
A quorum of the Administration Committee, Board of Public Works, Park Board, and/or Common Council may attend this 
meeting; (Although it is not expected than any official action of any of those bodies will be taken). 
 

Menasha is committed to its diverse population. Our Non-English speaking population or those with disabilities are invited to contact the 
Community Development Department at 967-3650 at least 24-hours in advance of the meeting so special accommodations can be made. 

 
CITY OF MENASHA 

JOINT REVIEW BOARD – CALUMET COUNTY – Appleton School District 
Council Chambers, 3RD Floor City Hall 

140 Main Street, Menasha 
 

May 18, 2011 
 

2:30 PM 
 

AGENDA 
 
 

A. CALL TO ORDER 
 

B. ROLL CALL/EXCUSED ABSENCES 
 

C. MINUTES TO APPROVE 
1. Minutes of the April 18, 2011 Joint Review Board, Calumet County, Appleton School District Meeting 

 
D. COMMUNICATIONS 

1. TID #12 Base Value 
 

E. DISCUSSION 
1. None 
 

F. ACTION ITEMS 
1. Review of the Public Record, Planning Documents and Resolutions relating to the Proposed Creation 

of Tax Increment District #12 
2. Consideration of Joint Review Board Resolution 1-11 Approving the Creation of Tax Increment 

District #12 
 

G. PUBLIC COMMENT ON ANY MATTER LISTED ON THE AGENDA 
Five (5) minute time limit for each person 

 
H. ADJOURNMENT 

 
 
 
 

http://www.cityofmenasha-wi.gov/COM/ComDev/Joint_Review_Board_-_Calumet_County/2011/JRBCal%20Draft%20Minutes%204_18_11.pdf�
http://www.cityofmenasha-wi.gov/COM/ComDev/Joint_Review_Board_-_Calumet_County/2011/TIF%20Base%20Value.pdf�
http://www.cityofmenasha-wi.gov/COM/ComDev/Joint_Review_Board_-_Calumet_County/2011/TID12%20Plan%20Docs_Resolutions.pdf�
http://www.cityofmenasha-wi.gov/COM/ComDev/Joint_Review_Board_-_Calumet_County/2011/TID12%20Plan%20Docs_Resolutions.pdf�
http://www.cityofmenasha-wi.gov/COM/ComDev/Joint_Review_Board_-_Calumet_County/2011/TID12ResolutionJRB.pdf�
http://www.cityofmenasha-wi.gov/COM/ComDev/Joint_Review_Board_-_Calumet_County/2011/TID12ResolutionJRB.pdf�


CITY OF MENASHA 
Joint Review Board – Calumet County – Appleton School District 

Council Chambers, City Hall – 140 Main Street 
April 18, 2011 

DRAFT MINUTES 

 

A. CALL TO ORDER 

  The meeting was called to order at 3:38 p.m. by Mayor Merkes.  

B. ROLL CALL/EXCUSED ABSENCES 

  JOINT REVIEW BOARD MEMBERS PRESENT:  Mayor Merkes, Dan DeBonis, Calumet 
County, Chris Peterson, Appleton Area School District and Faith Schiedermayer, Fox Valley 
Technical College (Jim Lueneburg participated as a member following his nomination.) 
 
JOINT REVIEW BOARD MEMBERS EXCUSED: None 
 
OTHERS PRESENT:   Jim Lueneburg, Greg Keil, CDD and Mike Schanke 

C. MINTUES TO APPROVE 

 1. None 

D. DISCUSSION 

 1. None 

E. ACTION ITEMS 

 1. Selection of Joint Review Board Public Member 
Dan DeBonis made a motion to nominate Jim Lueneburg as Joint Review Board Public Member.  
There were no other nominations.  Mayor Merkes seconded the motion and a unanimous ballot 
was cast nominating Jim Lueneburg as the Public Member of the JRB.   

