
CITY OF MERRILL 

REDEVELOPMENT AUTHORITY 

AGENDA ● WEDNESDAY OCTOBER 7, 2020 

 Regular Meeting City Hall Council Chambers 8:00 AM 

I. Call to order 

II. Consider approval of RDA meeting minutes from September 2nd 

1. 2020-09-02 RDA   

III. Consider approval of Joint RDA/Committee of Whole meeting minutes from 
September 23rd 

1. 2020-09-23 RDA   

IV. Public Comment 

V. Follow-up information to Joint Meeting discussion on potential single-family 
development on Lot 3 (Edgewater Dr. - Tax Increment District No. 11 - State 
Highway 107) 

1. TID - 11 Background Info   

VI. Consider a resolution authorizing a development agreement by and between the 
City of Merrill, Wisconsin and JJ Premier LLC (Tax Increment District No. 11 - 
State Highway 107) 

1. TID - 11 JJ Premier LLC   

VII. Consider a resolution authorizing a development agreement by and between the 
City of Merrill, Wisconsin and RC-N-DI Investments LLC (Tax Increment District 
No. 6 - Downtown Area) 

1. TID - 6 Wixson   

VIII. Review Project Plan for the Project Plan Amendment of Tax Increment No. 3 in 
Order to Share Increment with Tax Incremental Districts No. 6, 7, & 8 

1. TID - 3 Project Plan   

IX. Review and consider Finance Director's recommendation for Tax Increment 
Transfers in 2020 and 2021 

X. Review and consider 2021 Tax Increment Districts (TIDs) Budget Requests 

1. TID Map   

2. TID Budgets   

XI. Next RDA meeting(s) 

XII. Adjournment 



  

 

 

 

 

City of Merrill 
Meeting of Redevelopment Authority (RDA) 

 
Wednesday, September 2nd, 2020 at 8:00 a.m. 

City Hall Common Council Chambers 
 
RDA Present:             Clyde Nelson, Tony Kusserow, Steve Sabatke, Sheila Polak,   
   Lori Anderson-Malm, and Derek Woellner (via phone) 
 
RDA Excused:  Val Mindak 
 
Others:   City Clerk Bill Heideman, City Administrator Dave Johnson, City Attorney 

Tom Hayden, Finance Director Kathy Unertl (via phone), Public Works 
Director/City Engineer Rod Akey, City Building Inspector/Zoning 
Administrator Darin Pagel, Bill Bialecki from Lincoln County Economic 
Development Corp. (LCEDC), Heath Tappe of Denyon Homes and Ryan 
Ott of Ryan Ott Development & Construction, Jim Jaworski from JJ 
Premier Investments and Travis Carlson from CMO Building Services 

 
  
Call to Order:  Chair Nelson called the meeting to order at 8:00 a.m.  
 
 
Consider approval of RDA meeting minutes from August 19th, 2020: 
 
Motion (Sabatke/Kusserow) to approve the meeting minutes from August 19th.  Carried. 
 
 
Public Comment:  None 
 
 
Presentation on and discussion of potential options for single-family home development   
on former Kienitz parcel (Tax Increment District No. 11): 

Denyon Homes and Ryan Ott Development & Construction, LLC: 

Heath Tappe of Denyon Homes highlighted his firm’s housing developments in central 
Wisconsin communities with a PowerPoint presentation.  Tappe was involved in the Nicholaus 
Subdivision in Merrill.  Denyon Homes will be the primary financing partner and has connections 
for building materials and construction contractors.  Ryan Ott Development & Construction will 
be the primary building contractor. 

Their plan is construction of three new homes on W. St. Paul St. starting in September 2020.  
Timing of Wisconsin Public Service utility installation was discussed, as well as need for high 
speed internet service.  City of Merrill would plan for potential 2021 utility and Superior Street 
infrastructure construction in 2021 (i.e. extension between W. 10th St. and W. St. Paul St.). 

Unertl reported that Merrill Common Council authorized the three single-family home 
development project with Ryan Ott Development & Construction LLC on 9/9/2019.  City Attorney 
Tom Hayden concurred that just a revised development agreement would be needed with both 
Denyon Homes and Ryan Ott included. 
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Merrill Redevelopment Authority – Meeting minutes from September 2
nd

, 2020  

Presentation on and discussion of potential options for single-family home development   
on former Kienitz parcel (Tax Increment District No. 11) - Continued: 

JJ Premier Investments, LLC and CMO  Building Services, LLC: 

Bialecki introduced Jim Jaworski from JJ Premier Investments and Travis Carlson from CMO 
Building Services.  JJ Premier has built new affordable housing on Sherman Street in Wausau.  

There were building concept drawings in the RDA agenda packet.  Typical homes are three 
bedrooms and two bathrooms (i.e. about 1,400 sq. ft.).  JJ Premier Investments is interested in 
starting construction on up to three homes yet in Fall 2020.  These would be stick built homes, 
so the recent building material pricing increases were mentioned as a concern. 

  

RDA Commissioner Discussion and Motion: 

Timing of City infrastructure improvements were discussed.  Public Works Director/City 
Engineer Rod Akey suggested preliminary timeframe of July 31st, 2021 for curb, gutter, and 
paving of W. St. Paul St.  Extension of Superior St. would involve both utility and street 
improvements. 

Nelson verified that the transfer of three (3) City-owned lots was possible now. City Building 
Inspector/Zoning Administrator Darin Pagel advised that the Certified Survey Map (CSM) allows 
for transfer of three lots.  A City Plan Commission public hearing and recommendation to the 
Common Council is still needed on the formal Plat to facilitate future development of the rest of 
the parcel. Anderson-Malm asked about right-of-first-refusal for the entire property if the three 
new homes constructed as Phase 1 in 2020.  The right-of-first-refusal is in the draft revised 
development agreement included in the RDA agenda packet. 

Motion (Woellner/Anderson-Malm) to continue finalizing a revised development 
agreement with Denyon Homes and Ryan Ott Construction and proceed with the platting 
approval process.  Motion carried. 

RDA Commissioners requested Bill Bialecki from Lincoln County Economic Development Corp. 
(LCEDC) and City staff to work with JJ Premier Investments on potential other City-owned 
property that could be developed for single-family home development. 

 

Update on redevelopment of former Hurd Windows & Doors parcels (Tax Increment 
District    No. 8): 

Johnson reported that Merrill Area Development Corp. (MADC) has accepted an offer to sell the 
site and the two buildings to Weinbrenner Shoe Company.  The sale closing will occur in early 
2021.  Weinbrenner plans to invest about $3 million in improvements.  Bialecki commented that 
Weinbrenner Shoe Company plans to add new jobs to facilitate their business expansion. 

