7,747,380 0 5,570,744 |
Present Value at 5.00% 2,686,192 |
City of Appleton TIF District #12 Project Plan 18




Chart 4

CITY OF APPLETON

Tax Incremental District # 12
Taxing Entity Breakdown

Total
Appleton Outagamie Tax

Year City Schools FVTC County Increment
2016 0 0 0 0 0
2017 0 0 0 0 0
2018 0 0 0 0 0
2019 6,906 7,329 902 3,775 18,912
2020 42,759 45,380 5,582 23,376 117,097
2021 43,900 46,591 5,731 24,000 120,222
2022 59,119 62,741 7,718 32,320 161,898
2023 71,568 75,955 9,343 39,126 195,992
2024 72,853 77,319 9,511 39,828 199,511
2025 74,145 78,690 9,679 40,535 203,049
2026 75,444 80,067 9,849 41,244 206,604
2027 76,748 81,452 10,019 41,957 210,176
2028 78,059 82,844 10,190 42,674 213,767
2029 79,377 84,241 10,362 43,395 217,375
2030 80,701 85,647 10,535 44,119 221,002
2031 82,032 87,060 10,709 44,846 224,647
2032 83,370 88,478 10,884 45,578 228,310
2033 84,714 89,906 11,059 46,312 231,991
2034 86,065 91,339 11,235 47,051 235,690
2035 87,423 92,780 11,413 47,793 239,409
2036 88,787 94,228 11,591 48,539 243,145
2037 90,158 95,684 11,770 49,289 246,901
2038 91,536 97,146 11,951 50,042 250,675
2039 92,922 98,617 12,130 50,799 254,468
2040 94,314 100,094 12,312 51,560 258,280
2041 95712 101,579 12,495 52,325 262,111
2042 97,118 103,071 12,678 53,094 265,961
2043 98,531 104,571 12,863 53,866 269,831
2044 99,952 106,077 13,048 54,643 273,720

5,570,744

City of Appleton TIF District #12 Project Plan 19



DESCRIPTION OF THE METHODS OF FINANCING AND THE TIME WHEN

SucH CosTS OR MONETARY OBLIGATIONS ARE TO BE INCURRED

The City of Appleton expects to finance City project costs primarily from the sale of general
obligation notes issued under Wisconsin Statutes 67.12(12). City borrowing will be phased to coincide
with need and refinancing schedule as necessary to properly manage the District’s affairs. It is anticipated
the Developer will attain their own financing; however the City will make developer incentive payments
up to 90% of the increment generated to a maximum value agreed upon. The contracted payments will
include an allowable interest reimbursement up to 200 basis points above the all-inclusive interest cost on
Appleton’s general obligation notes. Chart 5 on the subsequent pages presents the detailed financial
forecast for the District. Another option for financing is the use of developer-funded or “pay as you go”
financing which minimizes the risk of non-performance of the TID to the City, while still assisting
development that would not occur without assistance of a tax increment district. The type and method of
financing each project in this District shall be made on a project by project basis to support the success of
the District.

Plan Implementation:

Projects identified will provide the necessary anticipated governmental services to the area. A
reasonable and orderly sequence is outlined in this Plan. However, it is anticipated the improvements will
be made over a twenty-two year period based on the statutory guidelines for the tax increment district.
Public debt and expenditures should be made at the point private development occurs to assure increment

is sufficient to cover expenses.

The order in which public improvements are made should be adjusted in accordance with
development and execution of development agreements. The City of Appleton reserves the right to alter

the implementation of this Plan to accomplish this objective.

If financing as outlined in this Plan proves unworkable, the City reserves the right to use alternate

financing solutions for the projects as they are implemented.

City of Appleton TIF District #12 Project Plan 20



Revenues:

Tax Increments
Investment Earnings
Proceeds of G.O. Debt
General Fund Advance

Total Revenues

Expenses:

Development contractual payments
Property Improvement Grants
Administrative - Filing fees/Audit
Professional, Environmental & Promotion
Construction Costs

