JOINT REVIEW BOARD AGNDA
CITY OF MERRILL, WISCONSIN

TAX INCREMENTAL DISTRICT NO. 11 CREATION

Tuesday, May 31, 2016 at 4:00 p.m.
Merrill City Hall — Council Chambers
1004 E. 1% Street
1. Call to order
2. Public comment

3. Review and consideration of minutes from April 26" 2016 organizational
meeting

4. Review the public record, planning documents, Redevelopment Authority
resolutions adopting the project plans, and the resolutions passed by the
Common Council approving the project plans

5. Consideration of resolution approving Tax Incremental District No. 11 creation

6. Update on fiscal status and future directions of City of Merrill Tax Increment
Districts (City Finance Director Kathy Unertl)

7. Adjournment

Agenda prepared by RDA Secretary Kathy Unertl

Note: A potential quorum of the Common Council could attend the meeting for information.
There will be no Common Council action taken.

The Merrill City Hall is accessible to the physically disadvantaged. If special
accommodations are needed, please contact the Merrill City Hall at 536-5594.

Date and time agenda was posted: Posted by:




City of Merrill
Joint Review Board =

Tuesday, April 26", 2016 at 4:30 P.M.
City Hall Council Chambers, 1004 East First Street

Members Present:  Mayor Bill Bialecki (City of Merrill representative), Rob Elliott
(Northcentral Technical District representative), Brian Dasher
(Merrili Area Public Schools representative), Bob Weaver (Lincoln
County representative), and Amanda Kostman (public member)

Others Present: RDA Commissioner Karen Karow, Finance Director/RDA
Secretary Kathy Unertl, Sean Lenz from Ehlers & Associates, City
Administrator Dave Johnson, City Attorney Tom Hayden, Dewey
Pfister, and several other members of the public

Call to order: Bialecki called the meeting to order at 4:30 P.M.

Representation remains the same as the October 2015 Joint Review Board except for

Merrill Area Public Schools and Northcentral Technical College representatives.

MAPS representative is Brian Dasher and NTC representative is Rob Elliott.

Public Comment: None.

Review and consideration of minutes from October 6‘“, 2015 meeting:

Motion (Weaver/Kostman) to approve the meeting minutes. Carried.

Reconfirm appointment of Public Member:

Motion (Bialecki/WWeaver) to confirm Amanda Kostman as Public Member. Carried.

Reconfirm Chairperson:

Motion (Weaver/Kostman) for Bialecki to continue as Chairperson. Carried.

Discuss responsibilities of the Joint Review Board:

Sean Lentz from Ehlers & Associates noted that this is an experienced Joint Review
Board. The primary purpose of a Joint Review Board is to ensure that all taxing
jurisdictions are represented and allowed input when the creation of Tax Increment
District is being considered.
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Discuss responsibilities of the Joint Review Board (Continued):

As listed in the overview of Joint Review Board responsibilities included in the agenda
packet, the primary decision criteria include whether the development expected in the
TID would occur without the use of tax increment financing; whether the economic
benefits of the TID as measured by increased employment, business and personal
income, and property value, are insufficient to cover the costs of proposed
improvements; and whether the benefits of the proposal outweigh the anticipated tax
increments to be paid by the owners of property in the overlying taxing districts.

Review and discuss proposed project plan amendments and TID creation:

Sean Lentz from Ehlers & Associates highlighted the basics of tax increment finance
(TIF), district creation proposal, and timeline. The handout presentation included
illustrations on how TIF works, eligible project costs, and an overview of the proposed
district which is mixed-use district including 42 tax parcels and covering 138 acres.
There is twenty-year lifespan for mixed-use TIDs.

The initial development would be residential including three 12-unit apartment buildings
on a parcel currently owned by Lokemoen Construction. The City would be purchasing
the property and then selling to the developer in phases. Unertl distributed a draft
development agreement with Premier Merrill Apartments LLC (Phase 1)

City Administrator Dave Johnson reported that there could be two future phases of
apartments. Unertl emphasized with the City’'s almost one million investment to
facilitate Phase 1, there would be needed land, infrastructure, and visible State Road
107 frontage to encourage future development.

Potential industrial and commercial developments/expansions are projected. There
could be City street, utility, and street lighting infrastructure improvements. There is a
summary project cost overview using potential four phases of future development which
totals $3,237,500. The projected future development growth totals $14,000,000.

Lentz advised that financing for the TID would include general obligation debt for Phase
1 of the apartment development. Pay-As-You-Go financing is planned for future
development incentives. Future infrastructure improvements would be financing by
general obligation debt. As far as economic feasibility, the district is expected to have
strong cash flow if development occurs as projected.

It is possible to transfer tax increment out of a mixed-used TID to “blighted area” tax
increment districts. Unertl advised that she will have fiscal overview information related
to the City’s TIDs at the next meeting. Unertl added that she has proposed to the
auditors to transfer about $500,000 from TID No. 3 to several of the “blighted area”
TIDs. The City will be borrowing in 2016 to reimburse some prior TID expenditures that
advances from the City General Fund have been covering.
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Next Joint Review Board meeting date:

Merrill Common Council action on Redevelopment Authority (RDA) recommendation is
anticipated on Tuesday, May 10", 2016.

Consensus for Joint Review Board to meet on Tuesday, May 31% at 4:00 p.m.

Adjournment:

Motion (Kostman/MWeaver) to adjourn. Carried at 4:58 p.m..

Minutes prepared and submitted by:

Kathy Unertl, Finance Director/RDA Secretary
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EHLERS

LEABERS IN PUBLIC FINANCE

May 17, 2016

Mayor Bialecki City Representative @
Robert Weaver Lincoln County

Rob Elliott Northcentral Technical College District

Brian Dasher Merrill Area School District

Amanda Kostman Public Member

RE: City of Merrill Tax Incremental District No. 11

On behalf of the City of Merrill, this letter is to confirm the meeting of the Joint Review Board (“JRB™)
will be held on May 31, 2016 at 4:00 p.m. at the Merrill City Hall, located at 1004 E. First Street. The
purpose of this meeting is for the JRB to consider approval of the resolution adopted by the Merrill Common
Council creating Tax Increment District No. 11 (the “District”), and approving its Project Plan.

We would request that you call Paula Czaplewski at 800-552-1171, or e-mail Paula at
paula@ehlers-inc.com, as soon as possible to confirm your attendance at this meeting.

To assist the JRB in its defiberation, copies of the Redevelopment Authority resolution adopted April 26, 2016,
and the Common Council resolution adopted May 10, 2016 are enclosed with this letter, and along with the
Project Plan, constitute the public record in this matter. Signed copies of the resolutions are on file and
available at the Merrill City Hall. Also enclosed is a copy of the notice of the meeting as published, the
minutes from the organizational JRB meeting, an agenda for this meeting, as well as a proposed “Resolution
Creating Tax Incremental District No. 11, Merrill, Wisconsin” for consideration by the JRB. The Project Plan
document has not had any changes since the copy which was distributed and provided to you at the April 26,
2016 organizational meeting.

In considering whether to approve its Resolution creating the District, the JRB, as required by Section
66.1105(4m)(c), Wisconsin Statutes, is to consider the following:

A. Whether the development expected in the Tax Incremental District would occur without the use of tax
incremental financing;

B. Whether the economic benefits of the Tax Incremental District, as measured by increased employment,
business and personal income and property value, are sufficient to compensate for the cost of the
improvements;

C. Whether the benefits of the proposal outweigh the anticipated tax increments to be paid by the owners

of property in the overlying taxing jurisdictions.

To assist the Board in its analysis of the enclosed information, we are providing the following brief narrative as
it relates to each of the criteria outlined above.

e 1-800-552-1171 | www.ehlers-inc.com



JRB, District No. 11

City of Merrill. Wisconsin
May 17, 2016

Page 2 of 3

FINDING # 1. WOULD DEVELOPMENT OCCUR WITHOUT TAX INCREMENTAL FINANCING?

The City has determined that “but for” the creation of this District, the development projected to occur
as detailed in the Project Plan: 1) would not occur; or 2) would not occur in the manner, at the values,
or within the timeframe desired by the City. In making this determination, the City has considered the
following information:

* Some of the sites proposed for development and/or redevelopment have remained vacant for due to
lack of adequate infrastructure and possible environmental contamination. Given that the sites have
not developed as would have been expected under normal market conditions, it is the judgment of the
City that the use of Tax Incremental Financing (“TIF") will be required to provide the necessary
infrastructure and inducements to encourage development on the sites consistent with that desired by
the City.

* In order to make the areas included within the District suitable for development and/or redevelopment,
the City will need to make a substantial investment to pay for the costs of: property, right-of-way and
easement acquisition, site preparation, installation of utilities; instaliation of streets and related
streetscape items; development incentive payments; and other associated costs. Due to the extensive
initial investment in public infrastructure and/or rehabilitation that is required in order to allow
development and/or redevelopment to occur, the City has determined that development and/or
redevelopment of the area will not occur solely as a result of private investment. Accordingly, the City
finds that absent the use of TIF, development and/or redevelopment of the area is unlikely to occur.

FINDING # 2. ECONOMIC BENEFIT

The City finds that the economic benefits of the District, as measured by increased employment, business
and personal income, and property value, are sufficient to compensate for the cost of the improvements.
In making this determination, the City has considered the following information:

* As demonstrated in the Economic Feasibility Section of this Project Plan, the tax increments projected
to be collected are more than sufficient to pay for the proposed project costs. On this basis alone, the
finding is supported.