Before end of 2020, City staff will be preparing draft Common Council resolution and 
development agreement  for Weinbrenner Shoe Company redevelopment of the former Hurd 
Windows & Doors property and buildings. 
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Merrill Redevelopment Authority – Meeting minutes from September 2
nd

, 2020  

Follow-up on FreMarq Innovations quarterly employee count information (Tax Increment 
District No. 7): 

Renea Frederick has requested potentially restart the two-year fifty employee retention period 
as of mid-December 2020 due to the impacts of COVID-19 on their curtain wall manufacturing 
business.  RDA Commissioner consensus to consider this request in closed session at the 
November RDA meeting. 

Unertl also reported that the City of Merrill will not be extending water and sanitary sewer to the 
northern most building in 2020.  This infrastructure project will be considered in the future. 

 

Next RDA meetings:  Joint meeting with Committee of Whole scheduled for 6:00 p.m. on 
Wednesday, September 23rd.  Regular RDA meeting scheduled for Wednesday, October 7th     
at 8:00 a.m.  

 
Adjournment:  (Woellner/Sabatke) to adjourn at 9:15 a.m. Carried.   
 
 

 
Minutes prepared by RDA Secretary Kathy Unertl 
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City of Merrill 
Joint meeting of Redevelopment Authority (RDA) and Committee of Whole 

 
Wednesday, September 23rd, 2020 at 6:00 p.m. 

City Hall Common Council Chambers 
 
RDA Present:  Clyde Nelson, Mayor Derek Woellner, Tony Kusserow, Sheila Polak,  
  Alderperson Steve Sabatke, Lori Anderson-Malm, and Val Mindak 
 
Additional Committee of Whole Present:  Alderpersons Steve Hass, Rick Blake, Steve Osness,    
                        John Van Lieshout, Mike Rick, Mark Weix, and Paul Russell (via phone) 
 
Others:  City Clerk Bill Heideman, City Administrator Dave Johnson, City Attorney Tom Hayden, 
                        Finance Director Kathy Unertl, Bill Bialecki from Lincoln County Economic 
                        Development Corp. (LCEDC), Jim Jaworski from JJ Premier Investments and 
                        Travis Carlson from CMO Building Services, Brian Reilly from Ehlers & 
                        Associates, and Merrill Productions camera operator 
 
  
Call to Order:  Mayor Woellner called the joint meeting to order at 6:00 p.m. 
 
Public Comment:  None 
 
RDA Chair Nelson facilitated the rest of the joint meeting. 
 
Consider potential housing development concept for Lot 3 CSM 2554 of former 
Lokemoen Development parcel (Tax Increment District No. 11): 

Bialecki and Johnson reported that JJ Premier Investments and CMO Building Service 
representatives remain interested in constructing single-family homes in Merrill.  Per the 
September 2nd RDA direction, another potential City-owned development site was reviewed.  
Several potential concept layouts were prepared for the 5.3 acre Lot 3 of former Lokemoen 
Development parcel.  The land option for Rock Ridge Apartments (potential Phase III) has 
expired. There has been no response from the developers when City representatives have 
called in recent months. 

Johnson distributed Concept #2 map which would split the property and with a new City of 
Merrill street running between Rock Ridge Court and Edgewater Drive.  There is potential for   
15 lots.  First priority is the three lots fronting on Edgewater Drive.  Bialecki and Jim Jaworski 
expressed interest in construction of two to three single-family homes starting in Fall 2020.  

Osness asked about costs of construction materials. Jaworski responded that CMO Building 
Services and JJ Premier Investments believe that prices will stabilize and their firms are looking 
for work over the winter months.  Sabatke asked for clarification on potential Tax Increment 
District (TID) incentives.  Johnson and Bialecki reported that requesting the same terms as the 
Denyon Homes/Ryan Ott Construction single-family home development (i.e. land for $1 per lot 
and $10,000 TID cash development incentive upon completion of each new home).   

Sabatke asked about zoning.  Since the former Planned Unit Development (PUD) concept from 
Rock Ridge Apartments isn’t being constructed, Hayden and Johnson reported that City zoning 
reverted back to the original R-1 zoning (which allows for single-family home development).  
What is needed is a Certified Survey Map (CSM) to split off three lots on Edgewater Drive and 
then a future Plat. Sabatke requested cost information for the survey work. 
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 Joint RDA – Committee of Whole meeting minutes of September 23
rd

, 2020 

 

Consider potential housing development concept for Lot 3 CSM 2554 of former 
Lokemoen Development parcel (Tax Increment District No. 11) - Continued: 

Woellner expressed concerns about where the potential River Bend Trail crosses Lot 3.  
Johnson will follow-up and provide an update at future meetings regarding the proposed single-
family home development project. 

Motion (Woellner/Kusserow) to proceed with the development concept, contingent upon 
resolving potential location of River Bend trail easement and following the Denyon 
Homes/Ott Construction TID development incentive terms.  Motion carried. 

Unertl advised that a formal resolution and draft development agreement would be provided for 
consideration at the Wednesday, October 7th RDA meeting and then at the Tuesday, October 
13th Common Council meeting. 

 

Review and discussion of Tax Increment Districts (TIDs) status and future plans: 

Unertl emphasized that fifteen years ago, Tax Increment District (TID) No. 3 had just been 
created and had zero tax increment and zero TID funds.  The objectives of this joint RDA/COW 
meeting is to provide everyone with detail on fiscal status and planning future fiscal directions. 

Unertl highlighted the significant equalized valuation growth within the City of Merrill and within 
Tax Increment Districts (TIDs).  Total TID equalized valuation is $53,707,200 as of 1/1/2020.  
Reilly noted that City of Merrill TID equalized valuation is at 11.57% of the tax base.  The State 
of Wisconsin TID limit restricting when new TIDs can be created is 12.0%. 

The City has now had four straight years of Net New Construction of 1.0% or higher.  The TID 
2019 Annual Reports were provided, including a pie chart showing Revenues (such as Tax 
Increment, new borrowing, State Aids, and other).  TID expenses in 2019 included investments 
of almost $2.5 million in utility and street infrastructure. 

Unertl’s background information also included fund balance comparison between 2018 and 
2019 year-end from the CLA 2019 audit management communications report.  Due to the timing 
of construction completion, there will be about $325,000 in reimbursements credited to the 2020 
fiscal year related to 2019 infrastructure improvements.   