 2. Selection of Chairperson 
Dan DeBonis nominated Mayor Merkes as Chairperson of the Joint Review Board.  There were 
no other nominations.  Faith Schiedermayer seconded the motion and a unanimous ballot was 
cast nominating Mayor Merkes as Chairman of the JRB.   

 3. Review of Proposed TID #12 Project Plan, Boundaries and Development Agreements 
CDD Greg Keil summarized the history of the Lake Park Villas development.  Despite initial 
successes, the development has now stalled.  The debt incurred by the city for land acquisition, 
infrastructure and amenities was to have been paid out of the proceeds from lot sales.  There 
have been no lot sales in three years, and the debt burden has fallen on the general tax levy.  
This is placing financial stress on the city.  The Project Plan for TID #12 includes expenditures 
for land acquisition, infrastructure, amenities and development assistance with the objective 
being to stimulate new development.   
 
He also described the substantive elements of the development agreements with Cypress 
Homes and Realty, and the Ponds of Menasha. 
 
Board members discussed: 

• Base year value of the proposed district 
• The expected amount and timing of increases in tax increment 
• Proposed improvements to be made in the district 
• Relationship to adjoining development 



 
Staff is to provide the JRB members the expected base year value of the district and drawings 
showing the proposed layout of the new development.   

 4. Set Next Meeting Date 
The next Joint Review Board meeting will be held on Wednesday, May 18, 2011 at 2:30 p.m. 

F. PUBLIC COMMENT ON ANY ITEM OF CONCERN ON THIS AGENDA 
Five (5) minute time limit for each person. 

  No one spoke. 

G. ADJOURNMENT 

  Motion by Jim Lueneburg, seconded by Dan DeBoins to adjourn at 3:15 p.m.   
 
The motion carried. 

 
Minutes respectfully submitted by Greg Keil, Community Development Director. 



From: Kristi Heim  
Sent: Friday, April 22, 2011 9:01 AM 
To: Don Merkes; De Bonis, Dan; Faith Schiedermayer (schiedef@fvtc.edu); Jim Lueneburg 
(lueys11@new.rr.com); Lee Allinger (allingerlee@aasd.k12.wi.us) 
Subject: FW: Joint Review Board 
 
Please see the message below from Greg Keil. 
 
Kristi Heim 
City of Menasha 
Community Development Department - 967-3650 
Parks and Recreation Department - 967-3640 
kheim@ci.menasha.wi.us 
www.cityofmenasha-wi.gov 
  
******As a local governmental entity, the City of Menasha is subject to Wisconsin statutes relating to open records. Any e-
mail received by anyone at the City of Menasha, as well as any e-mail sent by someone from the City of Menasha are 
subject to these laws. Unless otherwise exempted from the Open Records law, senders and receivers of City e-mail 
should presume that any e-mail is subject to release upon request.****** 
 
From: Greg M. Keil  
Sent: Monday, April 18, 2011 4:32 PM 
To: Kristi Heim 
Cc: Don Merkes 
Subject: Joint Review Board 
 
Kristi:  Please forward this information to the Joint Review Board. 
 
At Monday’s Joint Review Board meeting it was asked what the base value would be of the 
proposed City of Menasha TID #12.  The base value will be as follows: 

• Existing improved Lake Park Villas residential lots:                                            $12,530,500 
• Existing improved Lake Park Villas commercial lots:                                              4,699,300 
• Value assigned to city-owned exempt properties for TIF purposes:              

Total                                                                                                                                            $20,097,800 
      2,868,000 

mailto:kheim@ci.menasha.wi.us�
http://www.cityofmenasha-wi.gov/�
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City of Menasha 
Tax Increment District #12 

Project Plan 
 
 
 
 
 
 
 
 
 
 

 

April, 2011 
 



INTRODUCTION 
 
Wisconsin’s Tax Incremental Financing law provides a mechanism that enables cities and 
villages to rehabilitate blighted areas, improve business areas, facilitate mixed-use development 
and/or develop industrial sites.  The intent is to stimulate development that would not otherwise 
occur absent the infusion of resources from the TIF district.  The cost of improvements in a Tax 
Incremental District (TID) is recovered from tax revenues generated by new development in the 
district. 
 