FINDING # 3. DO THE BENEFITS OF THE PROPOSAL OUTWEIGH THE TAX INCREMENTS
TO BE PAID?

» If approved, the District’s creation would become effective for valuation purposes as of January 1,
2016. As of this date, the values of all existing development would be frozen and the property taxes
collected on this base value would continue to be distributed amongst the various taxing entities as they
currently are now. Taxes levied on any additional value established within the District due to new
construction, renovation or appreciation of property values occurring after January 1, 2016 would be
collected by the TID and used to repay the costs of TIF-¢ligible projects undertaken within the District.

* Since the development expected to occur is unlikely to take place or in the same manner without the
use of TIF (see Finding #1) and since the District will generate economic benefits that are more than
sufficient to compensate for the cost of the improvements (see Finding #2), the City reasonably
concludes that the overall benefits of the District outweigh the anticipated tax increments to be paid by



IRB, District No. 11

City of Merrill, Wisconsin
May 17,2016

Page 3 of 3

the owners of property in the overlying taxing jurisdictions. It is further concluded that since the “but
for” test is satisfied, there would, in fact, be no foregone tax increments to be paid in the event the
District is not created. As required by Section 66.1105(4)(1)4., a calculation of the share of projected
tax increments estimated to be paid by the owners of property in the overlying taxing jurisdictions has
been made and can be found in Appendix A of this plan.

CONCLUSION

Based on the information contained in the Project Plan, the findings of the Redevelopment Authority and the
Common Council as provided for in their respective resolutions, the City therefore respectfully requests
favorable consideration by the JRB.

Sincerely,

EHLERS & ASSOCIATES, INC.

A L

Sean Lentz, CIPMA
Financial Advisor

cc: William Heideman, City Clerk

Kathy Unertl, Finance Director & RDA Secretary

Thomas Hayden, City of Merrill Attorney

Robert Lussow, County Board Chair, County Board Chair

Lori A. Weyers, Technical Coliege President

Walter Leipart, School District Superintendent

Randy Scholz, County Administrative Coordinator
Tammy Woller, Merritl Area School District, Administrative Assistant
Paula Czaplewski, TIF Coordinator, Ehlers



RDA RESOLUTION NO. 2016-01

RESOLUTION DESIGNATING PROPOSED BOUNDARIES
AND APPROVING A PROJECT PLAN
FOR TAX INCREMENTAL DISTRICT NO. 11,
CITY OF MERRILL, WISCONSIN

WHEREAS, the City of Merrill (the “City") has determined that use of Tax Incremental
Financing is required to promote development and redevelopment within the City; and

WHEREAS, Tax Incremental District No. 11 (the “District”) is proposed to be created by
the City as a mixed-use district in accordance with the provisions of Wisconsin Statutes Section
66.1105 (the "Tax Increment Law"); and

WHEREAS, a Project Plan for the District has been prepared that includes:

a.

A statement listing of the kind, number and location of all proposed public works or
improvements within the District, or to the extent provided in Wisconsin Statutes
Sections 66.1105(2)(f)1.k. and 66.1105(2)(f}1.n., outside of the District;

An economic feasibility study;
A detailed list of estimated project costs;

. A description of the methods of financing all estimated project costs and the time

when the related costs or monetary obligations are to be incurred;
A map showing existing uses and conditions of real property in the District;
A map showing proposed improvements and uses in the District;

Proposed changes of zoning ordinances, master plan, map, building codes and City
ordinances;

A list of estimated non-project costs;
A statement of the proposed plan for relocation of any persons to be displaced:;
A statement indicating how the District promotes the orderly development of the City;

An opinion of the City Attorney advising that the plan is complete and complies with
Wisconsin Statutes Section 66.1105(4)(f).

WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to the
chief executive officers of Lincoln County, the Merrill Area School District, and the Northcentral
Technical College District, and any other entities having the power to levy taxes on property
located within the District, in accordance with the procedures specified in the Tax Increment

Law; and

WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the
Redevelopment Authority, on April 26", 2016 held a public hearing concerning the project plan
and boundaries and proposed creation of the District, providing interested parties a reasonable
opportunity to express their views thereon.

City Merrill, Wisconsin TID No. 11 RDA Resolution 1



NOW, THEREFORE, BE IT RESOLVED by the Redevelopment Authority of the City of
Merrill that:

1. It recommends to the Common Council that Tax Incremental District No. 11 be
created with boundaries as designated in Exhibit A of this Resolution.

2. It approves and adopts the Project Pian for the District, attached as Exhibit B, and
recommends its approval to the Common Council.

3. Creation of the District promotes orderly development in the City.

Adopted this 26" day of April, 2016.

- -

Redevelopment Authority Chair William R. Bialecki

Redevelopment Authority Secretary Katherine G. Unerti

City Merrill, Wisconsin TID No. 11 RDA Resolution 2



RESOLUTION NO. 2461

RESOLUTION APPROVING THE PROJECT PLAN AND ESTABLISHING THE
BOUNDARIES FOR AND THE CREATION OF
TAX INCREMENTAL DISTRICT NO. 11,
CITY OF MERRILL, WISCONSIN

WHEREAS, the City of Merrill (the “City") has determined that use of Tax
incremental Financing is required to promote development and redevelopment

within the City; and

WHEREAS, Tax Incremental District No. 11 ({the “District") is proposed to
be created by the City as a mixed-use district in accordance with the provisions
of Wisconsin Statutes Section 66.1105 (the "Tax Increment Law"); and

WHEREAS, a Project Plan for the District has been prepared that
includes:

a. A statement listing of the kind, number and location of all proposed
public works or improvements within the District, or fo the extent
provided in Wisconsin Statutes Sections 66.1105(2}(f)1.k. and
66.1105(2)(f)1.n., outside of the District;

b. An economic feasibility study,

A detailed list of estimated project costs;

A description of the methods of financing all estimated project costs

and the time when the related costs or monetary obligations are to be

incurred;

e. A map showing existing uses and conditions of real property in the
District;

oo

f. A map showing proposed improvements and uses in the District;

g. Proposed changes of zoning ordinances, master plan, map, building
codes and City ordinances;

h. A list of estimated non-project costs;

i. A statement of the proposed plan for relocation of any persons to be
displaced;

j. A statement indicating how the District promotes the orderly
development of the City;

k. An opinion of the City Attorney advising that the plan is complete and
complies with Wisconsin Statutes Section 66.1105(4)(f).

WHEREAS, prior to its publication, a copy of the notice of public hearing
was sent to the chief executive officers of Lincoln County, the Merrill Area School
District, and the Northcentral Technical College District, and any other entities



having the power to levy taxes on property located within the District, in
accordance with the procedures specified in the Tax Increment Law; and

WHEREAS, in accordance with the procedures specified in the Tax
Increment Law, the Redevelopment Authority, on April 26, 2016 held a public
hearing concerning the project plan and boundaries and proposed creation of the
District, providing interested parties a reasonable opportunity to express their
views thereon; and

WHEREAS, after said public hearing, the Redevelopment Authority
designated the boundaries of the District, adopted the Project Plan, and
recommended to the Common Council that it create such District and approve
the Project Plan,;

NOW, THEREFORE, BE IT RESOLVED BY THE COMMON COUNCIL
OF THE CITY OF MERRILL, WISCONSIN this 10" day of May, 2016, that:

1. The boundaries of the District that shall be named "Tax Incremental
District No. 11, City of Merrill", are hereby established as specified
in Exhibit A of this Resolution.

2. The District is created effective as of January 1, 2016.
3. The Common Council finds and declares that:

(a) Not less than 50% by area of the real property within the District
is suitable for a combination of industrial, commercial and
residential uses, defined as “mixed-use development” within the
meaning of Wisconsin Statutes Section 66.1105(2)(cm).

(b) Based upon the findings, as stated in 3.a. above, the District is
declared to be a mixed-use district based on the identification
and classification of the property included within the District.

(c) The improvement of such area is likely to enhance significantly
the value of substantially all of the other real property in the
District.

(d) The equalized value of the taxable property in the District plus
the value increment of all other existing tax incremental districts
within the City, does not exceed 12% of the total equalized
value of taxable property within the City.

(e) The City estimates that approximately 1.9% of the territory
within the District will be devoted to retail business at the end of



the Districts maximum expenditure period, pursuant to
Wisconsin Statutes Section 66.1105(5)(b).

() The project costs relate directly to promoting mixed-use
development in the District consistent with the purpose for which
the District is created.

(9) Lands proposed for newly piatted residential development
comprise no more than 35% of the real property area within the
District,

(h) Costs related to newly platted residential development may be
incurred based on the proposed development having a density
of at least 3 units per acre as defined in Wisconsin Statutes
Section 66.1105(2)(f)3.a.

The Project Plan for "Tax Incremental District No. 11, City of Merrill"
(attached as Exhibit B) is approved, and the City further finds the
Plan is feasible and in conformity with the master plan of the City.

BE IT FURTHER RESOLVED THAT the City Clerk is hereby authorized
and directed to apply to the Wisconsin Department of Revenue, in such form as
may be prescribed, for a "Determination of Tax Incremental Base", as of January
1, 20186, pursuant to the provisions of Wisconsin Statutes Section 66.1105(5)(b).