Tax Increment District (TID) No. 3 has a TID Share Plan with TID No. 6 (Downtown), No. 7 
(North Center Avenue Area), and TID No. 8 (West Side Area).  During 2016 through 2018, 
$858,069 was transferred from TID No. 3 to “blighted area” TIDs.  No transfer occurred in 2019, 

Brian Reilly from Ehlers & Associates presented detailed information on the fiscal status of each 
of the Merrill TIDs.  TID No. 3 can no longer make new expenditures as of 9/13/2020.  The 
future TID No. 3 tax increment will be used for debt service and TID cash development 
incentives, per existing development agreements, over the next six years (i.e. 2021 through 
2026 revenue years).  It is possible for the City of Merrill to keep the TID open for one additional 
year for housing improvements throughout the community.  Reilly noted that 75% of the TID 
increment amount needs to be dedicated for “affordable housing” 
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 Joint RDA – Committee of Whole meeting minutes of September 23
rd

, 2020 

 

Review and discussion of Tax Increment Districts (TIDs) status and future plans 
(Continued): 
 
Due to Wisconsin Statutes changes, TID No. 6 would have an additional revenue year than 
shown on Reilly’s presentation materials. There are several TIDs that could donate tax 
increment to “blighted area” TIDs that have existing General Fund Advances.  Minimizing 
additional General Fund Advances is one of the fiscal concerns of bond rating firms (such as 
Standard & Poor’s). 
 
Due to annual cash flow to support debt service, additional transfers from TID No. 3 to TID    
No. 8 (West Side Area) were recommended.  With a new TID Share Plan, TID No. 4 could 
transfer positive tax increment balances to TID No. 9 (Wisconsin River frontage and South 
Center Avenue).  Depending upon future developments, it is also possible to extend the life      
of a TID another three years.  This might be a potential option for TID No. 9.   
 
Unertl will bring TID Share recommendations and 2021 proposed TID budgets to the 
Wednesday, October 7th RDA meeting for consideration.  Reilly recommended formal Common 
Council action on TID Sharing to address Standard & Poor’s bond rating comments.  
 
 
Adjournment:  (Osness/Rick) to adjourn at 7:50 p.m. Carried.   
 
 

 
 

Minutes prepared by RDA Secretary Kathy Unertl 
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SECTION 1:  
Executive Summary 

 
Description of District 
 
Type of District, Size and Location – Donor District 
Tax Incremental District (“TID”) No. 3 (the “TID” or “Donor District” or “District”) is an existing 
mixed-use district, created by a resolution of the City of Merrill (“City”) Common Council  adopted on 
September 13, 2005 (the “Creation Resolution”).   

 
Type of District, Size and Location – Recipient Districts 
Tax Incremental District (“TID”) No.6 (“Recipient District No. 6”) is an existing blighted area district, 
created by a resolution of the Common Council  adopted on May 12, 2009.   
 
Tax Incremental District (“TID”) No.7 (“Recipient District No. 7”) is an existing blighted area district, 
created by a resolution of the Common Council  adopted on August 11, 2009.   
 
Tax Incremental District (“TID”) No.8 (“Recipient District No. 8”) is an existing blighted area district, 
created by a resolution of the Common Council  adopted on September 27, 2011  

 
Amendments    
The Donor District was previously amended on May 23, 2006, whereby a resolution was adopted to add 
additional territory to the District, and to amend the list of projects to be undertaken.  This amendment 
was the first of four territory amendments permitted for this District. 
 
The Donor District was previously amended on September 24, 2013 whereby a resolution was adopted to 
add additional territory to and remove territory from the District, and to amend the list of projects to be 
undertaken.  This amendment was the second of four territory amendments permitted for this District. 

 
Purpose of this Amendment   
The purpose of this Amendment is to allow for the Donor District to share surplus increments with the 
Recipient Districts under the provisions of Wisconsin Statutes Section 66.1105(6)(f).    
 
The Donor District is simultaneously being amended in a separate Amendment to add projects and 
territory to the District. 

 
Estimated Total Project Expenditures.   
The additional project costs to be incurred under this amendment are limited to the sharing of surplus 
increment with the Recipient Districts.  It is expected that the Donor District will generate approximately 
$10,040,000 in increment that can be shared with the Recipient Districts during the eligible sharing 
period. Current projections indicate that approximately $4,763,000 in increment will be shared with the 
Recipient Districts. Actual sharing will depend on the amount of development and other project costs in 
the Donor and Recipient Districts. 
 
Economic Development    
Authorizing the Donor District to share increments with the Recipient Districts will provide additional 
resources needed to assist the Recipient Districts in accomplishing the economic development goals set 
forth in their Project Plans.  Without this assistance, it is unlikely this will happen, or will happen within 
the timeframe, or at the levels projected.  The application of the Donor District’s surplus increment, as 
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permitted by Wisconsin Statutes, promotes the overall economic development of the City to the benefit of 
all overlapping taxing jurisdictions. 
 
Expected Termination of District   
The Donor District has a maximum statutory life of 20 years, and must close not later than September 13, 
2025, resulting in a final collection of increment in budget year 2026. Pre-amendment cash flow 
projections indicate that the District currently has sufficient resources to retire all outstanding liabilities. 
However, the District has not completed the goals of its Project Plan and Amendments and is in a position 
to provide assistance to the Recipient Districts in the completion of the goals of their Project Plans. Based 
on the Economic Feasibility Study located in Section 10 of this Plan, amendment of the District would 
result in closure in 2025 with a final revenue collection in 2026. 
 
 

Summary of Findings 
 

As required by Wisconsin Statutes Section.66.1105, and as documented in this Project Plan Amendment 
and the exhibits contained and referenced herein, the following findings are made: 
 
1. That “but for” amendment of the Donor District’s Project Plan, the remaining 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: 

 
 Current and projected tax increment collections for the Recipient Districts will be insufficient to 

pay for project costs already incurred and the additional projects that need to be completed in 
those Districts to achieve the objectives of their Project Plans. 

 
 That “but for” amendment of the Donor District’s Project Plan, the economic development 

objectives of the Recipient District’s Project Plan will not be achieved.  In evaluating the 
appropriateness of the proposed amendment, the Joint Review Board must consider “whether the 
development expected in the tax incremental district would occur without the use of tax 
incremental financing,” customarily referred to as the “but for” test.  Since the purpose of this 
amendment is solely to allow for the sharing of the Donor District’s increment with the Recipient 
Districts, this test cannot be applied in the conventional way.  The Joint Review Board has 
previously concluded, in the case of both the Donor District and the Recipient Districts, that the 
“but for” test was met.  As demonstrated in the Economic Feasibility section of this Project Plan 
Amendment, the Recipient Districts are not likely to recover their Project Costs without the 
receipt of shared increment from the Donor District.  This would create a significant financial 
burden for City taxpayers, and since all taxing jurisdictions will ultimately share in the benefit of 
the redevelopment projects and increased tax base, it is appropriate for all taxing jurisdictions to 
continue to share in the costs to implement them.  Accordingly, the City finds that it is reasonable 
to conclude the “but for” test continues to be satisfied. Finding Required by Wisconsin Statutes 
Section 66.1105(4m)(c)1.a.   

 
2. The economic benefits of amending the Donor 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 amendment, the tax 

increments projected to be collected are more than sufficient to pay for the remaining proposed 
project costs.  On this basis alone, the finding is supported. 
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 Approval of the ability to share increment with the Recipient Districts is necessary to enable 
those Districts to fully realize the economic benefits projected in their Project Plans.  Since the 
Donor District is generating sufficient increment to pay for its project costs, and has surplus 
increment available to pay for some of the project costs of the Recipient Districts, the economic 
benefits that have already been generated are more than sufficient to compensate for the cost of 
improvements in the Donor and Recipient Districts.   