Tax incremental financing enables the tax increment generated from private investment in the 
district to be applied to the repayment of obligations incurred by the municipality.  When the 
cost of improvements has been recovered and the debt service and/or other obligations 
attributable to the district have been retired, the TID is dissolved and all taxing jurisdictions 
benefit from increased tax revenues on the same shared basis as before the creation of the 
TID.   
 
Tax incremental financing provides benefits to all taxing entities, city, county, public schools, 
and technical college, by promoting development of new taxable value which otherwise would 
not occur.  It provides a tool for municipalities to invest in projects using local financing sources 
to meet identified needs and fill legitimate public purpose roles.  The law also recognizes that 
since municipalities do not share the investment risk with other tax entities, they are entitled 
within a prescribed period of time to receive all new tax revenues of the TID as the source of 
paying off all public investment costs.  All other taxing entities continue to receive taxes on the 
value of the property as of the date of creation and will also receive benefits in the future from 
the increased tax base generated as a result of the city’s investment in the TID. 
 
PURPOSE 
 
The City of Menasha is proposing the creation of Tax Increment District #12 to promote mixed-
use development in proximity to STH 114 and CTH LP.  Implementation of TID #12 Project Plan 
will stimulate residential and commercial development and provide necessary public facilities 
and amenities to support the development.  Upon completion, the project is estimated to yield 
$46 million in new tax base and support and create opportunities for residential and commercial 
growth. 
 
Tax increment financing is essential to the successful development of this property.  Without 
accessing TIF resources, the land and improvement costs would result in sale prices for 
developed parcels that would exceed the asking price for comparable sites elsewhere in the 
market.  The unavailability of utilities and street access are barriers to the growth and 
development of this area.  TIF funding is proposed to install the necessary infrastructure and 
write down the purchase price of the improved parcels so that land acquisition costs for 
prospective homeowners and businesses will be competitive. 
 
Developed parcels within the boundary of TID #12 have been marketed without success as 
there have been no lot sales in over three years.  Land and improvement costs, and site access 
has likewise hampered the sale of vacant land.  It is only through the leverage provided by TIF 
funds that the property can be expeditiously developed.  Upon full development this project is 
projected to yield $46 million in new tax base and support over 170 new jobs while creating 
opportunities for about 200 new single and multi-family dwelling units.  If the TID is not created, 
the undeveloped property will likely remain in an undeveloped state for many years.  The city’s 



cost for carrying unimproved, tax exempt lands will continue to burden the city’s general 
property tax.  It is in the interest of all the taxing entities to bring about high quality, high value 
development of this property as rapidly as possible.  Creating TID #12 provides the means for 
achieving this objective. 
 
DISTRICT NAME 
 
The name of the district is City of Menasha Tax Incremental District #12. 
 
CREATION DATE 
 
The date of creation for the purpose of establishing the base value of the TID #12 is January 1, 
2011. 
 
PROJECT LOCATION AND BOUNDARIES 
 
TID #12 is located north of STH 114 and west of CTH LP (Lake Park Road).  Map 1 depicts the 
site location and the boundaries of TID #12. 





PROPERTY CONDITIONS AND STATEMENT OF FINDINGS 
 
Wisconsin Statute 66.1105(4)(gm)(4) provides that certain conditions must be present within 
the proposed district and that the city must find that these conditions are present for the area to 
be eligible for creating a tax increment district.  The conditions within TID #12 were inventoried 
in April of 2011.  The findings related to these conditions are as follows: 
 
• Not less than 50 percent, by area, of the real property within the district is suitable for 

mixed-use development. 
 
• The improvement of this area is likely to enhance significantly the value of substantially all 

the other real property in the district. 
 
• The project costs relate directly to promote mixed use development. 
 
• The equalized value of taxable property of the district plus the value increment of all existing 

districts does not exceed 12 percent of the total equalized value of taxable property within 
the city. 

