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LESSONS LEARNED
Bring your own financial, 
planning and legal advisors into 
the process early
Whether it’s the city’s vision or 
that of a developer, be sure the 
project concept is real
Is there a demonstrated market 
for the project (is there a 
reliable market analysis)?



Developer experience and 
financial capabilities must be 
real (City: don’t be shy 
about asking for data that 
demonstrates the financial 
history of firm)
Can the developer get 
financing? 
Did you do your 
environmental homework?

LESSONS LEARNED
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Illinois
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Grand Center – Saint Louis, 
Missouri

LESSONS LEARNED
Education and comparison 
with projects in other cities is 
useful 
Find similar examples and 
then visit that city and the 
TIF project area, meet with 
the TIF “creators” (City staff, 
developers, elected officials, 
etc.)
Learn from their successes 
and mistakes



LESSONS LEARNED
Utilize a Master Plan and 
possibly a Master Developer 
to coordinate numerous, 
discrete projects  
Capitalize on natural growth 
– capture that increment!

Grand Center – Saint Louis, 
Missouri
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Bring your own financial planning 
and legal advisors into the process 

early 
 



Official Site of the Government of Stevens Point, Wisconsin  

 Search
 

Meeting Minutes 
Please read our disclaimer at the bottom of this page. 

Finance Committee 
June 11, 2007, 7:50 P.M. 

City Water Department, 300 Bliss Ave. 

 
PRESENT: Alderpersons Molski, Walther, Moore, Stroik and Hanson 

ALSO PRESENT: Mayor Halverson; C/T Schlice; Directors Euclide, Gardner, 
Halverson; Fire Chief Barnes; Chief Morris; Ald. Barber, Slowinski, Trzebiatowski, 
Heart, Myers; Gene Kemmeter; Jason Zenecka; Jamie Gebert 
 
1. CONSIDERATION OF CLAIM - PATRICIA WESENBERG. 
 
Motion made by Ald. Moore, seconded by Ald. Stroik to deny the claim for Patricia 
Wesenberg. 
 
Ayes: All Nays: None Motion carried. 
 
2. CONSIDERATION OF ADDITIONAL ITEMS FOR 2007 BORROWING. 

A. FIRE STATION #2 B. AIRPORT TERMINAL 
 
C/T Schlice stated as per action at the Board of Public Works meeting, the funding 
for Fire Station #2 is being withdrawn until a future date. 
 
Motion made by Ald. Molski, seconded by Ald. Hanson to approve the funding for the 
Airport terminal as an additional item for the 2007 borrowing. 
 
Ayes: All Nays: None Motion carried. 
 
3. AUTHORIZATION TO HIRE CONSULTANT FOR TIF DISTRICT 6. 
 
C/T Schlice stated that we would like to hire a consultant to give us an outside view 
of potential development ideas for downtown. We would also like to have someone 
with outside expertise to assist us when we are negotiating with developers. 
 
Motion made by Ald. Stroik, seconded by Ald. Walther to authorize the City to seek 
proposals to hire a consultant for TIF 6.  
 
 
 

http://stevenspoint.com/index.html
http://stevenspoint.com/minutes2007/finance/finance06_11_2007.html#disclaimer#disclaimer
http://stevenspoint.com/minutes2007/finance/finance06_11_2007.html#14#14


 
 
 
 
 
 

Is there a 
market for 

the project? 
 
 
 
 
 

Capture dollars 
from natural growth 



Introduction

The overall goal of the Greenbrier Tax Increment Financing (TIF) District Master Plan 
Study is to identify concepts and methodologies to best leverage the spending of 
TIF-generated public dollars in Greenbrier to ensure the vitality and longevity of 
Greenbrier as a tax generation engine for the City of Chesapeake.

The city’s vision is that a major, systematic upgrade to the identity of the city’s ma-
jor commercial area will assist in the retention of existing businesses and will help 
attract new companies to the area.  The retention and growth of business activity 
in Greenbrier will foster the continuation of a healthy fi nancial climate that will, in 
turn, provide the wherewithal to enhance the desirability of Greenbrier as a busi-
ness and leisure destination.