 
3. The benefits of the proposal outweigh the anticipated tax increments to be paid by the owners 

of property in the overlying taxing jurisdictions. 
 

 Given that it is likely that the Recipient Districts will not achieve all of the objectives of their 
Project Plans or in the same manner without the ability to share in the surplus increments of the 
Donor District (see finding # 1), and since the District is expected to generate additional 
economic benefits that are more than sufficient to compensate for the additional cost of the 
improvements (see Finding #2), the City reasonably concludes that the overall additional 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 Project Plan is not 
amended. Finding Required by Wisconsin Statutes Section 66.1105(4m)(c)1.c.  

 
4. The boundaries of the District are not being amended.1  At the time of creation, and any subsequent 

additions of territory, 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). 

 
5. Based upon the findings as stated above, and the original findings as stated in the Creation Resolution 

and in any subsequent resolutions amending the boundaries of the District, the District remains 
declared a mixed-use district based on the identification and classification of the property included 
within the District.  

 
6. The project costs will not change as a result of this amendment.    
 
7. There are no additional improvements as a result of this amendment.   
 
8. The amount of retail business will not change as a result of this amendment.    
 
9.  The Project Plan for the District, as amended, is feasible, and is in conformity with the Master Plan of 

the City. 

                                                           
1 The boundaries are not being amended via this document. The District is simultaneously being amended through a 
separate Amendment to add territory. 
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SECTION 2:  
Type and General Description of District 

 
The District was created under the authority provided by Wisconsin Statutes Section 66.1105 on 
September 13, 2005 by resolution of the Common Council.  The District’s valuation date, for purposes of 
establishing base value, was January 1, 2005.   
 
The existing District is a “Mixed Use District” based upon a finding that at least 50%, by area, of the real 
property within the District was suitable for a combination of industrial, commercial and residential uses 
within the meaning of Wisconsin Statutes Section 66.1105(2)(cm).  Since this amendment does not add 
any territory to the District, the District remains in compliance with this provision.  The District also 
remains in compliance with the prohibition that no more than 35% of the area of the District be allocated 
for newly-platted residential development. 
 
Wisconsin Statutes Section 66.1105(4)(h)2 provides authority for a City to amend the boundaries of an 
existing Tax Increment District for purposes of adding and/or subtracting territory up to a total of four 
times during the life of the District.  The boundaries of the Donor District have been amended twice prior 
to this Amendment.  Since this amendment does not involve the addition or subtraction of territory from 
the District, it is not counted against the number of available boundary amendments. The Donor District is 
simultaneously being amended to add projects and territory to the District, which will be the third 
boundary amendment. 
 
This Project Plan Amendment supplements, and does not supersede or replace any component of the 
original Project Plan, or any component of previously adopted Project Plan Amendments, unless 
specifically stated.  All components of the original Project Plan, and its previously adopted Project Plan 
Amendments, remain in effect. 
 
A map depicting the current boundaries of the District is found in Section 3 of this Plan.  Based upon the 
findings stated above, the original findings stated in the Creation Resolution, and the findings contained 
in any subsequent resolution adding territory to the District, the District remains a mixed-use district 
based on the identification and classification of the property included within the District.  
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SECTION 3:  
Maps of Current District Boundaries  

Donor District 
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Recipient District No. 6 
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Recipient District No. 7 
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Recipient District No. 8 
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SECTION 4:  
Map Showing Existing Uses and Conditions  

 
There will be no change to District boundaries, nor any changes to the existing uses and conditions within 
the District as a result of this amendment. A copy of this map can be found in the Original and/or 
Amended Project Plan documents. 
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SECTION 5:  
Equalized Value Test 

 
No additional territory will be added to the District.  Demonstration of compliance with the equalized 
value test is not required for this Amendment. 
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SECTION 6:  
Statement of Kind, Number and Location of Proposed 
Public Works and Other Projects 

 
This amendment provides the authority for the Donor District to allocate surplus increments with the 
Recipient Districts.  No other additional project costs are involved, and the statement of kind, number and 
location of proposed public works and other projects as documented in the Original and/or Amended 
Project Plan documents remains in effect. 
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SECTION 7:  
Map Showing Proposed Improvements and Uses  

 
There will be no change to District boundaries, nor any changes to the proposed improvements or uses 
within the District as a result of this amendment.   A copy of this map can be found in the Original and/or 
Amended Project Plan documents.  
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SECTION 8:  
Detailed List of Additional Project Costs 

 
This amendment provides the authority for the Donor District to allocate surplus increments to the 
Recipient Districts.  No other additional project costs are involved, and the statement of kind, number and 
location of proposed public works and other projects as documented in the Original and/or Amended 
Project Plan documents remains in effect. 
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SECTION 9:  
Economic Feasibility Study, Financing Methods, and the 
Time When Related Costs or Monetary Obligations Are to 
Be Incurred 

 
This Project Plan Amendment allows the Donor District to allocate positive tax increments to the 
Recipient Districts.  The authority for this Amendment is Wisconsin Statutes Section 66.1105(6)(f), 
which provides for the allocation of increments providing that the following are true:   
 

 The Donor District, the positive tax increments of which are to be allocated, and the Recipient 
Districts have the same overlying taxing jurisdictions. 

 
 The allocation of tax increments is approved by the Joint Review Board. 
 
 The Donor District is able to demonstrate, based on the positive tax increments that are currently 

generated, that it has sufficient revenues to pay for all project costs that have been incurred under 
the Project Plan for that District and sufficient surplus revenues to pay for some of the eligible 
costs of the Recipient Districts. 

 
 The Recipient Districts were created upon a finding that not less than 50 percent, by area, of the 

real property within each District is blighted or in need of rehabilitation, or the project costs in the 
each District are used to create, provide, or rehabilitate low-cost housing or to remediate 
environmental contamination.  

 
The Donor District and Recipient Districts have the same overlapping taxing jurisdictions, and the 
Recipient Districts were created on a finding that not less than 50 percent, by area, of the real property 
within the Districts are blighted. 
 
The Exhibits following this section demonstrate that the Donor District is generating sufficient tax 
increments to pay for its project costs, and that surplus increments remain that can be allocated to pay 
some of the project costs of the Recipient Districts.  Accordingly, the statutory criteria under which this 
amendment can be approved are met. 
 
