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2023



Existing Site
• 12.76 acre parcel in the heart of 

downtown Cedarburg
• Blighted Industrial Land and Vacant 

Structure
• Mercury Marine Plant 1951 to 1982
• Wilo Machine last user of site



Proposed Site Plan

• 166 Rental Units in 2 
buildings

• 44 Townhomes

• 26 Pocket Homes

• Developer – P2 
Development, Saukville, WI



Phases
Phase I – 61 
Unit 
Apartments 
and Start of 
Town House 
Units

Start (10/22) – Completion (12/23)

Valuation: $15,200,000

Phase II – 99 
Unit 
Apartment 
and Amenity 
Area in center 
of building,

Town House Units and Pocket Homes

Start (3/23) – Completion (6/25)

Valuation: $16,900,000

Phase III –
Balance of 
Town House 
Units and 
Balance of 
Pocket Homes

Start (7/25) – Completion (12/26)

Valuation: $17,200,000



Reason For TID
Blighted Site

Contaminated with VOC’s mainly 
TCE in bedrock requiring vapor 
barriers

Eyesore in the heart of Downtown



TID Agreement 
with Developer
• Separate from Developers Agreement

• $13.48M in developer assistance Pay-
Go

• $2.54M for municipal road (G.O. Bonds)

• Payments subject to third party review

• Payments also based on IRR

• The City loan will be paid first prior to 
payment to developer

• INCREMENT VALUE ESTIMATED AT 
$49.3M

• 20 year estimate to pay back all project 
costs

• Total Estimated Project Cost: $70M



Revenue
• Impact Fees: $1,415,744.74

• Building Inspection Fees: $189,096

• WEDC Grant: $250,000



Questions?



CITY OF OSHKOSH 
REDEVELOPMENT PROJECT
Kelly Nieforth, City of Oshkosh, Community Development Director
Mark Lyons, City of Oshkosh, Planning Services Manager 



GROWTH IN OSHKOSH 



PLANNING FOR GROWTH AND REDEVELOPMENT
Long Term Plans

 Southshore Redevelopment Plan

 Riverwalk Plans

 Imagine Oshkosh - Sawdust District Plan 

 Acquisition started in early 2000’s

What We Learned: Do a lot of research and spend time educating your 
elected officials. Set expectations early! 



RIVERWALK 
PLAN

2006

SOUTHSHORE 
REDEVELOPMENT PLAN

2003



IMAGINE OSHKOSH
2017



SAWDUST DISTRICT 
2020



LAND ACQUISITION 
 20 LONG years to acquire
 Leased buildings for income
 Railroad property was most difficult to acquire

When is the site large enough for a 
redevelopment project? 
 Original Request for Proposal October 

2018 ended with no proposals
 Why? 

What We Learned: Always, always, always do a Phase I Environmental 
Site Assessment (ESA) before acquiring property!

2018 RFP AREA



REDEVELOPMENT SITE



FINALLY READY TO REDEVELOP!
 Request for Proposals sent out in 2021

 Different types of proposals received

 Public Input 

 Which one to choose? How did city staff help elected and appointed officials decide? 

 Score sheet

 Recommendations in existing Plans

A Challenge for Us: There may be 
challenges of balancing local 

developers and new developers who 
submit proposals. Loyalty vs 

Opportunity. How do you choose?



TOUGH DECISIONS

 Too many other projects going 
on? 

 Do they have the wherewithal to 
complete the project? 

 What’s their track record? 

 What are other municipalities 
saying about them? 











WE PICKED ONE! NOW THE HARD PART…

 Land Purchase Agreement

 Wisconsin DNR Green Team meeting

 Input on site design from city staff

 TIF presentation to the Common Council 

Something We Do: When we have a 
complex project starting in the City, 

we create a timeline for all the 
approvals needed to complete the 

project.



UNDERGROUND CHALLENGES
 Contamination 

 Urban fill 

 Old utilities 

 Very important utilities 

 Lots of parcels

 So many easements!

What we learned: Keep a 
spreadsheet of the status of all the 

different tasks that need to be 
completed.



CONTAMINATION 
 How do we pay for this? 

 EPA grant

 WEDC grant

 WDNR Grant

 Voluntary Party Liability Exemption (VPLE)

 Fishing expedition? What should a city allow 
for site investigation? 

 Can a city ever guarantee a “clean site”? 
Should the City keep the environmental 
liability? 

What we learned: There needs to be A LOT of communication between the City, 
the City’s environmental consultant, the developer and the developer’s 

environmental consultant. Establish who is responsible for what early on in the 
project and include it in an Agreement!  