 
• Any real property within the district that is found suitable for industrial sites and is zoned for 

industrial use will remain zoned for industrial for the life of the tax increment district. 
 
• The district is a mixed-use district based on the identification and classification of the 

property included within the district. 
 
PROPOSED IMPROVEMENTS AND PROJECT COSTS 
 
The costs of improvements made within the district include those financed by developers and 
those incurred by the city.  Proposed improvements include approximately $2 million in 
developer-funded infrastructure improvements. TIF-funded improvements include land cost 
write-downs, incentive payments to developers, survey/engineering and real estate costs, the 
construction/repair of public streets and trails, the costs for landscape, streetscape and other 
amenities, administrative and other costs as listed in Table 1. 
 
The project costs include land acquisition associated with the purchase of city-owned vacant 
lands by the Menasha Redevelopment Authority (RDA).  The RDA will receive reimbursement 
for these costs through land sales to developers and subsequent tax increment payments.  The 
land transfer is necessary to alleviate the financial distress the underperforming Lake Park 
Villas development has imposed on the city.  The cost for development assistance in the form 
of incentive payments to developers is $4,175,000.  Land write down costs through the RDA 
are $3.9 million.  An additional $3.25 million is required for the installation of infrastructure and 
amenities.  With administrative expenses and interest on debt, the total projected cost for 
implementing TID #12 is $11.35 million. These costs will be partially offset by $4.35 million in lot 
sales.  Map 2 depicts the proposed land acquisition and project improvements.  The project 
costs are listed in Table 1.  The incentives made to developers are structured under the terms 
of the development agreements attached to the project plan.  These expenditures are 
necessary to induce development and to ease pressures on the city’s general property tax 
caused by the debt burden imposed by the Lake Park Villas development.   
 



There are certain improvements outside of TID #12, including the extension of a 
bike/pedestrian trail along CTH LP that may be installed using TID #12 resources.  The 
improvements or amenities are necessitated by the project plan for the district pursuant to 
Wisconsin Statute 66.1105(2)(K) and may be paid through grant funds, special assessments, 
or other sources of funding, if available. 
 
NON-PROJECT COSTS 
 
There are no anticipated non-project costs projected for TID #12. 
 
RELOCATION 
 
No persons or businesses are expected to be displaced as a result of the implementation of 
TID #12. 



Table 1 
 

TID #12 
Project Expenditures 

 
Year Purpose 
2011 

Amount 
Land Acquisition – City to Redevelopment Authority $  3,900,000 

2011-2016 Developer Incentive     4,175,000 
2013 Lake Park Square Street Extension        395,000 
2011 Engineering/Survey/Environmental          12,000 
2011 Real Estate Closing Costs/Commissions          62,000 
2016 CTH LP Trail Design/Construction – STH 114-Manitowoc Road        195,000 
2012 STH 114 Trail Construction          24,000 
2012 Curbing and Roundabout Repairs          70,000 
2016 Landscape/Streetscape/Lighting/Signage/Amenities          48,000 
2011-2025 Administration        150,000 
2011-2025 Interest on Debt 
 

    2,319,625 
Total 

 
$11,350,625 
 

 
 
 

TID #12 
Project Revenues 

 
Year Purpose 
2011-2019 

Amount 
Land Sales to Developers $     792,237 

2011-2023 Existing LPV HOA Lot Sales     2,205,000 
2012-2023 Existing Lake Park Square Commercial Lot Sales 
 