 
 

8.1.a

Packet Pg. 58

A
tt

ac
h

m
en

t:
 T

ID
 3

 P
ro

je
ct

 P
la

n
 -

 S
h

ar
e 

- 
20

15
-0

9-
22

  (
53

34
 :

 T
ID

 -
 3

 P
ro

je
ct

 P
la

n
)



 

____________________________________________________________________________________________ 
 
Project Plan TID No. 3 Project Plan Amendment                                                              City of Merrill  
Prepared by Ehlers    Page 18                          September 8, 2015 
 
 

 

Increment Revenue Projections 
 
 

Type of District Base Value 13,403,200

Creation Date Appreciation Factor 0.00% Apply to Base Value

Valuation Date Jan 1, 2005 Base Tax Rate $32.83

Max Life (Years) Rate Adjustment Factor 0.00%

Expenditure Periods/Termination 15 9/13/2020

Revenue Periods/Final Year 20 2026

Extension Eligibility/Years Yes 3 Tax Exempt Discount Rate 2.25%

Recipient District Taxable Discount Rate 3.75%

Construction 

Year Value Added

Valuation 

Year

Inflation 

Increment

Total 

Increment

Revenue 

Year Tax Rate

Tax 

Increment

Tax Exempt 

NPV 

Calculation

Taxable NPV 

Calculation

9 2013 15,999,300 2014 0 15,999,300 2015 $32.83 525,218 429,902 377,091

10 2014 2,939,500 2015 0 18,938,800 2016 $32.83 621,714 927,591 807,330

11 2015 1,600,000 2016 0 20,538,800 2017 $32.83 674,238 1,455,448 1,257,052

12 2016 500,000 2017 0 21,038,800 2018 $32.83 690,652 1,984,258 1,701,072

13 2017 1,500,000 2018 0 22,538,800 2019 $32.83 739,893 2,538,304 2,159,555

14 2018 2,000,000 2019 0 24,538,800 2020 $32.83 805,548 3,128,241 2,640,681

15 2019 2,000,000 2020 0 26,538,800 2021 $32.83 871,204 3,752,220 3,142,212

16 2020 1,500,000 2021 0 28,038,800 2022 $32.83 920,445 4,396,960 3,652,938

17 2021 1,500,000 2022 0 29,538,800 2023 $32.83 969,686 5,061,245 4,171,539

18 2022 1,500,000 2023 0 31,038,800 2024 $32.83 1,018,927 5,743,904 4,696,779

19 2023 1,850,000 2024 0 32,888,800 2025 $32.83 1,079,658 6,451,334 5,233,208

20 2024 1,400,000 2025 0 34,288,800 2026 $32.83 1,125,617 7,172,648 5,772,257

Totals 34,288,800 0 Future Value of Increment 10,042,801

Notes:

Actual results  will vary depending on development, inflation of overall tax rates.

NPV calculations represent estimated amount of funds  that could be borrowed (including project cost, capitalized interest and issuance costs).

City of Merrill, Wisconsin

Tax Increment District No. 3

Tax Increment Projection Worksheet

Mixed Use

September 13, 2005

20

No
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Cash Flow – Donor District – Prior to Amendment 
 
 

City of Merrill, Wisconsin
Tax Increment District No. 3

Cash Flow Projection ‐ Prior to Amendment

Year

Dated Date:  

Principal Rate Interest Year

2015 525,218 525,218 10,000 3.80% 4,445 1,000 15,445 509,773 903,570 100,000 2015

2016 621,714 621,714 10,000 3.85% 4,065 1,000 15,065 606,649 1,510,219 90,000 2016

2017 621,714 621,714 10,000 3.90% 3,680 1,000 14,680 607,034 2,117,253 80,000 2017

2018 621,714 621,714 10,000 3.95% 3,290 1,000 14,290 607,424 2,724,677 70,000 2018

2019 621,714 621,714 10,000 4.00% 2,895 1,000 13,895 607,819 3,332,497 60,000 2019

2020 621,714 621,714 10,000 4.05% 2,495 1,000 13,495 608,219 3,940,716 50,000 2020

2021 621,714 621,714 10,000 4.10% 2,090 1,000 13,090 608,624 4,549,340 40,000 2021

2022 621,714 621,714 10,000 4.10% 1,680 1,000 12,680 609,034 5,158,374 30,000 2022

2023 621,714 621,714 10,000 4.20% 1,270 1,000 12,270 609,444 5,767,818 20,000 2023

2024 621,714 621,714 10,000 4.20% 850 1,000 11,850 609,864 6,377,683 10,000 2024

2025 621,714 621,714 10,000 4.30% 430 1,000 11,430 610,284 6,987,967 0 2025

2026 621,714 621,714 0 621,714 7,609,681 0 2026

Total 7,364,074 0 7,364,074 110,000 27,190 11,000 148,190 Total

Notes:

1. Had cumulative balance of $393,727 as of 12/31/2014

2. Assumes no growth in increment value

Cumulative

Principal 

Outstanding

12/28/06

Admin.

Total 

Expenditures Annual

1,600,000

Tax 

Increments

Other 

Revenue

Total 

Revenues

Projected Revenues Expenditures Balances

General Obligation Bonds
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Cash Flow – Donor District – Following Amendment 
 
City of Merrill, Wisconsin
Tax Increment District No. 3

Cash Flow Projection ‐ Following Amendment

Year

Dated Date:  

Principal Rate Interest Year

2015 525,218 525,218 10,000 3.80% 4,445 51,000 74,000 24,000 10,000 1,000 174,445 350,773 744,570 100,000 2015

2016 621,714 621,714 10,000 3.85% 4,065 40,000 64,000 14,000 1,000 133,065 488,649 1,233,219 90,000 2016

2017 621,714 621,714 10,000 3.90% 3,680 122,000 94,000 86,000 1,000 316,680 305,034 1,538,253 80,000 2017

2018 621,714 621,714 10,000 3.95% 3,290 179,000 105,000 94,000 1,000 392,290 229,424 1,767,677 70,000 2018

2019 621,714 621,714 10,000 4.00% 2,895 34,000 86,000 69,000 1,000 202,895 418,819 2,186,497 60,000 2019

2020 621,714 621,714 10,000 4.05% 2,495 43,000 95,000 100,000 1,000 251,495 370,219 2,556,716 50,000 2020

2021 621,714 621,714 10,000 4.10% 2,090 83,000 104,000 58,000 1,000 258,090 363,624 2,920,340 40,000 2021

2022 621,714 621,714 10,000 4.10% 1,680 72,000 85,000 53,000 1,000 222,680 399,034 3,319,374 30,000 2022

2023 621,714 621,714 10,000 4.20% 1,270 76,000 94,000 53,000 1,000 235,270 386,444 3,705,818 20,000 2023

2024 621,714 621,714 10,000 4.20% 850 93,000 105,000 44,000 1,000 253,850 367,864 4,073,683 10,000 2024

2025 621,714 621,714 10,000 4.30% 430 80,000 85,000 79,000 1,000 255,430 366,284 4,439,967 0 2025

2026 621,714 621,714 1,400,000 400,000 425,000 2,225,000 (1,603,286) 2,836,681 0 2026

Total 7,364,074 0 7,364,074 110,000 27,190 2,273,000 1,391,000 1,099,000 10,000 11,000 4,921,190 Total

Notes:

1. Had cumulative balance of $393,727 as of 12/31/2014

2. Assumes no growth in increment value

12/28/06 Total 

Expenditures Annual Cumulative

Principal 

Outstanding

Transfer to 

TID No. 7

Transfer to 

TID No. 8

Balances

Transfer to 

TID No. 6 Amendment Admin.