2023 G.O. Note Interest

2023 G.O. Note Principal

2024 G.O. Note Interest

2024 G.O. Note Principal

General Fund Advance Interest at 5%
Allowance for Interest Expense

Total Expenses

Excess of Revenues over
Expenditures

Beginning Fund Balance

Ending Fund Balance

CITY OF APPLETON
Tax Incremental District #12

Financial Forecast

Chart 5
2017 2018 2019 2020 2021 2022 2023 2024 2025

0 0 18,912 117,097 120,222 161,898 195,992 199,511 203,049

0 1 3 5 9 16 100 219 96

0 0 0 0 0 0 576,400 530,900 0

1,000 28,000 24,000 12,000 10,000 1,000 0 0 25,000

1,000 28,001 42,915 129,102 130,231 162,914 772,492 730,630 228,145

0 0 14,735 100,804 101,308 136,497 164,849 165,673 166,502

0 21,000 21,000 21,000 21,000 21,000 0 0 0

1,000 1,650 1,750 1,750 1,900 1,900 8,000 2,000 2,100

0 5,000 5,000 5,000 5,000 5,000 5,000 5,000 5,000

0 0 0 0 0 0 576,400 530,900 0

0 0 0 0 0 0 0 36,025 28,820

0 0 0 0 0 0 0 0 0

0 0 0 0 0 0 0 0 33,181

0 0 0 0 0 0 0 0 0

25 700 2,086 3,091 3,795 4,260 4,498 4,723 5,584
(25) (700) (2,086) (3,091) (3,795) (4,260) (4,498) (4,723) (5,584)

1,000 27,650 42,485 128,554 129,208 164,397 754,249 739,598 235,603
0 351 430 548 1,023 (1,483) 18,243 (8,968) (7,458)

0 0 351 781 1,329 2,351 869 19,111 10,143

0 351 781 1,329 2,351 869 19,111 10,143 2,685

City of Appleton TIF District #12 Project Plan
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CITY OF APPLETON

Tax Incremental District #12

Financial Forecast

Chart5

2026 2027 2028 2029 2030 2031 2032 2033 2034 2035
206,604 210,176 213,767 217,375 221,002 224,647 228,310 231,991 235,690 239,409
38 33 89 138 134 129 130 132 138 169
0 0 0 0 0 0 0 0 0 0
18,000 15,000 18,000 10,000 7,000 4,000 2,000 561,000 470,000 (140,000)
224,642 225,209 231,856 227,513 228,136 228,776 230,440 793,123 705,828 99,578
167,334 168,171 169,012 169,857 170,706 171,560 172,417 173,280 158,266 94,398
0 0 0 0 0 0 0 0 0 0
2,100 2,250 2,250 2,350 2,350 2,450 2,450 2,600 2,600 2,700
0 0 0 0 0 0 0 0 0 0
0 0 0 0 0 0 0 0 0 0
28,820 28,820 28,820 28,820 28,820 28,820 28,820 14,410 0 0
0 0 0 0 0 0 0 576,400 0 0
26,545 26,545 26,545 26,545 26,545 26,545 26,545 26,545 13,273 0
0 0 0 0 0 0 0 0 530,900 0
6,938 8,110 9,340 10,507 11,458 12,306 13,071 27,800 54,965 65,963
(6,938) (8,110) (9,340) (10,507) (11,458) (12,306) (13,071) (27,800) (54,965) (65,963)
224,799 225,786 226,627 227,572 228,421 229,375 230,232 793,235 705,039 97,098
(157) (577) 5,229 (59) (285) (599) 208 (112) 789 2,480
2,685 2,528 1,951 7,180 7121 6,836 6,238 6,445 6,334 7,122
2,528 1,951 7,180 7121 6,836 6,238 6,445 6,334 7,122 9,602
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CITY OF APPLETON