    1,350,000 
Total $  4,347,237 





MASTER PLAN, ZONING, BUILDING AND OTHER CODE CONSIDERATIONS 
 
The City of Menasha Year 2030 Comprehensive Plan adopted in 2008 suggests commercial, 
residential and single and multi-family land uses within the district.  The existing land use of the 
area is shown in Map 3.  Future land use is depicted in Map 4.  The existing zoning includes R-
1 Single Family Residential, C-1 Commercial and PUD Planned Unit Development 
classifications as shown in Map 5.  Future zoning, shown in Map 6, proposes the same zoning 
classifications, with some reconfiguration to the zoning district boundaries.  Multi-family uses 
are permitted as a Special Use in the C-1 Commercial district.  The proposed development 
within the district is compatible with the land use pattern of the area and is consistent with the 
City of Menasha Year 2030 Comprehensive Plan and Zoning Ordinance.  The goal for industrial 
development established by the comprehensive plan is to “Maintain and promote industrial 
development to achieve a balanced industrial base complementary to other areas of the 
community”.  “Industrial development” is an inclusive term that encompasses a wide range of 
economic activity under the National Industrial Classification System.  The creation of TID #12 
will also help implement the city’s comprehensive housing plan.  Specifically the project will 
assist with “Development of an adequate supply and a wide variety of housing types”; and with 
the creation of “Affordable home ownership opportunities”. 
 
ECONOMIC FEASIBILITY 
 
TID #12 is financially feasible.  Table 2 shows that the tax increment generated by new 
development within the project area will equal projected TID expenditures in the year 2025, well 
within the permissible 20 year term of a mixed-use TID. 
 
PROJECT FINANCING 
 
A total of $11.35 million will be required to implement the TID #12 project plan.  These project 
costs will be funded by tax increment generated by the project and the sale of city-owned lands.  
All improvement costs associated with this project are expected to be incurred within five years 
of establishing the district.  Under the proposed TID #12 financing schedule (Table 2), the 
obligations for project costs will be paid from tax increments as depicted in the schedule.  The 
amortization of land acquisition costs associated with the transfer of vacant city owned land to 
the Menasha Redevelopment Authority is shown in Table 3. 
 
TID #12 has the capacity to generate $16.6 million in tax increment if it were kept open over the 
entire 20 year life of the district permitted by state statute.  However, it is expected that TID #12 
will be terminated at 15 years, when its expenditures are projected to have been met.  The 
amount of accumulated tax increment in the 15 year period is $10.6 million.  This increment 
would be generated by the projected net increase of $46.5 million in tax base using a property 
tax rate of $25.612 per $1,000 of value.  The collection of tax increments will commence in 
2012 based on the taxes levied on the January 1, 2011 property values.  Increments generated 
by the district will be used to repay TID #12 project costs. 
 
The property tax rate has been held constant over the life of the district for the purpose of 
projecting the increment that would be generated.  Similarly, the value increment was 
calculated exclusive of any increases which may result from appreciation of property values.  All 
increments generated by the district will be applied to the repayment of TID #12 project costs. 
 











DISSOLUTION 
 
Financial projections indicate that TID #12 revenues will match expenditures in the year 2025.  
Upon close-out after this date, the district will be dissolved and all remaining unencumbered 
increments will be distributed among the taxing entities.  Beginning in the year 2026 the taxes 
generated by the land and improvements within the district will directly benefit all of the taxing 
entities. 
 















































































CITY OF MENASHA 
Plan Commission 

Council Chambers, City Hall – 140 Main Street 
April 19, 2011 

DRAFT MINUTES 

 

Public Hearing – TID # 12 Project Plan and Boundary 

  No one spoke. 

A. CALL TO ORDER 

  The meeting was called to order at 3:30 p.m. by Mayor Merkes.   

B. ROLL CALL/EXCUSED ABSENCES 

  PLAN COMMISSION MEMBERS PRESENT:  Mayor Merkes, Commissioners Schmidt, 
Cruickshank, Homan and Sturm, DPW Radtke and Ald. Benner 
 
PLAN COMMISSION MEMBERS EXCUSED:   
 
OTHERS PRESENT:  CDD Keil, Tom Vandeyacht, Jim Slezak, Chuck Krause, Ald. Dan 
Zelinski, Ald. Steve Krueger, Ellen Maxymek and Tom Maxymek 

C. MINTUES TO APPROVE 

 1. Minutes of the March 8, 2011 Plan Commission Meeting 
Motion by Ald. Benner, seconded by DPW Radtke to approve the March 8, 2011 Plan 
Commission meeting minutes.  The motion carried. 