Expenditures

General Obligation Bonds

1,600,000

Projected Revenues

Tax 

Increments

Other 

Revenue

Total 

Revenues
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Cash Flow – Recipient District No. 6 – Prior to Amendment 
 

City of Merrill, Wisconsin
Tax Increment District No. 6

Cash Flow Projection ‐ Prior to Sharing and Amendment

Year

Dated Date:   Dated Date:  

Principal Rate Interest Principal Rate Interest Year

2015 0 0 3,203 5.00% 3,317 8,511 2.25% 6,474 1,000 22,505 (22,505) (695,583) 246,117 2015

2016 0 0 3,321 5.00% 3,166 8,511 2.25% 6,283 1,000 22,281 (22,281) (717,863) 234,285 2016

2017 0 0 3,440 5.00% 2,991 8,511 2.25% 6,091 1,000 22,033 (22,033) (739,896) 222,334 2017

2018 0 0 3,559 5.00% 2,819 8,511 2.50% 5,900 1,000 21,788 (21,788) (761,684) 210,265 2018

2019 0 0 3,677 5.00% 2,641 8,511 2.50% 5,687 1,000 21,516 (21,516) (783,200) 198,077 2019

2020 0 0 3,796 5.00% 2,464 8,511 2.75% 5,474 1,000 21,245 (21,245) (804,445) 185,771 2020

2021 0 0 3,914 5.00% 2,267 8,511 3.00% 5,240 1,000 20,933 (20,933) (825,378) 173,346 2021

2022 0 0 4,033 5.00% 2,072 8,511 3.00% 4,985 1,000 20,600 (20,600) (845,978) 160,802 2022

2023 0 0 4,152 5.00% 1,870 8,511 3.00% 4,730 1,000 20,262 (20,262) (866,240) 148,140 2023

2024 0 0 4,270 5.00% 1,667 8,511 3.50% 4,474 1,000 19,922 (19,922) (886,162) 135,359 2024

2025 0 0 4,508 5.00% 1,449 8,511 3.50% 4,177 1,000 19,644 (19,644) (905,806) 122,341 2025

2026 0 0 4,626 5.00% 1,223 8,511 3.50% 3,879 1,000 19,239 (19,239) (925,045) 109,204 2026

2027 0 0 4,745 5.00% 992 12,766 3.75% 3,581 1,000 23,084 (23,084) (948,129) 91,693 2027

2028 0 0 4,863 5.00% 757 12,766 4.00% 3,102 1,000 22,488 (22,488) (970,617) 74,064 2028

2029 0 0 5,101 5.00% 512 12,766 4.00% 2,591 1,000 21,970 (21,970) (992,587) 56,197 2029

2030 0 0 5,133 5.00% 257 12,766 4.00% 2,081 1,000 21,237 (21,237) (1,013,823) 38,298 2030

2031 0 0 12,766 4.00% 1,570 1,000 15,336 (15,336) (1,029,160) 25,532 2031

2032 0 0 12,766 4.10% 1,060 1,000 14,826 (14,826) (1,043,985) 12,766 2032

2033 0 0 12,766 4.20% 268 1,000 14,034 (14,034) (1,058,019) (0) 2033

2034 0 0 1,000 1,000 (1,000) (1,059,019) (0) 2034

2035 0 0 1,000 1,000 (1,000) (1,060,019) (0) 2035

2036 0 0 1,000 1,000 (1,000) (1,061,019) (0) 2036

Total 0 0 0 66,341 30,462 191,489 77,649 22,000 387,941 Total

Notes:

1. Had cumulative balance of ($673,078) as of 12/31/2014

Admin.

Total 

Expenditures Annual Cumulative

Principal 

Outstanding

12/21/10 09/04/13Tax 

Increments

Other 

Revenue

Total 

Revenues

632,275 4,290,000

Projected Revenues Expenditures Balances

State Trust Fund Loan General Obligation Bonds
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Cash Flow – Recipient District No. 6 – With Sharing and Amendment 
 
City of Merrill, Wisconsin
Tax Increment District No. 6

Cash Flow Projection ‐ Following Amendment

Year

Dated Date:   Dated Date:   Dated Date:   Dated Date:   Dated Date:   Dated Date:  

Principal Rate Interest Principal Rate Interest Principal Est. Rate Interest Principal Est. Rate Interest Principal Est. Rate Interest Principal Est. Rate Interest Year

2015 0 51,000 51,000 3,203 5.00% 3,317 8,511 2.25% 6,474 17,500 10,000 1,000 50,005 995 (672,083) 246,117 2015

2016 0 40,000 40,000 3,321 5.00% 3,166 8,511 2.25% 6,283 17,500 1,000 39,781 219 (671,863) 1,319,285 2016

2017 0 122,000 122,000 3,440 5.00% 2,991 8,511 2.25% 6,091 45,385 3.75% 32,098 11,667 10,000 1,000 121,183 817 (671,046) 2,176,949 2017

2018 0 179,000 179,000 3,559 5.00% 2,819 8,511 2.50% 5,900 38,498 3.75% 38,986 40,606 3.75% 27,069 11,667 1,000 178,613 387 (670,659) 2,085,776 2018

2019 144,589 34,000 178,589 3,677 5.00% 2,641 8,511 2.50% 5,687 39,941 3.75% 37,542 34,885 3.75% 32,790 11,667 1,000 178,341 248 (670,411) 1,998,762 2019

2020 145,245 43,000 188,245 3,796 5.00% 2,464 8,511 2.75% 5,474 41,439 3.75% 36,044 36,194 3.75% 31,482 11,667 10,000 1,000 188,070 176 (670,235) 2,508,823 2020

2021 145,902 83,000 228,902 3,914 5.00% 2,267 8,511 3.00% 5,240 42,993 3.75% 34,490 37,551 3.75% 30,124 32,411 3.75% 17,750 11,667 1,000 227,919 983 (669,252) 2,383,443 2021

2022 156,243 72,000 228,243 4,033 5.00% 2,072 8,511 3.00% 4,985 44,605 3.75% 32,878 38,959 3.75% 28,716 28,877 3.75% 21,285 11,667 1,000 227,586 656 (668,596) 2,258,458 2022

2023 156,899 76,000 232,899 4,152 5.00% 1,870 8,511 3.00% 4,730 46,278 3.75% 31,205 40,420 3.75% 27,255 29,959 3.75% 20,202 6,667 10,000 1,000 232,248 651 (667,944) 2,434,138 2023