Tax Incremental District # 12
Financial Forecast

Chart 5

2036 2037 2038 2039 2040 2041 2042 2043 2044 Totals
243,145 246,901 250,675 254,468 258,280 262,111 265,961 269,831 273,720 5,570,744
181 191 329 366 384 321 256 2,587 9,045 15,239
0 0 0 0 0 0 0 0 0 1,107,300
(175,000) (175,000) (180,000) (220,000) (220,000) (96,000) 0 0 0 0
68,326 72,092 71,004 34,834 38,664 166,432 266,217 272,418 282,765 6,693,283
66,714 67,047 67,382 29,968 30,118 0 0 0 0 2,726,599
0 0 0 0 0 0 0 0 0 105,000
2,700 2,800 2,800 2,950 8,950 3,050 3,050 3,150 9,150 84,750
0 0 0 0 0 0 0 0 0 40,000
0 0 0 0 0 0 0 0 0 1,107,300
0 0 0 0 0 0 0 0 0 280,995
0 0 0 0 0 0 0 0 0 576,400
0 0 0 0 0 0 0 0 0 258,814
0 0 0 0 0 0 0 0 0 530,900
61,386 55,705 49,615 42,096 33,201 26,961 18,909 7,570 0 544,663
(61,386) (55,705) (49,615) (42,096) (33,201) 140,000 245,000 106,223 0 0
69,414 69,847 70,182 32,918 39,068 170,011 266,959 116,943 9,150 6,255,421
(1,088) 2,245 822 1,916 (404) (3,579) (742) 155,475 273,615 437,862
9,602 8,515 10,760 11,581 13,497 13,093 9,514 8,771 164,247 0
8,515 10,760 11,581 13,497 13,093 9,514 8,771 164,247 437,862 437,862
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8 PROPOSED CHANGES IN ZONING ORDINANCES, MASTER PLAN, BUILDING

CoODES, MAPS AND CI1TY ORDINANCES

There are no changes to building codes or other City ordinances proposed for the implementation
of this Project Plan. The City anticipates a portion of the District may require rezoning prior to

development that will be consistent with the purpose of the District.

City of Appleton TIF District #12 Project Plan 24
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ORDERLY DEVELOPMENT OF THE CITY OF APPLETON

The District contributes to the orderly development of the City by providing for the elimination of
blighting influences, the rehabilitation and redevelopment of these underutilized properties along this
major corridor and providing for continued growth in residential, office, and retail development. By
improving and maintaining an attractive area for private investment along this corridor, the City will
ensure a healthy tax base, job growth/creation and a more vibrant economy.

The Project Plan is complimentary to the adopted City of Appleton’s Comprehensive Plan 2010-
2030 (Comprehensive Plan), specifically Chapter 14 Downtown Plan that identifies this corridor of West
College Avenue for reinvestment, rehabilitation and redevelopment. The City’s recommendations for this
corridor and surrounding downtown sites include the following key strategies (below) as adopted on
March 15, 2017 in the updated Comprehensive Plan. These key strategies, and the detailed policies to
support these efforts, can be found in the Comprehensive Plan — Chapter 14 Downtown Plan Initiatives

Section from pages 335 to 362:

1.1  Continue development of entry features on major routes into the downtown
1.3 Implement appropriate streetscaping projects throughout the downtown

1.5  Continue to encourage quality urban design throughout the downtown through voluntary
measures

2.2 Pursue opportunities to attract more artists and arts-related businesses to the downtown

3.1  Encourage mixed-use and mid-density residential redevelopment on under-utilized or
marginal sites on the edge of downtown

3.3  Promote development of neighborhood serving businesses and amenities to meet the basic
shopping and service needs of downtown and nearby residents

3.10 Promote well-designed transitional areas between higher density development downtown
and lower density development in adjacent, largely single family neighborhoods

4.1  Sustain and grow the retail niches which have formed downtown

4.2 Identify and aggressively recruit target industries

4.3  Protect the existing retail blocks on College Avenue

45  Facilitate and pursue entrepreneurial business development in the downtown

4.6  Create opportunities for smaller offices and business services to locate downtown,
including north of College Avenue

4.7  Maintain an environment favorable to larger employers in the downtown
4.8  Support private sector efforts to redevelop and invest in downtown
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Pursuant to Section 66.1105(5)(b) of the Wisconsin State Statutes, the City estimates that

ESTIMATE OF PROPERTY TO BE DEVOTED TO RETAIL USE

approximately 44% of the real property within the District will be devoted to retail business at the end of

the District’s maximum expenditure period.

City of Appleton TIF District #12 Project Plan 26
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PROPOSED RELOCATION PLAN FOR DISPLACED PERSONS OR BUSINESSES

It is not anticipated at the time of the creation of the District there will be a need to relocate
persons or businesses in conjunction with this Plan. In the event relocation becomes necessary at some
time during the implementation period, the City will take the following steps and actions as required by

Wisconsin Statutes Section 32:

A. Before negotiations begin for the acquisition of property or easements, all property owners
will be provided with an informational pamphlet “The Rights of Landowners” prepared by
the Wisconsin Department of Administration, and if any person is to be displaced as a result
of the acquisition, they will be given a pamphlet on “Relocation Rights” prepared by the

Wisconsin Department of Administration.