D. PUBLIC COMMENT ON ANY ITEM OF CONCERN ON THIS AGENDA 

 1. Ellen Maxymek commented on the potential negative impacts of the proposed development of 
the vacant land west of the existing Lake Park Villas development.  

E. DISCUSSION 

 1. Conceptual Site Plan for Automobile Sales at 835 Oneida Street 
Chuck Krause, owner of the site, discussed the preliminary site plan and stated that it is his 
intention that the car sales lot be a transitional use.   
 
Commissioners discussed: 

• On-site stormwater management  
• Site access and its relationship to the adjoining Kwik Trip 
• Future use of the property 
• Adjoining land uses and wetlands considerations 

 
CDD Keil stated that a Special Use Permit is required for automobile sales lots.  Mr. Krause will 
need to submit an application and provide a fully developed set of plans in support of the 
application for his proposal to move forward. 

 2. Sign Illumination Standards 
Tom Vandeyacht, site owner of 700 Midway Road and Jim Slezak from Appleton Sign explained 
the aesthetic and practical issues relative to the standards in the city’s sign code relative to 
internally lit signs.  The specific concerns relate to the required opacity of light colored sign 
backgrounds in multi-tenant signs when only one of the sign panels is being changed-out.  This 
gives the appearance of the sign lighting not working properly. 



 
Plan Commissioners discussed the differing impacts of the lighting requirements for single vs. 
multi-tenant signs and the desirability of creating standards for each type.  CDD Keil is to make a 
determination regarding the sign panel insert at this address and prepare ordinance language 
clarifying the lighting/opacity standards for multi-tenant signs.   

 3. Acquisition of 121 Washington Street 
CDD Keil stated that there have been discussions with the owner regarding acquisition by the 
city.  The primary purpose of the acquisition would be to clean-up the site as it is located in a 
gateway corridor.  The owner lives out of state and has a difficult time ensuring that the site is 
properly maintained.  The site has petroleum contamination and about $10,000 of clean-up work 
remains.  The clean-up is PECFA eligible and the owner would be responsible for 5% of the 
clean-up cost.   
 
Commissioners discussed the desirability of improving the Washington Street corridor as a 
gateway into the community, PECFA clean-up costs and future liability, and the long range 
benefits of securing the property. 
 
It was the consensus of the Plan Commission that staff should continue to pursue acquisition.   

F. ACTION ITEMS 

 1. Plan Commission Resolution 1-2011 Recommending Approval of the Project Plan and 
Boundary of Tax Increment District #12 
CDD Keil reviewed the background leading up to the development of the project plan.  TID #12 
is being proposed as a means of stimulating development in Lake Park Villas (LPV).  The debt 
associated with the original phases of the LPV development was intended to be supported by lot 
sales.  Since the city hasn’t sold a lot in over 3 years, this debt is now being placed on the 
general tax levy.   
 
Commissioner’s discussed: 

• The various phases of the new development 
• Its relationship and impact on the existing residential area 
• The character, quality and density of development 
• Future street and pedestrian access 
• Extending the existing trail system 

 
Motion by DPW Radtke, seconded by Catherine Cruickshank to approve Plan Commission 
Resolution PC 1-2011 Recommending Approval of the Project Plan and Boundary of TID #12 to 
the Common Council.  The motion carried. 

G. ADJOURNMENT 

  Motion by Ald. Benner, seconded by DPW Radtke to adjourn at 5:10 p.m.  The motion carried. 
 
Minutes respectfully submitted by Greg Keil, CDD. 





RESOLUTION 
R – 21 – 11 

 
A RESOLUTION CREATING TAX INCREMENTAL DISTRICT NO. 12 IN THE CITY OF MENASHA, 
WISCONSIN. 
 

Introduced by Mayor Merkes. 
 