2024 159,197 93,000 252,197 4,270 5.00% 1,667 8,511 3.50% 4,474 48,013 3.75% 29,470 41,936 3.75% 25,739 31,083 3.75% 19,078 20,820 3.75% 9,023 6,667 1,000 251,751 446 (667,498) 2,279,506 2024

2025 171,507 80,000 251,507 4,508 5.00% 1,449 8,511 3.50% 4,177 49,814 3.75% 27,669 43,508 3.75% 24,167 32,249 3.75% 17,913 19,186 3.75% 10,657 6,667 1,000 251,472 35 (667,463) 2,121,732 2025

2026 173,805 1,400,000 1,573,805 4,626 5.00% 1,223 8,511 3.50% 3,879 51,682 3.75% 25,801 45,140 3.75% 22,535 33,458 3.75% 16,703 19,905 3.75% 9,937 1,000 244,401 1,329,405 661,942 1,958,410 2026

2027 172,821 172,821 4,745 5.00% 992 12,766 3.75% 3,581 53,620 3.75% 23,863 46,833 3.75% 20,843 34,713 3.75% 15,449 20,652 3.75% 9,191 1,000 248,246 (75,425) 586,517 1,785,083 2027

2028 173,477 173,477 4,863 5.00% 757 12,766 4.00% 3,102 55,631 3.75% 21,852 48,589 3.75% 19,086 36,014 3.75% 14,147 21,426 3.75% 8,416 1,000 247,650 (74,173) 512,344 1,605,794 2028

2029 174,134 174,134 5,101 5.00% 512 12,766 4.00% 2,591 57,717 3.75% 19,766 50,411 3.75% 17,264 37,365 3.75% 12,796 22,229 3.75% 7,613 1,000 247,132 (72,998) 439,346 1,420,205 2029

2030 174,790 174,790 5,133 5.00% 257 12,766 4.00% 2,081 59,881 3.75% 17,602 52,301 3.75% 15,374 38,766 3.75% 11,395 23,063 3.75% 6,779 1,000 246,399 (71,608) 367,738 1,228,294 2030

2031 175,447 175,447 12,766 4.00% 1,570 62,127 3.75% 15,356 54,263 3.75% 13,413 40,220 3.75% 9,941 23,928 3.75% 5,914 1,000 240,498 (65,051) 302,686 1,034,991 2031

2032 176,103 176,103 12,766 4.10% 1,060 64,456 3.75% 13,027 56,297 3.75% 11,378 41,728 3.75% 8,433 24,825 3.75% 5,017 1,000 239,987 (63,884) 238,802 834,918 2032

2033 176,103 176,103 12,766 4.20% 268 66,874 3.75% 10,610 58,409 3.75% 9,267 43,293 3.75% 6,868 25,756 3.75% 4,086 1,000 239,196 (63,093) 175,710 627,821 2033

2034 176,103 176,103 69,381 3.75% 8,102 60,599 3.75% 7,076 44,916 3.75% 5,245 26,722 3.75% 3,120 1,000 226,162 (50,059) 125,651 426,203 2034

2035 176,103 176,103 71,983 3.75% 5,500 62,871 3.75% 4,804 46,601 3.75% 3,561 27,724 3.75% 2,118 1,000 226,162 (50,059) 75,593 217,023 2035

2036 176,103 176,103 74,683 3.75% 2,801 65,229 3.75% 2,446 48,348 3.75% 1,813 28,764 3.75% 1,079 1,000 226,162 (50,059) 25,534 0 2036

Total 3,004,573 2,273,000 5,277,573 66,341 30,462 191,489 77,649 1,085,000 464,662 915,000 370,827 600,000 202,579 305,000 82,952 125,000 40,000 22,000 4,578,961 Total

Notes:

1. Had cumulative balance of ($673,078) as of 12/31/2014

Projected Revenues

Tax 

Increments

Transfer from 

TID No. 3

Total 

Revenues

Balances

State Trust Fund Loan

305,000

06/01/23

Roof Loans Amendment Admin.

Expenditures

State Trust Fund Loan

1,085,000

06/01/16

State Trust Fund Loan

915,000

06/01/17

State Trust Fund Loan

632,275

12/21/10

General Obligation Bonds

4,290,000

09/04/13 Total 

Expenditures Annual Cumulative

Principal 

Outstanding

State Trust Fund Loan

600,000

06/01/20
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Cash Flow – Recipient District No. 7 – Prior to Amendment 
 

 

City of Merrill, Wisconsin
Tax Increment District No. 7

Cash Flow Projection ‐ Prior to Sharing and Amendment

Year

Year

2015 0 0 1,000 1,000 (1,000) (57,548) 0 2015

2016 0 0 1,000 1,000 (1,000) (58,548) 0 2016

2017 0 0 1,000 1,000 (1,000) (59,548) 0 2017

2018 0 0 1,000 1,000 (1,000) (60,548) 0 2018

2019 0 0 1,000 1,000 (1,000) (61,548) 0 2019

2020 0 0 1,000 1,000 (1,000) (62,548) 0 2020

2021 0 0 1,000 1,000 (1,000) (63,548) 0 2021

2022 0 0 1,000 1,000 (1,000) (64,548) 0 2022

2023 0 0 1,000 1,000 (1,000) (65,548) 0 2023

2024 0 0 1,000 1,000 (1,000) (66,548) 0 2024

2025 0 0 1,000 1,000 (1,000) (67,548) 0 2025

2026 0 0 1,000 1,000 (1,000) (68,548) 0 2026

2027 0 0 1,000 1,000 (1,000) (69,548) 0 2027

2028 0 0 1,000 1,000 (1,000) (70,548) 0 2028

2029 0 0 1,000 1,000 (1,000) (71,548) 0 2029

2030 0 0 1,000 1,000 (1,000) (72,548) 0 2030

2031 0 0 1,000 1,000 (1,000) (73,548) 0 2031

2032 0 0 1,000 1,000 (1,000) (74,548) 0 2032

2033 0 0 1,000 1,000 (1,000) (75,548) 0 2033

2034 0 0 1,000 1,000 (1,000) (76,548) 0 2034

2035 0 0 1,000 1,000 (1,000) (77,548) 0 2035

2036 0 0 1,000 1,000 (1,000) (78,548) 0 2036

2037 0 0 0 0 (78,548) 0 2037

Total 0 0 0 22,000 22,000 Total

Notes:

1. Had cumulative balance of ($56,548) as of 12/31/2014

Admin.