B. The City will provide each owner a full narrative appraisal, a map showing the owners of all
property affected by the proposed project, and a list of all or at least ten neighboring

landowners to whom offers are being made.

C. The City will file a relocation plan with the Wisconsin Department of Administration and will

keep all records as required in Wisconsin Statutes Section 32.
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MAP OF TIE DISTRICT #12 BOUNDARIES AND TIF DISTRICT #12

BOUNDARIES WITH HALF MILE BUFFER ZONE
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MAP OF EXISTING USES AND CONDITIONS

City of Appleton
Tax Incremental Financing District #12
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MAP OF PROPOSED IMPROVEMENTS AND PUBLIC WORKS PROJECTS BY
DEVELOPMENT AREA

Tax Incremental Financing District #12
Proposed Improvements and Public Works Projects
by Development Areas
Development Areas 37 #12 Boundary T
| DevelopmentArea 1 [ | Rehabiitation/Conservation Parcels |
| Development Area 2 Public Works Projects
' Development Area 3

= Development Area 4 100 20(]' N

= F7] Rehabitation Fest A

Note: The above map highlights the key development areas targeted for redevelopment
and rehabilitation/conservation uses within this District. The narrative starting on
Page 6 of the Project Plan is incorporated into this Section by reference and
provides additional details on proposed uses. Due to the volume of information

being displayed on this map, the summary starting on Page 6 is intended to support
this exhibit.
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PARCEL LI1ST & LEGAL DESCRIPTION

The boundaries for the District include only whole parcels or non-taxable property and the District
is contiguous. The following pages include a detailed list of parcels included in the District and the legal

description.

Vacant Land:

Pursuant to Wisconsin State Statute s 66.1105(4)(gm)(1), property standing vacant for an entire 7-
year period immediately preceding adoption of the resolution creating a tax incremental district may not
comprise more than 25% of the area in the tax incremental district. Vacant property includes property
where the fair market value or replacement cost value of structural improvements on the parcel is less
than the fair market value of the land. Vacant property does not include property that is contaminated by
environmental pollution, as defined in s. 661106 (1) (d). This District does not include 25% or more

vacant land.

Annexed Land:

Pursuant to Wisconsin State Statute s 66.1105(4)(gm)(1), the District may not include any
annexed territory that was not within the boundaries of the City on January 1, 2004, unless at least 3-years
have elapsed since the territory was annexed by the City, unless the City enters into a cooperative plan
boundaries agreement with the town from which the territory was annexed, or unless the City and town
enter into another kind of agreement relating to the annexation expect that notwithstanding these
conditions, the City may include territory that was not within the boundaries of the City on January 1,
2004 if the City pledges to pay the town an amount equal to the property taxes levied on the territory by
the town at the time of the annexation for each of the next 5 years. The District does not include

property annexed into the City of Appleton since January 1, 2004.
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TIF DISTRICT #12 LEGAL DESCRIPTION

DESCRIPTION: A TRACT OF LAND BEING PART OF THE SW % OF SECTION 26 AND A PART OF THE
SE % OF SECTION 27, ALL IN TOWNSHIP 21 NORTH, RANGE 17 EAST, CITY OF APPLETON,
OUTAGAMIE COUNTY, WISCONSIN BOUNDED AND DESCRIBED AS FOLLOWS:

COMMENCING AT THE CENTERLINE OF FRANKLIN STREET AND THE WEST LINE OF RICHMOND
STREET AND BEING THE POINT OF BEGINNING;

THENCE SOUTH ALONG THE WEST LINE OF RICHMOND STREET TO THE WESTERLY EXTENSION
OF THE SOUTH LINE OF LOT 1 OF CERTIFIED SURVEY MAP NUMBER 5425;

THENCE EASTERLY ALONG SAID EXTENSION AND THEN THE SOUTH LINE OF SAID LOT 1 AND
THEN THE EASTERLY EXTENSION OF SOUTH LINE OF SAID LOT 1 TO THE SOUTHEASTERLY LINE
OF THE WISCONSIN CENTRAL RAILROAD RIGHT OF WAY;

THENCE NORTHEASTERLY ALONG THE SOUTHEASTERLY LINE OF SAID WISCONSIN CENTRAL
RAILROAD RIGHT OF WAY TO THE WEST LINE OF STATE STREET;