BE IT FURTHER RESOLVED THAT pursuant to Section 66.1105(5)(f) of
the Wisconsin Statutes that the City Assessor is hereby authorized and directed
to identify upon the assessment roli returned and examined under Wisconsin
Statutes Section 70.45, those parcels of property which are within the District,
specifying thereon the name of the said District, and the City Clerk is hereby
authorized and directed to make similar notations on the tax roll made under
Section 70.85 of the Wisconsin Statutes.

Recommended by: Redevelopment CITY OF MERRILL, WISCONSIN

Authority (RDA) _ .
William R. Bialecki

Moved: Alderman Schwartzman Mayor

Passed: May 10, 2016 ]

William N. Heideman
City Clerk
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SECTION 1:
Executive Summary

Description of District

Type of District, Size and Location

Tax Incremental District (“TID™) No. 11 (the “TID" or “District™} is proposed to be created by the City of
Merrill (“City™} as a mixed-use district. A map of the proposed District boundaries is located in Section 3
of this plan.

Estimated Total Project Expenditures.

The City anticipates making total project expenditures of approximately $3,237,500 to undertake the
projects listed in this Project Plan. The City anticipates completing the projects in four phases. The
Expenditure Period of this District is 15 years from the date of adoption of the authorizing Resolution of
the Common Council (the “Creation Resolution™). The projects to be undertaken pursuant to this Project
Plan are expected to be financed with general obligation debt issued by the City and Pay-As-You-Go
{(PAYGO) agreements with developers, however, the City may use other alternative financing methods
which may provide overall lower costs of financing, preserve debt capacity, mitigate risk to the City, or
provide other advantages as determined by the Common Council. A discussion and listing of other
possible financing mechanisms, as well as a summary of total project financing, is located in Section 10
of this plan.

Economic Development

As a result of the creation of this District, the City projects that additional land and improvements value
of approximately $14,000,000 will be created as a result of new development, redevelopment, and
appreciation in the value of existing properties. This additional value will be a result of the improvements
made and projects undertaken within the District. A table detailing assumptions as to the timing of new
development and redevelopment and associated values is located in Section 10 of this Plan. In addition,
creation of the District is expected to result in other economic benefits as detailed in the Summary of
Findings hereafter.

Expected Termination of District

Based on the Economic Feasibility Study located in Section 10 of this plan, this District would be
expected to generate sufficient tax increments to recover all project costs by the year 2030, which is seven
years prior to the final revenue collection of the District. Changes in project costs or the pace of
development could accelerate or slow the recovery of project costs.

Summary of Findings

As required by Wisconsin Statutes Section 66.1105, and as documented in this Project Plan and the
exhibits contained and referenced herein, the following findings are made:

1. That “but for™ the creation of this District, the development projected to occur as detailed in
this Project Plan: 1) would not occur; or 2) would not occur in the manner, at the values, or
within the timeframe desired by the City. In making this determination, the City has considered
the following information:

Project Plan TID No. 11 Creation City of Merrill
Prepared by Ehlers Page 4 April 5, 2016



Some of the sites proposed for development and/or redevelopment have remained vacant for due
to lack of adequate infrastructure and possible environmental contamination. Given that the sites
have not developed as would have been expected under normal market conditions, it is the
Judgment of the City that the use of Tax Incremental Financing (“TIF™) will be required to
provide the necessary infrastructure and inducements to encourage development on the sites
consistent with that desired by the City.

In order to make the areas included within the District suitable for development and/or
redevelopment, the City will need to make a substantial investment to pay for the costs of:
property, right-of-way and easement acquisition, site preparation, installation of utilities;
installation of streets and related streetscape items; development incentive payments; and other
associated costs.  Due to the extensive initial investment in public infrastructure and/or
rehabilitation that is required in order to allow development and/or redevelopment to occur, the
City has determined that development and/or redevelopment of the area will not occur solely as a
result of private investment. Accerdingly, the City finds that absent the use of TIF, development
and/or redevelopment of the area is unlikely to occur.

2. The economic benefits of the Tax Incremental District, as measured by increased employment,
business and personal income, and property value, are sufficient to compensate for the cost of
the improvements. In making this determination, the City has considered the following information:

As demonstrated in the Economic Feasibility Section of this Project Plan, the tax increments
projected to be collected are more than sufficient to pay for the proposed project costs. On this
basis alone, the finding is supported.

3. The benefits of the proposal outweigh the anticipated tax increments to be paid by the owners
of property in the overlying taxing jurisdictions.

If approved, the District’s creation would become effective for valuation purposes as of January
1, 2016. As of this date, the values of all existing development would be frozen and the property
taxes collected on this base value would continue to be distributed amongst the various taxing
entities as they currently are now. Taxes levied on any additional value established within the
District due to new construction, renovation or appreciation of property values occurring after
January 1, 2016 would be collected by the TID and used to repay the costs of TIF-eligible
projects undertaken within the District.

Since the development expected to occur is unlikely to take place or in the same manner without
the use of TIF (see Finding #1) and since the District will generate economic benefits that are
more than sufficient to compensate for the cost of the improvements (see Finding #2), the City
reasonably concludes that the overall benefits of the District outweigh the anticipated tax
increments to be paid by the owners of property in the overlying taxing jurisdictions. It is further
concluded that since the “but for” test is satisfied, there would, in fact, be no foregone tax
increments to be paid in the event the District is not created. As required by Section
66.1105(4)(i)4., a calculation of the share of projected tax increments estimated to be paid by the
owners of property in the overlying taxing jurisdictions has been made and can be found in
Appendix A of this plan.

4. Not less than 50% by area of the real property within the District is suitable for a combination of
industrial, commercial and residential uses, defined as “mixed-use development” within the meaning
of Wisconsin Statutes Section 66.1105(2)(cm). Lands proposed for newly platied residential

Project Plan TID No. 11 Creation City of Merrill
Prepared by Ehlers Page 5 April 5, 2016



development comprise 17.9% (and in no event will exceed 35%) by area of the real property within
the District. Any project costs related to newly platted residential development are eligible
expenditures based on the finding that the development has a residential housing density of at least 3
units per acre as defined in Wisconsin Statutes Section 66.1105(2)(f)3.a.

5. Based upon the findings, as stated above, the District is declared to be a mixed-use District based on
the identification and classification of the property included within the District.

6. The project costs relate directly to promoting mixed-use development in the District consistent with
the purpose for which the District is created.

7. The improvement of such area is likely to enhance significantly the value of substantially all of the
other real property in the District.

8. The equalized value of taxable property of the District, plus the value increment of all existing tax
incremental districts within the City, does not exceed 12% of the total equalized value of taxable
property within the City.

9. The City estimates that approximately 1.9% of the territory within the District will be devoted to
retail business at the end of the District’s maximum expenditure period, pursuant to Wisconsin
Statutes Sections 66.1105(5)(b) and 66.1105(6)(am)1.

10. The Project Plan for the District in the City is feasible, and is in conformity with the master plan of
the City.

Project Plan TID No. 11 Creation City of Merrill
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SECTION 2:
Type and General Description of District

The District is being created by the City under the authority provided by Wisconsin Statutes Section
66.1105. The District is created as a “Mixed Use District” based upon a finding that at least 50%, by
area, of the real property within the District is suitable for a combination of industrial, commercial and
residential uses as defined within the meaning of Wisconsin Statutes Section 66,1 105(2)(cm) (See Section
5 of this plan for a breakdown of District parcels by class and calculation of compliance with the 50%
test). Lands proposed for newly platted residential development comprise 17.9% of the area of the
District To the extent that project costs will be incurred by the City for newly platted residential
development, the residential development will have a density of at least 3 units per acre as defined in
Wisconsin Statutes Section 66.1105(2)(f)3.a.

A map depicting the boundaries of the District is found in Section 3 of this Plan. A map depicting the
proposed uses of the District is found in Section 8 of this plan. The City intends that TIF will be used to
assure that a combination of private industrial, commercial and residential development occurs within the
District consistent with the City’s development objectives. This will be accomplished by installing public
improvements and making necessary related expenditures to induce and promote development within the
District. The goal is to increase the tax base and to provide for and preserve employment opportunities
within the City. The project costs included in the Plan relate directly to promoting mixed-use
development in the District consistent with the purpose for which the District is created.

Based upon the findings, as stated within this Plan, the District is declared to be a mixed-use District
based on the identification and classification of the property included within the district.

Project Plan TID No. 11 Creation City of Merrill
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SECTION 3:
Preliminary Maps of Proposed District Boundary
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SECTION 4:

Maps Showing Existing Uses and Conditions
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SECTION 6:
Equalized Value Test

The following calculations demonstrate that the City is in compliance with Wisconsin Statutes
Section.66.1105(4)(gm)4.c., which requires that the equalized value of the taxable property in the
proposed District, plus the value increment of all existing tax incremental districts, does not exceed 12%
of the total equalized value of taxable property within the City.

The equalized value of the increment of existing tax incremental districts within the City, plus the base
value of the proposed District, totals $34,431,925. This value is less than the maximum of $44,581,284 in
equalized value that is permitted for the City of Merrill. The City is therefore in compliance with the
statutory equalized valuation test and may proceed with creation of this District.