In summary, the vision is to create a place where people want to be.  This will cre-
ate demand for companies to be in Greenbrier, which translates to higher property 
values and associated tax revenues.         

To accomplish these goals, the city retained IDC Architects to develop a master 
plan setting forth specifi c improvements and fi nancial strategies to implement the 
vision.  IDC Architects assembled a team of master planners, market and fi nancial 
analysts, civil engineers and cost estimators and established a four-stage master 
planning process:

 • Stage 1:  TIF Review, Market Assessment & Site Analysis

 • Stage 2:  Master Plan & Branding Concepts

 • Stage 3:  Design Guidelines & Major Capital Improvement Projects

 • Stage 4:  Implementation Plan

The Greenbrier TIF District Master Plan Study kicked off in September 2005 with an 
initial briefi ng for city management to describe project scope and intent.  The IDC 
Architects team then began preparation of an existing conditions analysis which 
included TIF document review, market inventory and a site analysis.  

In early October and again in November, the IDC Architects team conducted a series 
of stakeholder meetings to present and discuss the in-process existing conditions 
analysis as a means to prompt stakeholder ideas.  The stakeholders were organized 
into six broadly defi ned groups based upon the idea of each group having common 
interests:

 • Corporate Stakeholders

 • Retail Stakeholders

 • Hospitality Stakeholders

 • Religious & Residential Stakeholders

 • Real Estate & Development Stakeholders

 • City & Public Agency Stakeholders

Master Plan
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Major Plan Elements
Master Plan
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Greenbrier Center District

The Greenbrier Center District is intended to serve as the “town center” of Green-
brier.  The area acts today as the place people go to eat, to shop and to be enter-
tained.  This master plan proposes a variety of physical improvements needed to 
make “Greenbrier Center” even more desirable as a destination for people to go.    

The boundary of the Greenbrier Center District has been drawn to naturally en-
compass the primary existing concentration of retail, restaurant, hospitality and 
entertainment uses in Greenbrier today.  The improvements defi ned in this master 
plan will reinforce and enhance the desirability of Greenbrier Center as a place to 
enjoy these leisure pursuits.

A key feature of the Greenbrier Center District is the Stephanie Way retail/enter-
tainment street.  As proposed, this will create a vibrant people place fi lled with 
boutique retail establishments, upscale restaurants and entertainment venues such 
as jazz or comedy clubs.  Outdoor gathering places, such as outdoor dining and 
plazas, will provide places for people-watching and just hanging out on a nice after-
noon.  Multiple interesting destinations within walkable distances from each other 
will provide people a reason to walk from place to place in attractive, interesting 
surroundings.  Parking will be accommodated in new parking garages.

Another feature of the Greenbrier Center District is implementation of a shuttle 
system that will initially move people between Greenbrier Center, the Greenbrier 
Mall and the Greenbrier Conference Center.  The shuttle vehicles will have a custom 
appearance specifi c to Greenbrier and are designed to offer a frequency of service 
at approximately 10 minutes during normal hours of operation.   

Master Plan

Stephanie Way Boutique Retail
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Greenbrier Center District

 • Pedestrian lights

 • Street trees and landscape

 • Custom street signage 

 • Sidewalks, crosswalks and bike trails

 • Pedestrian nodes

 • Pedestrian bridge to Towne Place

 • New left-turn lane from northbound Greenbrier Parkway onto Crossways 
Boulevard

 • Electronic board at Greenbrier/Eden

 • Major monument sign at Greenbrier/I-64 ramp

 • Minor monument signs at Greenbrier/Volvo, Crossways/Stephanie and 
Jarman/Greenbrier

 • Wayfi nding signage

The plans and sketches on the following several pages illustrate these improve-
ments.

Master Plan

Stephanie Way Plaza

Cinema Plaza
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Freeway District
Master Plan

The Freeway District represents an opportunity to create an impression of Green-
brier to the large number of vehicles that pass through Greenbrier on I-64 on a daily 
basis.  This master plan proposes monument signage and landscape in this district 
that will capture the attention of passers-by to indicate that “something is going 
on in Chesapeake”. 