 WHEREAS, Section 66.1105 of the Wisconsin Statutes provides the authority and procedure for 
creating Tax Incremental Districts for the purpose of financing certain public improvements; and, 
 

 WHEREAS, A PUBLIC HEARING HAS BEEN HELD, AFTER NOTICES REQURED BY LAW, all 
pursuant to Wisconsin Statutes Section 66.1105(4)(a) and 66.1105 (4)(c) regarding the establishment of a Tax 
Incremental District in the City of Menasha; and, 
 

 WHEREAS, the City convened a Joint Review Board to review the proposed District; and, 
 

 WHEREAS, the Planning Commission has submitted to the Common Council its proposed 
recommendation of boundaries and a project plan for the creation of the Tax Incremental District No. 12. 
 

 NOW THEREFORE, BE IT RESOLVED, the Common Council of the City of Menasha, Wisconsin: 
 

1. Deems the creation of the Tax Incremental District to be in the public interest and for a proper 
public purpose. 

 
 

2. Declares that January 1, 2011, is the date of creation of said Tax Increment District No. 12, City 
of Menasha, Calumet County, Wisconsin. 

 

3. Declares that the district is a mixed-use district. 
 

4. Finds and determines that: 
 

a. The project plan for TID #12 is feasible and is in conformance with the master plan of the 
city; 

 

b. Not less than 50 percent, by area, of the real property within the district hereby created is 
suitable for mixed-use development pursuant to Section 66.1105(4)(gm)(4)(a); 

 

c. Real property within the district that is found suitable for industrial use will remain zoned for 
industrial use for the life of the tax increment district; 

 

d. The improvements of the area are likely to enhance significantly the value of substantially all 
of the other real property in the district; 

 

e. The project costs relate directly to promoting the mixed-use development of the area, 
consistent with the purpose of which the district is created; 

 

f. The equalized value of the taxable property of the district plus the value increment of all 
existing districts does not exceed twelve percent of the total equalized value of taxable 
property within the City of Menasha. 
 

5. Accepts and adopts the TID #12 Project Plan and the district boundaries which are part of the 
TID #12 Project Plan attached hereto as Exhibit A.   

 
 
Passed and approved this __16___ day of May, 2011. 
 
               
        Don Merkes, Mayor 
 
 
      Attest:         
        Deborah Galeazzi, City Clerk 



JOINT REVIEW BOARD 
RESOLUTION 1-11 APPROVING THE CREATION OF 

TAX INCREMENT DISTRICT NO. 12 
IN THE CITY OF MENASHA 

 
 WHEREAS on May 16, 2011, the Common Council of the City of Menasha, Wisconsin 
(the “City) adopted Resolution R-21-11 creating Tax Increment District No. 12 (“TID No. 12”) 
pursuant to Section 66.1105(4) of the Wisconsin Statutes to expand opportunities for mixed-use 
development in the district; and,  
 
 WHEREAS the Joint Review Board, which was established pursuant to Section 
66.1105(4m) of the Wisconsin Statutes, has reviewed Resolution R-21-11 creating TID No. 12 
and has considered the information and projections provided by the City pursuant to Section 
66.1105 (4m)(b)(l) of the Wisconsin Statutes and has reviewed the public record and planning 
documents relating to the proposed creation of the district; and, 
 
 WHEREAS the Joint Review Board has considered the criteria set forth in Section 
66.1105 (4m) (c) 1 of the Wisconsin Statutes and has determined that: 
 

(a) The development expected in TID No. 12 would not occur without the use of tax 
incremental financing; and, 

 
(b) The economic benefits of TID No. 12, as measured by increased employment, 

business and personal income and property value, are sufficient to compensate 
for the cost of the improvements in TID No. 12; and, 

 
(c) The benefits of amending the Project Plan for TID No. 12 outweigh the 

anticipated tax increments to be paid by the owners of property in the overlying 
taxing districts. 

 
NOW, THEREFORE, BE IT RESOLVED that this Joint Review Board approves 

Resolution R-21-11 creating TID No. 12 and the Project Plan and Boundary related thereto. 
 
 Adopted this 18th day of May, 2011. 
 
 
 
 

       
Secretary 
Joint Review Board 
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