City of Merrill, Wisconsin

Tax Increment District No. 11

Valuation Test Compliance Calculation

District Creation Date 5/10/2016
Valuation Data
Currently Available
2015
Total EV{TIDIn) 371,510,700
12% Test 44,581,284
Increment of Existing TiDs
TID#3 18,938,800
TID #4 812,200
TID #S 482,700
TID #6 0
TD#7 0
TID #8 0
TID #9 0
D #10 0
Total Existing Increment 20,233,700
Projected Base of New or Amended District 14,198,225
Total Value Subject to 12% Test 34,431,525
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SECTION 7:
Statement of Kind, Number and Location of Proposed
Public Works and Other Projects

The following is a list of public works and other TIF-eligible projects that the City expects to implement
in conjunction with this District. Any costs necessary or convenient to the creation of the District or
directly or indirectly related to the public works and other projects are considered "Project Costs" and
eligible to be paid with tax increment revenues of the District.

Property, Right-of-Way and Easement Acquisition

Property Acquisition for Development and/or Redevelopment

In order to promote and facilitate development and/or redevelopment the City may acquire property
within the District. The cost of property acquired, and any costs associated with the transaction, are
eligible Project Costs. Following acquisition, other Project Costs within the categories detailed in this
Section may be incurred in order to make the property suitable for development and/or redevelopment.
Any revenue received by the City from the sale of property acquired pursuant to the execution of this Plan
will be used to reduce the total project costs of the District. If total Project Costs incurred by the City to
acquire property and make it suitable for development and/or redevelopment exceed the revenues or other
consideration received from the sale or lease of that property, the net amount shall be considered “real
property assembly costs” as defined in Wisconsin Statutes Section 66.1105(2)(f)1.c., and subject to
recovery as an eligible Project Cost,

Property Acquisition for Conservancy

In order to promote the objectives of this Plan, the City may acquire property within the District that it
will designate for conservancy. These conservancy objectives include: preserving historic resources or
sensitive natural features; protection of scenic and historic views; maintaining habitat for wildlife:
maintaining adequate open space; reduction of erosion and sedimentation by preserving existing
vegetation; and providing adequate areas for management of stormwater. The cost of property acquired
for conservancy, and any costs associated with the transaction, are eligible Project Costs.

Acquisition of Rights-of-Way

The City may need to acquire property to allow for installation of streets, driveways, sidewalks, utilities,
stormwater management practices and other public infrastructure. Costs incurred by the City to identify,
negotiate and acquire rights-of-way are eligible Project Costs.

Acquisition of Easements

The City may need to acquire temporary or permanent easements to allow for installation and
maintenance of streets, driveways, sidewalks, utilities, stormwater management practices and other public
infrastructure. Costs incurred by the City to identify, negotiate and acquire easement rights are eligible
Project Costs.

Relocation Costs

If relocation expenses are incurred in conjunction with the acquisition of property, those expenses are
eligible Project Costs. These costs may include, but are not limited to: preparation of a relocation plan;
allocations of staff time; legal fees; publication of notices; obtaining appraisals; and payment of relocation
benefits as required by Wisconsin Statutes Sections 32.19 and 32.195.

Project Plan TID No. 11 Creation City of Merrill
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Site Preparation Activities

Environmental Audits and Remediation
If it becomes necessary to evaluate any land or improvement within the District, any cost incurred by the
City related to environmental audits, testing, and remediation are eligible Project Costs.

Demolition

In order to make sites suitable for development and/or redevelopment, the City may incur costs related to
demolition and removal of structures or other land improvements, to include abandonment of wells or
other existing utility services,

Site Grading

Land within the District may require grading to make it suitable for development and/or redevelopment,
to provide access, and to control stormwater runoff. The City may need to remove and dispose of excess
material, or bring in fill material to provide for proper site elevations. Expenses incurred by the City for
site grading are eligible Project Costs.

Utilities

Sanitary Sewer System Improvements

There are inadequate sanitary sewer facilities serving areas of the District. To allow development and/or
redevelopment to occur, the City may need to construct, alter, rebuild or expand sanitary sewer
infrastructure within the District. Eligible Project Costs include, but are not limited to, construction,
alteration, rebuilding or expansion of: collection mains; manholes and cleanouts; service laterals; force
mains; interceptor sewers; pumping stations; lift stations; wastewater treatment facilities; and all related
appurtenances. To the extent sanitary sewer projects undertaken within the District provide direct benefit
to land outside of the District, the City will make an allocation of costs based on such benefit. Those
costs corresponding to the benefit allocated to land within the District, and necessitated by the
implementation of the Project Plan, are eligible Project Costs. Implementation of the Project Plan may
also require that the City construct, alter, rebuild or expand sanitary sewer infrastructure located outside
of the District. That portion of the costs of sanitary sewer system projects undertaken outside the District
which is necessitated by the implementation of the Project Plan is an eligible Project Cost.  The
improvements to the wastewater treatment facilities, although not all within the % mile radius, are eligible
project costs under Section 66.1105(2)(H)1 k.

Water System Improvements

There are inadequate water distribution facilities serving areas of the District. To allow development
and/or redevelopment to occur, the City may need to construct, alter, rebuild or expand water system
infrastructure within the District. Eligible Project Costs include, but are not limited to, construction,
alteration, rebuilding or expansion of: distribution mains; manholes and valves; hydrants; service laterals;
pumping stations; wells; water treatment facilities; storage tanks and reservoirs; and all related
appurtenances. To the extent water system projects undertaken within the District provide direct benefit to
land outside of the District, the City will make an allocation of costs based on such benefit. Those costs
corresponding to the benefit allocated to land within the District, and necessitated by the implementation
of the Project Plan, are eligible Project Costs. Implementation of the Project Plan may also require that
the City construct, alter, rebuild or expand water system infrastructure located outside of the District.
That portion of the costs of water system projects undertaken outside the District which is necessitated by
the implementation of the Project Plan is an eligible Project Cost.

Project Plan TID No. 11 Creation City of Merrill
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Stormwater Management System Improvements

Development and/or redevelopment within the District may cause stormwater runoff and pollution. To
manage this stormwater runoff, the City may need to construct, alter, rebuild or expand stormwater
management infrastructure within the District. Eligible Project Costs include, but are not limited to,
construction, alteration, rebuilding or expansion of: stormwater collection mains; inlets, manholes and
valves; service laterals; ditches; culvert pipes; box culverts; bridges; stabilization of stream and river
banks; and infiltration, filtration and detention Best Management Practices (BMP’'s). To the extent
stormwater management system projects undertaken within the District provide direct benefit to land
outside of the District, the City will make an allocation of costs based on such benefit. Those costs
corresponding to the benefit allocated to land within the District, and necessitated by the implementation
of the Project Plan, are eligible Project Costs. Implementation of the Project Plan may also require that
the City construct, alter, rebuild or expand stormwater management infrastructure located outside of the
District. That portion of the costs of stormwater management system projects undertaken outside the
District which is necessitated by the implementation of the Project Plan is an eligible Project Cost.

Electric Service

In order to create sites suitable for development and/or redevelopment, the City may incur costs to
provide, relocate or upgrade electric services. Relocation may require abandonment and removal of
existing poles or towers, installation of new poles or towers, or burying of overhead electric lines. Costs
incurred by the City to undertake this work are eligible Project Costs.

Gas Service

In order to create sites suitable for development and/or redevelopment, the City may incur costs to
provide, relocate or upgrade gas mains and services. Costs incurred by the City to undertake this work
are eligible Project Costs.

Communications Infrastructure

In order to create sites suitable for development and/or redevelopment, the City may incur costs to
provide, relocate or upgrade infrastructure required for voice and data communications, including, but not
limited to: telephone lines, cable lines and fiber optic cable. Costs incurred by the City to undertake this
work are eligible Project Costs,

Streets and Streetscape

Street Improvements

There are inadequate street improvements serving areas of the District. To allow development and/or
redevelopment to occur, the City may need to construct and/or reconstruct streets, highways, alleys,
access drives and parking areas. Eligible Project Costs include, but are not limited to: excavation;
removal or placement of fill; construction of road base; asphalt or concrete paving or repaving;
installation of curb and gutter; installation of sidewalks and bicycle lanes; installation of culverts, box
culverts and bridges; rail crossings and signals; utility relocation, to include burying overhead utility
lines; street lighting; installation of traffic control signage and traffic signals; pavement marking; right-of-
way restoration; installation of retaining walls; and installation of fences, berms, and landscaping.

Streetscaping and Landscaping

In order to attract development and/or redevelopment consistent with the objectives of this Plan, the City
may install amenities to enhance development sites, rights-of-way and other public spaces. These
amenities include, but are not limited to: landscaping; lighting of streets, sidewalks, parking areas and
public areas; installation of planters, benches, clocks, tree rings, trash receptacles and similar items; and
installation of brick or other decorative walks, terraces and street crossings. These and any other similar

Project Plan TID No. 11 Creation City of Merrill
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amenities installed by the City are eligible Project Costs.

RDA Type Activities

Contribution to Redevelopment Authority

As provided for in Wisconsin Statues Sections 66.1105(2)(f)1.h and 66.1333(13), the City may provide
funds to its RDA to be used for administration, planning operations, and capital costs, including but not
limited to real property acquisition, related to the purposes for which it was established in furtherance of
any redevelopment or urban renewal project. Funds provided to the RDA for this purpose are eligible
Project Costs.