The nature and scale of a freeway is such that the attention duration of viewers 
passing through is short.  In response to this, the master plan proposes a series of 
tall vertical columns designed to recall Greenbrier’s days as “the largest landscape 
nursery on the East Coast”.  At 40 feet tall, and set in an attractive landscape set-
ting, the monument columns will capture the attention of I-64 drivers.

The other element proposed for the Freeway District is a substantial planting of 
trees along the edge of the right-of-way.  This is proposed in a way that will fi ll 
gaps between existing freeway-edge trees so that the Greenbrier edges present an 
attractive green foreground view of the TIF District to passers-by.

 • Major monument signs at I-64/Greenbrier and I-64/Battlefi eld

 • Street trees and landscape

 • Sidewalks and crosswalks

The Freeway District plan on the following page illustrates these improvements.

Major Monument Sign
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Master planning for 
economic development 

 
 
 
 

TIF is a tool to 
implement the plan 







 
 
 
 
 
 
 
 
 

Coordinate regulations, 
permitting and 

approval processes 
 
 







 
 
 
 
 
 
 
 
 

District-wide increment enables 
pursuit of other policy goals, such as 
the provision of affordable housing 
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CITYWIDE POLICIES & PROJECTS TO ADVANCE NEIGHBORHOOD 

ST
 
Thi
Cre s for home-ownership will be fundamental to this success.  To be 
uccessful, it will be important for the City to provide residents with improved capacity to obtain the 
nding support necessary become to homeowners and make meaningful contributions to Binghamton’s 
ture.   

 

Make Use Of Fannie Mae Programs to Further Community Development 
Fannie Mae serves as a catalyst for local community development efforts by encouraging and leveraging 
investment of private and public funds.  In 1938, Congress created Fannie Mae to bolster the housing 
industry during the Depression.  At that time, Fannie Mae was part of the Federal Housing Administration 
(FHA) and authorized to buy only FHA-insured loans to replenish lenders' supply of money. 
 
In 1968, Fannie Mae became a private company operating with private capital on a self-sustaining basis.  
Its role was expanded to buy mortgages beyond traditional government loan limits, reaching out to a 
broader cross-section of Americans.   
 
Today, under federal mandate, Fannie Mae is working to increase the availability and affordability of 
homeownership for low-, moderate-, and middle-income Americans.  Fannie Mae offers a number of 
lending products that can be coordinated to work in parallel with existing Binghamton housing programs.  
For instance, the Community Seconds program offers a second lien mortgage that can be combined with 
one of Fannie Mae's Community Lending mortgage products to increase affordability. Other programs are 
offered to non-profit organizations that work to stimulate neighborhood revitalization and home-
ownership.  For instance, Lease-Purchase is an option that nonprofit organizations can use to help 
borrowers who have successfully managed their credit obligations in the past, but have insufficient 
savings for a down payment.  With Lease-Purchase, nonprofit organizations can purchase homes that can 
be leased with an option to 
buy. 
 
Some Fannie Mae 
programs have also been 
tailored to meet the ever-
changing and broad needs 
of middle-income residents.  For instance, the FannieNeighbors program is a neighborhood-based 
mortgage option designed to increase homeownership and revitalization in areas designated as 
underserved by HUD, in low- to moderate-income or minority census tracts, or in central cities. The 
FannieNeighbors option adds underwriting flexibility to Fannie Mae's Community Home Buyer's 
Program mortgage product by removing the income limit if a property is located in one of these areas.   
 

Fannie Mae offers a number of lending products that can be 

ABILITY 

s Plan recognizes the vital role that Binghamton’s neighborhood will play in the City’s future.  
ating improved opportunitie

s
fu
fu

coordinated to work in parallel with existing Binghamton housing 
programs… Community Seconds offers a second lien mortgage… 

Lease-Purchase is an option that nonprofit organizations can use… 
FannieNeighbors can be used to remove income limits if a 

property is located in an underserved area. 
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Action Steps 
 

neighborhood
Hold stakeholder meetings to discuss medium and long-range objectives for revitalizing housing and 

s in Binghamton.  Involved organizations should include: 

 Economic Development Agencies 
 Community Development Corporations 

ting housing 
and neighborhood revitalization, the City should contact Fannie Mae to develop a partnership for 

onsider Tax Increment Financing for Challenged Neighborhoods 

o influence private 
ector development if the 

g 
evelo tive 

onstruction.  N rban settings 
framework for private development.  Without it, the City has almost no 