CITY OF OSHKOSH TIF POLICY
 Criteria for TIF Assistance- Policy developed in 2012

 Private developer equity requirement of at least 15%

 No more than 90% of increment generated may be used towards TIF assistance

 Payback periods under 15 years will be looked upon favorably

 TIF assistance shall not exceed more than 25% of total project costs

 Each project supported by TIF assistance must generate enough increment to fund the 
paygo and any public infrastructure project costs needed for the project

 TIF cannot be used for more than 10% of land assembly costs

 Internal rate of return shall not exceed 20% with TIF assistance

 The project should increase the taxable valuation by over 20%



With 
TIF

Without 
TIF

DEVELOPER TIF ASSISTANCE  

TIF Request- 25% of all 
project costs



ANALYZING LEVEL OF DEVELOPER ASSISTANCE
 TIF Development Agreement Challenges

 Uncertainty of phased approaches 
 Developer’s first project in the City
 Multiple parcels and multiple LLC’s
 VPLE for each phase 
 Public infrastructure projects costs included in 

the TIF Project Plan 
 Needed to get elected officials comfortable 

with Development Agreement terms so the 
developer could use the TIF assistance to 
obtain private financing

What we learned: If the project will be phased, consider a phased TIF 
Development Agreement with terms that encourage the developer to construct 

in a timely manner and finish all phases.  



WE HAVE A DEAL!
 TIF Development Agreement Terms

 90% of increment generated- Base Value was $0
 25% of total project costs for all three phases 
 27 years of Paygo TIF assistance 
 An incentive to complete all three phases of the proposed development with the following 

terms:
 City will have an equity right of $400,000 if Phase II or III is not completed within 10 years of 

the Development Agreement execution date. The City may reduce the developer’s TIF 
Paygo payments to recapture the $400,000 owed to the city. 

 If Phase II is completed within 5 years, $200,000 would be reduced from the city’s equity 
right.

 If Phase III is completed within 10 years, the remaining $200,000 would be removed and 
the developer would not owe the city any funds. 

 If Phase III is not completed within 10 years, the City would reduce the developer’s TIF 
Paygo payments to recapture the $200,000 owed to the city.



CITY SUPPORT
 The City spent millions of dollars to get the site 

ready for development

 Existing TIF funds, Capital Improvement 
Program (CIP) borrowing, Grants, ARPA funds

 Installed a new street

 Undergrounded overhead utilities 

 Constructed a riverwalk

 Used grant funds to fund Phase II ESA, 
Clean Up Plan, VPLE Application and more 

 Sold the property for $1



HOW’S IT GOING?

 Status of the project 

 City staff keep in communication 
with the developers

 How can you help?

 Educating elected officials on
developer challenges

What we learned: Keep elected officials updated on the project, no matter if 
the news is good or bad.  



THANK YOU! 



City of Eau Claire
DEVELOPMENT CONCEPTS



Cannery District



Cannery Redevelopment Plan



Gateway Residential Redevelopment



Gateway Residential-Final Concept



Mall Redevelopment-Current Conditions



Mall Redevelopment-New Concept
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Download the Presentation!
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Ehlers is the joint marketing name of the following affiliated businesses (collectively, the “Affiliates”): Ehlers & Associates, Inc. 
(“EA”), a municipal advisor registered with the Municipal Securities Rulemaking Board (“MSRB”) and the Securities and 
Exchange Commission (“SEC”); Ehlers Investment Partners, LLC (“EIP”), an SEC registered investment adviser; and Bond Trust 
Services Corporation (“BTS”), a holder of a limited banking charter issued by the State of Minnesota.

Where an activity requires registration as a municipal advisor pursuant to Section 15B of the Exchange Act of 1934 (Financial
Management Planning and Debt Issuance & Management), such activity is or will be performed by EA; where an activity 
requires registration as an investment adviser pursuant to the Investment Advisers Act of 1940 (Investments and Treasury 
Management), such activity is or will be performed by EIP; and where an activity requires licensing as a bank pursuant to 
applicable state law (paying agent services shown under Debt Issuance & Management), such activity is or will be performed 
by BTS. Activities not requiring registration may be performed by any Affiliate.

This communication does not constitute an offer or solicitation for the purchase or sale of any investment (including without
limitation, any municipal financial product, municipal security, or other security) or agreement with respect to any investment 
strategy or program. This communication is offered without charge to clients, friends, and prospective clients of the Affiliates
as a source of general information about the services Ehlers provides. This communication is neither advice nor a 
recommendation by any Affiliate to any person with respect to any municipal financial product, municipal security, or other 
security, as such terms are defined pursuant to Section 15B of the Exchange Act of 1934 and rules of the MSRB. This 
communication does not constitute investment advice by any Affiliate that purports to meet the objectives or needs of any 
person pursuant to the Investment Advisers Act of 1940 or applicable state law.

Important Disclosures
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