Revolving Loan/Grant Program

To encourage private redevelopment consistent with the objectives of this Plan, the City, through its
RDA, may provide loans and/or matching grants to eligible property owners in the District. Loan and/or
matching grant recipients will be required to sign an agreement specifying the nature of the property
improvements to be made. Eligible improvements will be those that are likely to improve the value of the
property, enhance the visual appearance of the property and surrounding area, correct safety deficiencies,
or as otherwise specified by the RDA in the program manual. Any funds retumned to the RDA from the
repayment of loans made are not considered revenues to the District, and will not be used to offset
District Project Costs. Instead, these funds may be placed into a revolving loan fund and will continue to
be used for the program purposes stated above. Any funds provided to the RDA for purposes of
implementing this program are considered eligible Project Costs.

Miscellaneous

Cash Grants {(Development Incentives)

The City may enter into agreements with property owners, lessees, or developers of land located within
the District for the purpose of sharing costs to encourage the desired kind of improvements and assure tax
base is generated sufficient to recover project costs. No cash grants will be provided until the City
executes a developer agreement with the recipient of the cash grant. Any payments of cash grants made
by the City are eligible Project Costs.

Projects 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 mile of the boundary of the District provided that: 1) the project area 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
include any project cost that would otherwise be eligible if undertaken within the District. The City
intends to make the following project cost expenditures outside the District:

* A portion of street improvement expenditures ($75,000)
* A portion of water system improvement expenditures ($25,000)

Professional Service and Organizational Costs

The costs of professional services rendered, and other costs incurred, in relation to the creation,
administration and termination of the District, and the undertaking of the projects contained within this
Plan, are eligible Project Costs. Professional services include, but are not limited to: architectural;
environmental; planning; engineering; legal, audit; financial; and the costs of informing the public with
respect to the creation of the District and the implementation of the Plan,

Project Plan TID No. 11 Creation City of Merrill
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Administrative Costs

The City may charge to the District as eligible Project Costs reasonable allocations of administrative
costs, including, but not limited to, employee salaries. Costs allocated will bear a direct connection to the
time spent by City employees in connection with the implementation of the Plan.

Financing Costs
Interest expense, debt issuance expenses, redemption premiums, and any other fees and costs incurred in
conjunction with obtaining financing for projects undertaken under this Plan are eligible Project Costs.

With all projects the costs of engineering, design, survey, inspection, materials, construction, restoring
property to its original condition, apparatus necessary for public works, legal and other consultant fees,
testing, environmental studies, permits, updating City ordinances and plans, judgments or claims for
damages and other expenses are included as Project Costs.

In the event any of the public works project expenditures are not reimbursable out of the special TIF fund
under Wisconsin Statutes Section 66.1103, in the written opinion of counsel retained by the City for such
purpose 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 this Project Plan,

The City reserves the right to implement only those projects that remain viable as the Plan period
proceeds.

Project Costs are any expenditure made, estimated to be made, or monetary obligations incurred or
estimated 10 be incurred, by the City and as outlined in this Plan. Project Costs will be diminished by any
income, special assessments or other revenues, including user fees or charges. To the extent the costs
benefit the municipality outside the District, a proportionate share of the cost is not a Project Cost. 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 the Plan are also estimates and subject to
change based upon implementation, future assessment policies and user fee adjustments.
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SECTION 8:
Maps Showing Proposed Improvements and Uses
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SECTION 9:
Detailed List of Project Costs

All costs are based on 2016 prices and are preliminary estimates. The City reserves the right to increase
these costs to reflect inflationary increases and other uncontrollable circumstances between 2016 and the
time of construction. The City also reserves the right to increase certain project costs to the extent others
are reduced or not implemented without amending the Plan. The tax increment allocation is preliminary
and is subject to adjustment based upon the implementation of the Plan.

This Plan is not meant to be a budget nor an appropriation of funds for specific projects, but a
framework within which to manage projects. All costs included in the Plan are estimates based on
best information available. The City retains the right to delete projects or change the scope and/or
timing of projects implemented as they are individually authorized by the Common Council,
without amending the Plan.
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SECTION 10:
Economic Feasibility Study, Financing Methods, and the
Time When Costs or Monetary Obligations Related Are to
Be Incurred

The information and exhibits contained within this Section demonstrate that the proposed District is
economically feasible insofar as:

» The City has available to it the means to secure the necessary financing required to accomplish
the projects contained within this Plan. A listing of “Available Financing Methods” follows.

* The City expects to complete the projects in one or multiple phases, and can adjust the timing of
implementation as needed to coincide with the pace of private development and/or
redevelopment. A discussion of the phasing and projected timeline for project completion is
discussed under “Plan Implementation” within this Section. A table identifying the financing
method for each phase and the time at which that financing is expected to be incurred is included.

* The development anticipated to occur as a result of the implementation of this Plan will generate
sufficient tax increments to pay for the cost of the projects. Within this Section are tables
identifying: 1) the development and/or redevelopment expected to occur, 2) a projection of tax
increments to be collected resulting from that development and/or redevelopment and other
economic growth within the District, and 3) a cash flow model demonstrating that the projected
tax increment collections and all other revenues available to the District will be sufficient to pay
all Project Costs.

Available Financing Methods

Implementation of this Plan may require that the City issue debt obligations to provide direct or indirect
financing for the Projects to be undertaken. The following is a list of the types of obligations the City
may choose to utilize.

General Obligation {G.0.) Bonds or Notes

The City may issue G.O. Bonds or Notes to finance the cost of projects included within this Plan. The
Wisconsin State Constitution limits the principal amount of G.O. debt that the community may have
outstanding at any point in time to an amount not greater than five percent of its total equalized value
(TID IN). As of the date of this plan, the City has a G.O. debt limit of $18,575,535, of which $8,730,588
is currently unused and could be made available to finance Project Costs.

Bonds Issued to Developers (“Pay as You Go" Financing)

The City may issue a bond or other obligation to one or more developers who provide financing for
projects included in this Plan. Repayment of the amounts due to the developer under the bonds or other
obligations are limited to an agreed percentage of the available annual tax increments collected that result
from the improvements made by the developer. To the extent the tax increments collected are insufficient
to make annual payments, or to repay the entire obligation over the life of the District, the City’s
obligation is limited to not more than the agreed percentage of the actual increments collected. Bonds or
other obligations issued to developers in this fashion are not general obligations of the City and, therefore,
do not count against the City’s statutory borrowing capacity.
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Tax Increment Revenue Bonds

The City has the authority to issue revenue bonds secured by the tax increments to be collected. These
bonds may be issued directly by the City, or as a form of lease revenue bond by a Redevelopment
Authority (RDA). Tax Increment Revenue Bonds and Lease Revenue Bonds are not general obligations
of the City and therefore do not count against the City's statutory borrowing capacity. To the extent tax
increments collected are insufficient to meet the annual debt service requirements of the revenue bonds,
the City may be subject to either a permissive or mandatory requirement to appropriate on an annual basis
a sum equal to the actual or projected shortfall.

Utility Revenue Bonds

The City can issue revenue bonds to be repaid from revenues of the its various systems, including
revenues paid by the City that represent service of the system to the City. There is neither a statutory nor
constitutional limitation on the amount of revenue bonds that can be issued, however, water rates are
controlled by the Wisconsin Public Service Commission and the City must demonstrate to bond
purchasers its ability to repay revenue debt with the assigned rates. To the extent the City utilizes utility
revenues other than tax increments to repay a portion of the bonds, the City must reduce the total eligible
Project Costs in an equal amount.

Special Assessment “B” Bonds

The City has the ability to levy special assessments against benefited properties to pay part of the costs for
street, curb, gulter, sewer, water, storm sewers and other infrastructure. In the event the City determines
that special assessments are appropriate, the City can issue Special Assessment B bonds pledging
revenues from special assessment installments to the extent assessment payments are outstanding. These
bonds are not counted against the City's statutory borrowing capacity. If special assessments are levied,
the City must reduce the total eligible Project Costs under this Plan in an amount equal to the total
collected.

Plan Implementation

Projects identified will provide the necessary anticipated governmental services to the area. A reasonable
and orderly sequence is outlined on the following page. However, public debt and expenditures should be
made at the pace private development and/or redevelopment occurs to assure increment is sufficient to
cover expenses. The City reserves the right to alter the implementation of this Plan to accomplish this
objective.

It is anticipated developer agreements between the City and property owners will be in place prior to
major public expenditures. These agreements can provide for development guarantees or a payment in
lieu of development. To further assure contract enforcement, these agreements might include levying of
special assessments against benefited properties.

Interest rates projected are based on current market conditions. Municipal interest rates are subject to
constantly changing market conditions. In addition, other factors such as the loss of tax-exempt status of
municipal bonds or broadening the purpose of future tax-exempt bonds would affect market conditions.
Actual interest expense will be determined once the methods of financing have been approved and
securities or other obligations are issued.

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.