 
 Developers 
 Local foundations 
 Housing non-profits and Land Trusts 
 Real Estate Industry (Real Estate Agents) 

 
 Fannie Mae Partnership Offices are working in communities across the country to create long-term 

partnerships with local governments, lenders, public officials, housing organizations, community 
nonprofits, real estate professionals, and others to expand affordable homeownership and rental 
housing opportunities.  After the City develops a comprehensive understanding of exis

neighborhood revitalization.  (New York contact: Naomi Bayer - Phone: (917) 322-8960.  
www.fanniemae.com) 

 

C
The North Riverfront District is one of the most challenged areas in the City of Binghamton.  From its 
low demographic and home ownership characteristics to its vacant and underutilized commercial and 
industrial sites and its confusing circulation patterns, the North Riverfront District needs an innovative 
and large-scale approach to an overall improved business and commercial environment as well as quality 
of life.  The First Ward 
Neighborhood Center and 
Downtown/Intown Districts 
are equally as challenged.   
 
There is little the City can 
do t

There is little the City can do to influence private sector 
development if the only plan implementation tools the City has 
available are the Zoning Ordinance and the permitting process.  

Besides regulating development, the City should have at its disposa

s
only plan implementation tools 
process.  Besides regulating d
role in land assembly and c
could provide the physical 
leverage to stimulate or guide new development.  Private developers themselves (or even corporations) 
cannot be expected to provide all the desired public amenities and still make a profit.  New sources of 
project-specific capital funding must be found in order to provide this leverage.   
 

the City has available are the Zoning Ordinance and the permittin
pment, the City should have at its disposal the means to take an ac

ew public infrastructure placed into redesigned u

 means to take an active role in land assembly and constru
l 

the ction. 
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Projects in large districts may 
require assistance with land 

acquisition 
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The main objective of this Comprehensive Plan is to strengthen Binghamton’s neighborhoods and 
econ  
thes  large-scale while others will 

e more subtle and less tangible, like improved community-based policing.  Tax Increment Financing 
(TIF) is a lo strategy that can be used to accomplish the large-scale redevelopment necessary 
to improve the North Waterfront District.   
 
Traditionally d for numerous types of economic revitalization 
efforts, usua bandoned areas.  Various tax increment financing projects 
include redeveloping or rehabilitating deteriorated areas of a city, facilitating the construction of low-to 

oderate income housing, promoting economic development and providing employment opportunities.  
Tax
dev
red
 
To 
gro
the roposed redevelopment, and the new tax revenues generated by the project are 
armarked to redeem the bonds.  After the debt, which has created the redevelopment, has been paid, the 

s more detailed 

 Area.  The purpose of the law is for protecting and promoting sound 
ment of economically underproductive areas whenever redevelopment cannot 

t public s a 

in
 

a.  TIF, in effect, freezes 
tax revenues from a designated area at their current level and allows the community to sell bonds or notes 
for major improvements and other redevelopment activities, with the bond repayments derived solely 
from the increase, or increment, of the new taxes. 

omic conditions by inducing opportunities and incentives through public sector initiatives.  Some of
e initiatives, like revitalization of the North Riverfront District, will be

b
cally-based 

, Tax Increment Financing has been use
lly in economically distressed or a

m
 increment financing is one of the few tools that local governments can use to intervene directly in 
elopment.  In the beginning, tax increment financing was designed to cure blighted neighborhoods, to 
evelop properties that no one would touch, and to meet social and economic needs. 

raise public sector capital for a project, the Tax Increment Financing process uses the anticipated 
wth in property taxes generated by the proposed development project.  Bonds are then issued to raise 
capital needed for the p

e
increased property taxes become available for alternative uses.  (Appendix E provide
questions and answers regarding tax increment financing) 
 
Action Steps 
 Section 960 of the New York State General Municipal Law provides the basis for the establishment of a 

Municipal Redevelopment
development and redevelop
be accomplished withou
municipality to: 

assistance.  The Municipal Redevelopment Law authorize

 to assist in the acquisition or assembly of land for the purposes of economic 
 

 Use eminent doma
redevelopment; and

 
 Issue tax increment bonds or tax increment bond anticipation notes for the purpose of carrying 

out or administering a specific redevelopment plan. 
 