THENCE SOUTH ALONG THE WEST LINE OF STATE STREET TO THE WESTERLY EXTENSION OF THE
SOUTH LINE OF JOHNSTON STREET;

THENCE EAST ALONG SAID WESTERLY EXTENSION OF JOHNSTON STREET AND THEN THE SOUTH
LINE OF JOHNSTON STREET TO THE CENTERLINE OF WALNUT STREET;

THENCE SOUTH ALONG THE CENTERLINE OF WALNUT STREET TO THE NORTH LINE OF COLLEGE
AVENUE;

THENCE SOUTHWESTERLY TO THE SOUTHWEST CORNER OF WALNUT STREET AND COLLEGE
AVENUE;

THENCE SOUTH ALONG THE WEST LINE OF WALNUT STREET TO THE NORTH LINE OF LAWRENCE
STREET;

THENCE WEST ALONG THE NORTH LINE OF LAWRENCE STREET TO THE WEST LINE OF STATE
STREET;

THENCE SOUTH ALONG THE WEST LINE OF STATE STREET TO THE CENTERLINE OF LAWRENCE
STREET;

THENCE WEST ALONG THE CENTERLINE OF LAWRENCE STREET TO THE CENTERLINE OF STORY
STREET;
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THENCE NORTH ALONG THE CENTERLINE OF STORY STREET TO THE CENTERLINE OF
WASHINGTON STREET;

THENCE EAST ALONG THE CENTERLINE OF WASHINGTON STREET, LYING BETWEEN BLOCK 34
AND BLOCK 35 OF THE FIFTH WARD PLAT, TO THE CENTERLINE OF BENNETT STREET;

THENCE NORTH ALONG THE CENTERLINE OF BENNETT STREET TO A POINT 30 FEET NORTH OF
THE WESTERLY EXTENSION OF THE SOUTH LINE OF WASHINGTON STREET AND SAID SOUTH
LINE BEING CONTIGUOUS WITH THE NORTH LINE OF LOTS 4, 5, 15, 14 AND 13 OF BLOCK 32 OF
THE FIFTH WARD PLAT;

THENCE EAST AND PARALLEL TO THE SOUTH LINE OF SAID WASHINGTON STREET TO THE
CENTERLINE OF LOCUST STREET;

THENCE NORTH ALONG THE CENTERLINE OF LOCUST STREET TO THE CENTERLINE OF FRANKLIN
STREET;

THENCE EAST ALONG THE CENTERLINE OF FRANKLIN STREET TO THE POINT OF BEGINNING.
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OPINION OF THE CITY ATTORNEY ON THE COMPLIANCE OF THE

PROJECT PLAN WITH WISCONSIN STATUTE

R
s LEGAL SERVICES DEPARTMENT
Office of the City Attorney
meeting community needs. . .enhancing quality of life.” 100 Norh Appleton Street
Appleton, WI 54911

Jharterney\WORDVpWALETTERS\TIF 12 Atty Opinion Letter 06-22-2017,do¢

Phone: 920/832-6423
Fax: 920/832-5962

June 22, 2017

Mayor Timothy M. Hanna
City of Appleton

100 Notth Appleton Street
Appleton, WT 54911-4799

Re:  Tax Increment Finance Program Plan, City of Appleton
Tax Incremental District #12

Dear Mayor Hanna:

You have asked me for a legal opinion as to the legal sufficiency and statutory compliance of the
proposed Tax Incremental Finance Plan for the City of Appleton Tax Incremental Distriet #12, 1
have reviewed the Project Plan for said District as well as the appendices attached thereto, specifically
as to theit compliance with the provision of Section 66.1105(4), Wisconsin Statutes. It is my opinion
that the Project Plan is in compliance with all of the provisions of Section 66,1105(4) of the Wisconsin
Statutes dealing with the creation of Tax Incremental Financing Districts,

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

Sincergly,

'l o
J4nes P, Walsh

City Attorney

JPWslg

James P. Walsh Christopher B Behrens Amanda Abshire
City Atlorney Deputy City Attorney Assistant Cly Attorney

City of Appleton TIF District # 12 Project Plan
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D TIF #12 Boundary

Rehabilitation/Conservation Parcels

City of Appleton
Tax Incremental Financing District #12
Existing Uses and Conditions
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