Project Plan TID No. 11 Creation City of Merrill
Prepared by Ehlers Page 23 April 5, 2016



9L0Z ‘G |udy yz abeyd slajyg Aq paJedaiy
s Jo A uoneas] L1 "oN @il ueld yoafoig

SIAUUIIV ODAYD S€ MO[J YSED UN UMDYS 3 £207 PUB OZ6Z ‘BT0Z U1 papiacsd 29 0) Papradaa SIANUR| Juswidojanag |

S2I0N
0 ] 1,19 Si6 Suipunoy
000'58T 000°062 DS8'ESE S70'tv8 Pa2inbay Supuruly jejo)
0s8'8 SIS'6T FEETERTE.EHTTHE )
N ClE B 2CEs G D —
000°1 w=dy Juikey
000°01 234 Muady Juey
0057, |3sunco puog
000's 000's 000's 005'21 Jo5IARY [RdIBIuMA

sasuadiag pare[ay 2ausyl4 PARWIS

D0O'SER 00009t DOD'SET 000°0vE 000'SLL spuny alasg jelo)
000°CE 000'ST 00051 Juruuejd wawdo@aapay
00005 000°SZ 000°'5T SIUBWIADW WRNEAS JBIeMULIDLS
000°05 000’54 SIuwncudw WaISAS Jo1em,
000'0S 000°0§ SIUAWIn0IdIL]| 1aM a5 Alejiuves
000°007 000°SET 000°05T Buiydn pue ‘spuawsacidul) aans
00001 000'0Z 000°5T Juyasudug
000'sZ ainy U] uon a)
00052 UOnTIPIWIY |RIUILILOIIALI
ooa'oz uoRNoWwaq
000's 000°s uonexojay
000°0ST 000'052 uoisInboy Jje)53 [eay
000'005 000005 SINUDU) WIWAO|IAG
spafoiy
$|210) LIF{ir4 ;1074 atnz g102

oy Il0N 9oy puecg

Aossjwosd Aoss|wnt
L] ‘a9

Aiossjwaig
‘a9

"0"D 3|qexe)

ue|4 Buidueul{ palewlsy

TT "ON 1314351() 3UaLIDIIL| XB |

UISUOISIA ‘[|UBIA JO AND

aullawi) Buipueulq pue uoyejuswsajdu)



9102 ‘G |udy Gz abed s191y3 Aq pasedald
sy jo Aid uofieatd || "ON QL ueid 199(0ig
000000 vE 000008 000°000°€ 000000°Z 000°052'8 {o00'0s) S|l

(114 SE0Z 000°005 000°005 SE0Z 174
6T vEoe o ¥E0z 61
81 2214 a £E0T 8T
A ! Teoz 0 42174 LT
9t TEOT 0 1€0Z 91
ST 03174 000°000°T 000°000°T 11474 St
¥1 620t (1] 6202 (43
ET :Td1r4 0 ge0z ET
4 Lo 000°s/2 000'sL2 d174 48
11 =414 0 9z0z 11
o1 szoz 000°000°T 000'000°T a20e ot

6 veoz 0 vzZoL 6

8 €202 000°005 000005 4174 8

L [44t4 000°'0sZ 000°052 ot L

9 Te0e 000°005 000'00S TeoT 9

g 020z 000°0SZ'E 000'005 000°0S.7 0zoz S

v 610z 000°005 000°005 6102 4

€ 8102 000'SZ0'E 000542 000°0SL "2 810z £

4 102 000°005 000'005 FALIT4 4

T 9102 000°00L'Z 000'05L'e {000°05) 910z T

JE3A USNONNASUCT {Di0} [onuLYy L — o 3lI5 Zyuany Sl et 1E3) UDNONNSUD)
’ 201 “AmH |ewsnpu) T TETTITERTL ) Juonisinboy :
suoindwnssy Juswdojaasg
TT 'ON 12113s1J Juswsaiou| xe |
UISUODSIAN “|[1443IA 40 AYD

suondwnssy juawdojpaag



Increment Revenue Projections

City of Merrill, Wisconsin

Tax Increment District No. 11

Tax Increment Projection Workshest

Type of District Base Value
District Creation Date Appreciation Factor m
Valustion Date Base Tax Rate

Max Ufe (Years)

Expenditure Period/Termination
Revenue Perlods/Final Year
Extension Eligibility/Yesrs
Recipient District

Rate Adjustment Factor

Tax Exempt Discount Rate
Taxable Discount Rate

Tax Exempt
Construction Valuation inftaticn Total Revenue Tax NPV Tazable NPV
Year Value Added Year Increment  increment Year Tax Rate nerement Calculation  Calculstion
016 2,700,000 017 2,700,000 2018 53191 84,466 83,242
2017 500,000 2018 3,200,000 2019 $3191 182,612 178,564
ame 3,025,000 019 6,225,000 2020 $3191 369,792 357,722
2019 500,000 2020 6,725,000 021 $3191 568,042 544,727

9.975.000 2022 53191 856,334 312726

oo o9 o QO

10,475,000 2023 s3re1 L153,141 1,084,640
10,725,000 024 §3191 1,451,073 1,353,630
11,225,000 2025 LEIRS 1,756,780 1,625,640
11,225,000 2026 53191 2,056,493 1,888,451

10 2,376,506 2,164,996
11 2,690,245  2,432,1%0
12 3004751 2,696,155
13 3313000 2,951,194
14 3,615,383 3,197,608
15 3935459 3454736
16 4,249,258 3,703,169
17 4,556,504 3,943,201
18 4858518 4,175,116
| 15 5154218 4,399,188

5,454,857 4,623,701

Hates:
Aczus] retults will viry dependingon development, InBadion of aversll taa rases
NPV eslculations reprasent estimaded meunt of funds 1hat eauld be borrowad [including project coit, capitalizad intereit 4nd issuance coMisl
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SECTION 11:
Annexed Property

There are no lands proposed for inclusion within the District that were annexed by the City on or after
January 1, 2004,

SECTION 12:
Estimate of Property to Be Devoted to Retail Business

Pursuant to Wisconsin Statutes Sections 66.1105(5)(b) and 66.1105(6)(am)1, the City estimates that 1.9%
of the territory within the District will be devoted to retail business at the end of the District’s maximum
expenditure period.

SECTION 13:
Proposed Zoning Ordinance Changes

The City does not anticipate that the District will require any changes in zoning ordinances.

SECTION 14:
Proposed Changes in Master Plan, Map, Building Codes
and City of Merrill Ordinances

It is expected that this Plan will be complementary to the City's Master Plan. There are no proposed
changes to the Master Plan, map, building codes or other City ordinances for the implementation of this
Plan.
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SECTION 15:
Relocation

It is anticipated there will be a need to relocate persons or businesses in conjunction with this Plan. In
the event relocation or the acquisition of property by eminent domain becomes necessary at some time
during the implementation period, the City will follow applicable Wisconsin Statutes Section chapter 32.

SECTION 16:
Orderly Development and/or Redevelopment of the City of
Merrill

The District contributes to the orderly development and/or redevelopment of the City by providing the
opportunity for continued growth in tax base, job opportunities and general economic activity.

SECTION 17:
List of Estimated Non-Project Costs

Non-Project costs are public works projects that only partly benefit the District or are not eligible to be
paid with tax increments, or costs not eligible to be paid with TIF funds. The City does not expect to incur
any non-project costs in the implementation of this Project Plan.
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SECTION 18:

Opinion of Attorney for the City of Merrill Advising Whether
the Plan is Complete and Complies with Wisconsin
Statutes 66.1105

CITY OF MERRILL

Office of the City Attorney

‘Thomas N, Hayden, City Attomey
1004 East First Sreer ¢ Mereil), Wisconsin o 5452
Thone (715) 5393510 & FAX (715) 336-0514
evmail: tom.hayden@d.merill wius

April 28, 2016

Mayor Willizm Bialecki
City of Merrill

1004 E. First Streez
Menill, Wisconsin 54452

RE: City of Merrill, Wisconsin Tax Incremental District No. 11 Creation

Dear Mayor:

As City Anomey for the City of Merrill, | have reviewed the Project Plan and, in my opinion,
have determined that it is compleic and complies with Section 66.1105(4)1) of Wisconsin

Statutes.
Very truly yours
CITY OF MERRILL
2!:‘: City Atlorney
THH:Eu

CC:  Kathy Unenl, Finance Directar/RDA Secretary

Tocusing on the Future”

An sapual uppexruniry alfemanve o coplopr
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Exhibit A:
Calculation of the Share of Projected Tax Increments
Estimated to Be Paid by the Owners of Property in the
Overlying Taxing Jurisdictions

Estimated portion of taxes that owners of taxable property in each taxing jurisdiction

overlaying district would pay by jurisdiction.

Statemnent of Taxes Data Year:
Percentage

County 16.90%

Technical College 3.53%

Municipality 89.79%

School District 29.79%

Total

Technical
Revenue Year County College Municipality School District Total Revenue Year
2018 14,559 3,038 42,893 25,665 86,156 2018
2019 17,2588 3,601 50,836 30,418 102,111 2019
2020 33,567 7,005 98,892 58,173 198,637 2020
201 36,263 7,568 106,835 63,926 214,592 2021
2022 53,789 11,225 158,465 94,819 318,298 2022
2023 56,485 11,788 166,409 99,572 334,253 2023
2024 57,833 12,069 170,380 101,948 342,230 2024
2025 60,529 12,632 178,323 106,701 358,185 2025
2026 60,529 12,632 178,323 106,701 358,185 2026
2027 65,921 13,757 194,209 116,207 350,094 2027
2028 65,921 13,757 154,209 116,207 390,094 2028
2029 67,404 14,066 198,578 118,821 398,870 2029
2030 67,404 14,066 198,578 118,821 398,870 2030
2031 67,404 14,066 198,578 118,821 398,870 2031
2032 72,797 15,192 214,464 128,327 430,779 2032
2033 72,797 15,192 214,464 128,327 430,779 2033
2034 72,797 15,192 214,464 128,327 430,779 2034
2035 72,797 15,192 214,464 128,327 430,779 2035
2036 72,797 15,192 214,464 128,327 430,779 2036
2037 75,493 15,754 222,408 133,079 446,734 2037
1,164,340 242,981 3,430,240 g_,052,511 6,890,073
Notes:
The projection shown above ts provided to meet the requirments of Wisconsin Statute 66,1105{4}{i}4.