The concept of Tax Increment Financing provides a unique tool for funding capital improvements to base 
infrastructure as a means to encourage economic development.  Tax Increment Financing is a flexible, 
low cost mechanism which uses projected increases in property tax revenues in a development area over 
a specific period to back bonds that are used to finance project costs in the are
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The TIF bonds would not be viewed as general revenue bonds in the market, since they would not be 
secured by the full faith and credit of the City.  Rather, the TIF bonds would be as secure and as 
marketable as the private development on which they would be based.  In order to attract purchasers, TIF 
bonds cannot be based on projected taxes from hypothetical developments.  They must be based on 
projects already in the pipe line, where a steady stream of taxes can be virtually assured. 

mmendation by the 
Planning Commission prior to City Council adoption.  Public hearings and environmental reviews are 

 
 If Binghamton chooses to use tax increment financing as a tool to redevelop the North Riverfront District 

(or any other district), then an extensive process must be followed.  This process involves a study and 
analysis both of area problems and of the feasibility of the TIF approach.  The Comprehensive Plan can 
be used as a starting point for this survey of the area, but a more detailed survey area study will need to 
be completed.  This will include defining the study area, a project feasibility study, a general land use 
plan and its relationship to the Comprehensive Plan, and recommended next steps.  It then includes the 
preparation and adoption of redevelopment plans for the area, with review and reco

also required. 
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Review 

 
 
 

— is the project “for real”? 
 
— is the developer experienced 

and capable? 
 
— does the project further the 

City’s development/economic 
development goals? 



CRITERIA FOR REVIEW 
 
Applications will be evaluated based on the following fourteen criteria. 
 

1. Geographic Location - The Project’s location in relation to the major arterials of the 
District. 

2. Tax generation. – In order for the Urban Renewal District to stay economically healthy 
for the maximum benefit to the District and community, a project should demonstrate the 
ability to generate new taxes that exceed the public’s TIF investment within ten years. 

3. Relationship of public and private investment. – The relationship of private investment to 
public investment of a project shall be significant enough ensure prudent investment of 
public funds within the urban renewal district.  A public investment of no more than $1 
for every $10 of private funds may be considered a responsible use of public funds. 

4. Job Creation. – Projects that create opportunities for new employment contribute to the 
economic vitality of the District and community in a variety of ways.  Projects creating 
five or more full-time equivalent jobs would be considered to have a significant positive 
impact on the economic well-being of the district.   

5. Investment Spin-off - The Project’s potential for investment spin-off in a blighted area 
but that may not be within one of the four major corridors. 

6. Improvement of Public Services - The Project’s ability to improve public services such as 
water, sewer, sidewalks parking, improved traffic circulation, etc., to an area currently 
underserved. 

7. Unique Opportunities - The Project’s potential to present a unique opportunity, meet a 
special need, or address specific MRA or community goals such as filling a market niche 
or provide an un-met community need.  

8. Urban Renewal Goals - The Project’s ability to significantly further specific goals found 
in the current Urban Renewal Plan, ULI Report, or Missoula Comprehensive Plan. 

9. Environmental Impacts - The Project’s impact, positive or negative, on the environment 
in terms of noise, dust, pollution, public safety, traffic congestion, pedestrian access, 
visual aesthetics, etc.. 

10. Project Financing - Types of financing available to the Applicant.  Lender participation 
commitments, industrial development revenue bonds, and State and federal grant monies, 
for example, are examined to assess the need for TIF assistance. 

11. Project Feasibility - A determination of feasibility is made based on the strength of the 
Applicant's demonstration of market demand for the project as contained primarily on the 
pro forma and financing commitments.  

12. Developer Ability to Perform - An assessment of the Applicant's capability to undertake 
the relative complexities of the project based on past performance of the developer and 
the Project design and management team on similar projects. 

13. Timely Completion - The feasibility of completing the project according to the 
Applicant's proposed project schedule.  

14. Payment of Taxes - All property taxes, special improvement district assessments, and 
other assessments on the project property must be paid to date. 
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