JOINT REVIEW BOARD @
RESOLUTION APPROVING THE CREATION OF
TAX INCREMENTAL DISTRICT NO. 11,
CITY OF MERRILL

WHEREAS, the City of Merrill (the “City") seeks to create Tax Incremental District No.
11 (the "District™); and

WHEREAS, Wisconsin Statutes Section 66.1105 requires that a Joint Review Board
(the “JRB") shall convene to review the proposal; and

WHEREAS, the JRB consists of one representative chosen by the School District; one
representative chosen by the Technical College District; and one representative chosen by the
County, all of whom have the power to levy taxes on property within the District; and one
representative chosen by the City and one public member; and

WHEREAS, the public member and JRB's chairperson were selected by a majority vote
of the other JRB members before the public hearing was held, under Wisconsin Statutes
Sections 66.1105 (4)(a) and (&), and

WHEREAS, all JRB members were appointed and the first JRB meeting was held within
14 days after the notice was published under Wisconsin Statutes Sections 66.1105 (4)(a) and
(e); and

WHEREAS, the JRB has reviewed the public record, planning documents, the
resolution adopted by the Redevelopment Authority approving the boundaries of the District and
adopting the Project Plan, and the resolution passed by the Common Council approving the
creation of the District under Wisconsin Statutes Section 66.1105 (4)(gm), and

WHEREAS, project costs benefitting the District are to be made outside of, but within a
one-half mile radius of the District, pursuant to Wisconsin Statutes Section 66.1105(2)(f)1.n, as
identified in the project plan; and

WHEREAS, the JRB has considered whether, and concluded that, the District meets
the following criteria:

1. The development expected in the District would not occur without the use of tax
increment financing and the creation of a tax incremental district.

2. The economic benefits of the District, as measured by increased employment,
business and personal income and property value, are sufficient to compensate for
the cost of the improvements.

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

City of Merrill of Wisconsin, TID No. 11 Joint Review Board Resolution Page 1 of 2



NOW, THEREFORE, BE IT RESOLVED that the JRB approves the creation of this
District.

BE IT FURTHER RESOLVED that in the judgment of the JRB, the development

described in the Project Plan, the information provided by the City, and the public record and
planning documents relating to the District, would not occur without the creation of the District.

Passed and adopted this day of , 20186.

Joint Review Board Representing

Lincoln County

Merrill Area School District

Northcentral Technical College District

City of Merrill

Public Member

City of Merrilt of Wisconsin, TID No. 11 Joint Review Board Resolution Page 2 of 2



Merrill TIDs - Fiscal Status and Future Directions @

TIDs - Fiscal Status
-Tax Increment is only being generated by TIDs No. 3, 4, and §

-There will be Tax Increment based upon 1/1/2016 valuations for TID No. 7,
as well as an increase in TID No. 4 related to Pine Ridge Plaza

Tax Increment Sharing - TID No. 3 to "Blighted Area” TIDs
-$500,000 was transferred to TiDs No. 6, No. 7, and No. 8 (2015 Audit)
-Will be amending TID No. 3 (Sharing) and No. 9 Plans during 2016
TIF Borrowing
-Proposed $831,864 to reimburse TID prior-year major expenditures

-Anticipate both Taxable and Tax-Exempt borrowing to facilitate 2016
developments and for TIF infrastructure improvements

TIF Strategic

-Developers are looking for vacant developable properties (i.e. without "blighted"”
buildings and/or environmental contamination)

-Need Lincoln County to proceed with Delinquent Tax Foreclosure process
as soon as three (3) years tax delinquent status

-City/Redevelopment Authority reviewing "blighted" commercial properties that
require public-sector ownership to facilitate redevelopment opportunities

-Redevelopment Authority will be considering potential TIF Loan Program to
facilitate environmental/demo of commercial/manufacturing buildings that are
adversely impacting the sale of properties for redevelopment

-As quality low-to-moderate income rental housing improvements are built,
City management anticipates expanded residential house challenges and

are preliminary reviewing keeping TID No. 3 active an additional year solely
for housing-related improvements

Prepared by: Kathy Unertl, Merrill Finance Director/RDA Secretary

Merrill TID Overview Revised; 5/25/2016



Merrill TIDs - 2016 Developments/Activities

No.3 -About $150,000 to extend utilities to new NorTrax development
(within 1/2 mile of TID boundary) - estimated $3.5 million valuation

-Grandstand, arena, and utility improvements at Merrill Festival Grounds
underway & City planning new Enrichment Center/Expo Hall

No.4 -Valuation as of 1/1/2016 will be higher with Church Mutual Insurance
remodeling former Wal-Mart space in Pine Ridge Plaza

No. 5 -Overlay of TID No. 11 will facilitate apartment development on 17 acre
parcel that has only been generating about $1,700 in property taxes

No.6 -Kindhearted Home Care new building under construction on former
Lincoln House site - 120 S. Mill St. - estimated $500,000 valuation

No. 7 -Trying again to close out former dry cleaner site at 806 N. Center Ave.
-Sawmill Brewery now open in former WI DNR ranger station

No.8 -Two new buildings will be under construction - Nelson's Power House
with estimated $1.2 million valuation (S. State St./Kinzel St.)

-Former Wire Products demolished and pending redevelopment planning

-City will be receiving title to the former dip tank area (former Hurd Windows &
Doors - 201 S. Prospect St.) and anticipate Wl DNR Ready for Reuse Grant

Adjacent -Merrill Housing Authority/Horizon Design Build Manager awarded HUD grant
to No. 8 and WHEDA tax credits for Park Place modernization and new apartments

No.9 -Environmental remediation complete and demo starting at former Page
Milk ($231,000) with 33% Idle Sites Grant offset (WEDC)

-Demo complete on former Anson-Gilkey property & ready for redevelopment

-City will be making improvements to S. Park St. and the River Bend Trail
Foundation will be making improvements to Rotary Park/AGRA Pavilion

No. 10 -Future redevelopment objective is multi-family residential
No. 11 -Finalizing City of Merrill purchase of land and development agreement

to facilitate construction of Phase 1 (36 new apartments)

Merrill TID Overview Revised: 5/25/2016
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TID No. 3

TID No. 4

TID No. 5

TID No. 6

TID No. 7

TID No. 8

TID No. 9

TID No. 10

TID No. 11

TID Overview List

City of Merrill

Tax Incremental Districts (TIDs)

TID Type

Mixed Use
Mixed Use
Mixed Use
"Blighted Area"
"Blighted Area"
"Blighted Area"
"Blighted Area"
"Blighted Area"

Mixed Use

Created
09/13/2005
09/11/2007
09/11/2007
05/12/2009
08/11/2009
09/27/2011
09/24/2013
09/22/2015

05/10/2016

Geographic Area

East side to N. Center Ave.

N. Pine Ridge/Thielman St. Area

Hwy 107/Taylor St. Area

Central Downtown to Prairie River Middie School
N. Center Ave. to Douglas St. Area

Westside Downtown to Alexander St.

Wisconsin Riverfront/S. Center Ave. Area
Highway G - former Fox Point Area

Hwy 107 Area to East of Champagne St.
(Part is overlay on TID No. 5)



City of Merrill - Tax Increment District (TID) Value Increment by TID District

$20,000,000
$18,000,000
$16,000,000
514,000,000
$12,000,000
$10,000,000
48,000,000
56,000,000
54,000,000
$2,000,000

$0

Assessment Tax Levy  TID Total

Year
2005
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015

Year
2006
2007
2008
2009
2010
2011
2012
2013
2014
2015
2016

——
wﬂ'_’-{.—-__/ — s ——
2006 2007 2008 2009 2010 2011 2012 2013 2014 2015
=——=TIDN0.3 =—=TIDN0.4 —TIDN0.5 =—TIDN0.6 ——TID No.?7
TIDNo.3 TIDNo.4 TIDNo.5 TIDNo.6 TIDNo.7 TIDNo.8 TIDNo.9 TID No. 10
Increment Split - No. 7
$0
$2,856,600 $2,856,600
$5,653,400 $5,853,400
$7.292,800 $7,036,900 $5,200  $250,700
$7,045,600 $7,000,100 $23,300 $22,200
$8,679,800 $6,735,000 $1,163,600 $597,500 $183,700
$10,171,500 $7,085,400 $1,916,500 $327,700 $442,700  $399,200
$10,140,000 $7.968,500 $1,856,900  $306,300 $8,300
$9,819,800 $7,658,800 $1,735,300 $425,700
$17,890,400 $15,999,300 $1,495,300 $395,800
$20,233,700 $18,938,800 $812,200  $482,700

TID No. 5 had missed 2008 TID valuation due to switch to Wl DOR manufaciuring assessment. There was double tax increment for 2010,

TID Value Increment - Historical

Revised: 4/21/2016



City of Merrill - Tax Increment by Tax Year

$700,000 - e

$600,000

$500,000

5400,000 | - —

$300,000

$200,000

5100,000

2007
Assessment Tax Levy
Year Year
2005 2006
2006 2007
2007 2008
2008 2009
2009 2010
2010 2011
2011 2012
2012 2013
2013 2014
2014 2015
2015 2016

TID Value Increment - Historical

2008

TID Total

Increment

$0
$71,932
$152,359
$189,122
$195,262
$257,181
$298,127
$294,107
$302,926
$567,297
$645,849

Total Tax Increment Generated

2009 2010 2011 2012 2013 2014 2015 2016
TIDNo.3 TIDNo.4 TIDNo.5 TIDNo.6 TIDNo.7 TIDNo.8 TIDNo.9 TID No. 10
Split - No. 7
$71,932
$162,359
$182,486 $135 $6,501
$194,001 $646 $615
$199,557 $34,477 $17,704 $56,443
$207,673 $56,173 $9,605 $12,976 $11,701
$231,124 $53,859 $8,884 $241
$236,263 $53,531 $13,132
$625,217 $49,087 $12,993
$604,516 $25,925 $15,408

Revised: 4/21/2016



City of Merrill - Tax Increment Districts (TID) Fiscal Status - 12/31/2015 and Pending Borrowing
After Borrowing

1213112015 TID No. 3 12/31/2015 Borrowing Revised
Fiscal Status Transfers Fiscal Status Reimbursement Fiscal Status
TID No. 3 $521,280 ($500,000) $21,280 $200,000 $221,280 Wal-Mart Intersection - City paid $200,000 in Dec. 2015

with additional developmenl incentive pending stormwater resolution

Transfers from TID No. 3 to Other TIDs:

Before Transfer Borrowing After Borrowing
12/131/2015 TID No. 3 12/31/2015 {o Reimburse Revised
Fiscal Status Transfers Fiscal Status Advances Fiscal Status
TID No. & ($965,831) $250,000 ($715,831) $146,897 ($474,529) Lincoln House acquisilion - /2011
$04,405 Parking Lot No. 4/Scolt St. - Paving in 2015
$241,302
TIDNop. 7 ($136,833) $50,000 ($86,833) ($86,833) Potential future DERF {Dry Cleaners) of about $35,000
Will have TID No. 7 tax increment again in 2017 (Split off TID No. 10)
TID No. 8 {$620,112) $200,000 ($620,112) $200,000 ($229,550) Hurd - Superseal Development Incentive {Loan forgiven - job creation)
$148,320 Merrill Area Development Corp. - Asbestos @ 201 S. Prospect St.
$42,242 Stange St. - Paving (River Bend Trail)
$390,562
TIDNo. 9 ($103,893) ($103,803) {$103,893) Plan Amendment in 2016 - Idle Siles Granl Projects (WEDC)
- Including potential transfer(s) from TID No. 3
Total {$2,026,669) $500,000 ($1,526,669) $631,864 ($894,805)
After Borrowing
1213112015 Revised
Fiscal Status Fiscal Status
TID No. 4 ($264,838) {$264,838) Mixed Use - Future cash flow improvement due to Church Mutual in
former Wal-Mart space (Pine Ridge Plaza)
Merrill Area Development Corp. - Development Incentlive - Zastrow's
TID No. 5 $13,914 513,914 Mixed Use - Part of area is overlay by new TID No. 11
TID No. 10 ($8.491) ($8,491) Newer Blighted Area TID - created in 9/2015
Total Capital Projects Funds __ (%$1,764,804) ($932,940)

TID Borowing Reimbursement Revised: 5/24/2016



CITY OF MERRILL, WISCONSIN
Combining Balance Sheet
Nonmajor Governmental Funds
December 31, 2015
(With summarized comparative information as of December 31, 2014)

Spacial Revenue Funds _____ Capital Projects Funds Total Nonmajor
Remedial TIF TIF TIF TIF TIF TIF TIF TIF Governmental Funds
Library Action No. 3 No. 4 No. 5 No. & No. 7 No. 8 No. 9 No. 10 2015 } 2014
ASSETS
Cash and invesimenis $ 483,340 $187779 § 22210 § - 513314 § - 8 - 8 - $ - § - $ 707,243 $ 1,152,714
Receaivables
Taxes - - 604,516 25,925 15,408 - - - - - 645,849 587,297
Accounts - - - - - 18,423 - - 47 500 - 65,923 -
Advance to other funds - 268,450 - - - - - - - - 269,450 269,450
Due from other governments & - - - - - - 71,250 - - 71,250 202,706
TOTAL ASSETS 483.340 457,229 626.726 25925 29322 § 18423 - § 71250 § 47500 % - $1759715 § 2212167
LIABILITIES, DEFERRED INFLOWS
OF RESOURCES AND FUND
BALANCES (DEFICITS)
Liabilities
Accounts payable ] - § 42322 § 930 § - 5 - § 2468 § 1,005 § 13348 § 47,500 % - % 68573 § B,758
Daeposils - - - - - - - 50,000 - - 50,000 90,000
Due to other funds - - - 264,838 - 731,786 B5,828 628,014 103,893 8,491 1,822,850 1,791,134
Total Liabilities - 4,322 930 264,838 - 734254 86,833 691,362 151,393 8,491 1,942,423 1,889,892
Deferred inflows of Resources
Property 1axes - - 604,516 25,925 15,408 - - - . - 645,849 587,297
Fund Balances (Deficils)
Nonspendable
Long-term advance - 269,450 - - - = - - - - 269,450 269,450
Restricted for
Library endowment 483,340 - - - - - - - - - 483,340 504,016
TID project plan - - 21,280 - 13,914 - - - . - 35,194 394,965
Landfill monitoring - 183,457 - - - - - - - - 183,457 205,987
Unassigned, reported in
Capital projects funds - - - {264,838} - (715,831) (B6,833) (620,112) (103,893) (8.,491) (1.799,888) (1.644,440)
Total Fund Balances (Deficits) 483,340 452,907 21,280 (264,838) 13,914 (715,831) (86,833) (620,112) (103,893) (8.491) (828,557) (265,022)
TOTAL LIABILITIES, DEFERRED
INFLOWS OF RESOURCES AND
FUND BALANCES (DEFICITS) 483,340 457,229 626,726 25,925 29,322 18,423 -5 71250 S 47,500 § - $1759715 3 2212167
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CITY OF MERRILL, WISCONSIN
Combining Statement of Revenues, Expenditures and Changes in Fund Balances
Nonmajor Governmental Funds
For the Year Ended December 31, 2015
{With summarized comparative information for the year ended December 31, 2014)

Special Revenue Funds Capital Projects Funds Total Nonmajor
Remadial TIF TIF TIF TIF TIF T TIF TIF Govemmental Funds
Library Action No. 3 No. 4 No. 5 No. 6 No. 7 No. 8 No.9 No. 10 2015 | 2014
Revenues
Taxes £ - % - 525218 § 49087 $ 12993 § - 8 - - $ - % 587,298 $ 302926
Special assessmenls = = - e - 18,423 x - S 18,423 .
Intergovernmental - 2,580 7,133 338 4,224 1,763 2,419 3,861 - 22,328 208,713
Miscellaneous 49,064 - 160 941 - 100 - 157,263 B3,715 - 201,243 621,048
Total Revenues 49,064 - 527,968 57,161 13,331 22,747 1,763 159,682 87,576 919,292 1,132,687
Expenditures
Current
Public works - 22,530 - - - - - - - - 22,530 17,012
Culture and recreation 69,740 - - - - - . - - - 69,740 72,586
Conservation and development - - 367,307 2,910 2,912 110,861 68,848 143,331 86,219 - 782,488 820,872
Capital cullay - - 18,733 53,621 - 183,085 13,200 213,754 45473 8,491 536,357 745,686
Total Expenditures 69,740 22,630 386,040 56,531 2,912 294,046 82,048 357,085 131,692 8,491 1,411,115 1,656,166
Excess of Ravenues Cver
{Under) Expenditures (20,676) {22,530) 141,928 630 10,419 {271,299) {80,285) {197,403} (44,116)  (B8,491) {491,823) {523,479}
Other Financing Uses
Transfers in - - - - 250,000 50,000 200,000 - - 500,000 .
Transfers out - - (514,445) (33,140) {2,673) (21,454} - - - - (571,712) {74,453)
Total Other Financing
Sources (Uses) - - {514,445) {33,140) (2,673) 228,546 50,000 200,000 {71,712) (74,453)
Net Change in Fund Balances {20,676) (22,530) (372,517) {32,510) 7,746 {42,753) (30,285} 2,587 (44.116) (8,491} (563,535) (597,932)
Fund Balances (Deficil) -
January 1 504,016 475,437 393,797 (232,328} 6,168 (673,078) (56,548) {622,709) (59,777) - (265,022) 332,910
Fund Batances (Deficit) -
December 31 $ 483340 $ 452907 $ 21280 § (264,838) § 13914 § (715831} $§ (86,833 $ (620.112) $ (103.893) & (B.491) & (B28,557) § (265022}