Total 

Expenditures Annual Cumulative

Principal 

Outstanding

Tax 

Increments

Other 

Revenue

Total 

Revenues

Projected Revenues Expenditures Balances
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Cash Flow – Recipient District No. 7 – With Sharing and Amendment 
 

 
City of Merrill, Wisconsin
Tax Increment District No. 7

Cash Flow Projection ‐ Following Amendment

Year

Dated Date:   Dated Date:   Dated Date:   Dated Date:  

Principal Est. Rate Interest Principal Est. Rate Interest Principal Est. Rate Interest Principal Est. Rate Interest Year

2015 0 74,000 74,000 12,500 50,000 10,000 1,000 73,500 500 (56,048) 0 2015

2016 0 64,000 64,000 12,500 50,000 1,000 63,500 500 (55,548) 605,000 2016

2017 2,462 94,000 96,462 25,307 3.75% 17,898 8,333 33,333 10,000 1,000 95,872 591 (54,957) 834,693 2017

2018 0 105,000 105,000 21,466 3.75% 21,738 10,667 3.75% 7,544 8,333 33,333 1,000 104,082 918 (54,039) 802,560 2018

2019 18,219 86,000 104,219 22,271 3.75% 20,934 9,048 3.75% 9,163 8,333 33,333 1,000 104,082 137 (53,902) 771,241 2019

2020 19,532 95,000 114,532 23,107 3.75% 20,098 9,387 3.75% 8,823 8,333 33,333 10,000 1,000 114,082 451 (53,451) 993,747 2020

2021 20,845 104,000 124,845 23,973 3.75% 19,232 9,739 3.75% 8,471 12,856 3.75% 7,544 8,333 33,333 1,000 124,481 364 (53,087) 947,180 2021

2022 39,721 85,000 124,721 24,872 3.75% 18,333 10,104 3.75% 8,106 11,319 3.75% 9,080 8,333 33,333 1,000 124,481 240 (52,847) 900,884 2022

2023 41,034 94,000 135,034 25,805 3.75% 17,400 10,483 3.75% 7,727 11,743 3.75% 8,656 8,333 33,333 10,000 1,000 134,481 553 (52,294) 1,102,853 2023

2024 43,168 105,000 148,168 26,772 3.75% 16,432 10,876 3.75% 7,334 12,184 3.75% 8,216 15,705 3.75% 7,396 8,333 33,333 1,000 147,582 586 (51,707) 1,037,315 2024

2025 62,865 85,000 147,865 27,776 3.75% 15,429 11,284 3.75% 6,926 12,641 3.75% 7,759 14,315 3.75% 8,786 8,333 33,333 1,000 147,582 283 (51,425) 971,299 2025

2026 64,999 400,000 464,999 28,818 3.75% 14,387 11,707 3.75% 6,503 13,115 3.75% 7,285 14,851 3.75% 8,249 1,000 105,915 359,083 307,659 902,808 2026

2027 64,999 64,999 29,899 3.75% 13,306 12,146 3.75% 6,064 13,607 3.75% 6,793 15,408 3.75% 7,692 1,000 105,915 (40,917) 266,742 831,748 2027

2028 73,862 73,862 31,020 3.75% 12,185 12,602 3.75% 5,608 14,117 3.75% 6,283 15,986 3.75% 7,115 1,000 105,915 (32,053) 234,689 758,023 2028

2029 74,519 74,519 32,183 3.75% 11,022 13,074 3.75% 5,136 14,646 3.75% 5,753 16,586 3.75% 6,515 1,000 105,915 (31,397) 203,292 681,534 2029

2030 78,622 78,622 33,390 3.75% 9,815 13,565 3.75% 4,646 15,195 3.75% 5,204 17,208 3.75% 5,893 1,000 105,915 (27,293) 175,999 602,176 2030

2031 79,114 79,114 34,642 3.75% 8,563 14,073 3.75% 4,137 15,765 3.75% 4,634 17,853 3.75% 5,248 1,000 105,915 (26,801) 149,198 519,843 2031

2032 79,607 79,607 35,941 3.75% 7,264 14,601 3.75% 3,609 16,356 3.75% 4,043 18,522 3.75% 4,578 1,000 105,915 (26,308) 122,889 434,421 2032

2033 79,607 79,607 37,289 3.75% 5,916 15,149 3.75% 3,062 16,970 3.75% 3,430 19,217 3.75% 3,884 1,000 105,915 (26,308) 96,581 345,797 2033

2034 79,607 79,607 38,687 3.75% 4,518 15,717 3.75% 2,493 17,606 3.75% 2,793 19,938 3.75% 3,163 1,000 105,915 (26,308) 70,272 253,849 2034

2035 79,607 79,607 40,138 3.75% 3,067 16,306 3.75% 1,904 18,266 3.75% 2,133 20,685 3.75% 2,415 1,000 105,915 (26,308) 43,964 158,453 2035

2036 79,607 79,607 41,643 3.75% 1,562 16,918 3.75% 1,293 18,951 3.75% 1,448 21,461 3.75% 1,640 1,000 105,915 (26,308) 17,655 59,480 2036

2037 79,607 79,607 17,552 3.75% 658 19,662 3.75% 737 22,266 3.75% 835 61,710 17,896 35,552 0 2037

Total 1,161,603 1,391,000 2,552,603 605,000 259,097 255,000 109,206 255,000 91,790 250,000 73,409 100,000 40,000 22,000 2,460,503 Total

Notes:

1. Had cumulative balance of ($56,548) as of 12/31/2014

Projected Revenues

Tax 

Increments

Transfer from 

TID No. 3

Total 

Revenues

Balances

Roof Loans Amendment Admin.

Expenditures

State Trust Fund Loan

255,000

06/01/20

State Trust Fund Loan

255,000

06/01/23

State Trust Fund Loan

605,000

06/01/16

State Trust Fund Loan

255,000

06/01/17 Total 

Expenditures Annual Cumulative

Principal 

Outstanding

Development 

Incentives
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Cash Flow – Recipient District No. 8 – Prior to Amendment 
 
 

City of Merrill, Wisconsin
Tax Increment District No. 8

Cash Flow Projection ‐ Prior to Amendment

Year

Year

2015 0 0 1,000 1,000 (1,000) (623,709) 2015

2016 0 0 1,000 1,000 (1,000) (624,709) 2016

2017 0 0 1,000 1,000 (1,000) (625,709) 2017

2018 0 0 1,000 1,000 (1,000) (626,709) 2018

2019 0 0 1,000 1,000 (1,000) (627,709) 2019

2020 0 0 1,000 1,000 (1,000) (628,709) 2020

2021 0 0 1,000 1,000 (1,000) (629,709) 2021

2022 0 0 1,000 1,000 (1,000) (630,709) 2022

2023 0 0 1,000 1,000 (1,000) (631,709) 2023

2024 0 0 1,000 1,000 (1,000) (632,709) 2024

2025 0 0 1,000 1,000 (1,000) (633,709) 2025

2026 0 0 1,000 1,000 (1,000) (634,709) 2026

2027 0 0 1,000 1,000 (1,000) (635,709) 2027

2028 0 0 1,000 1,000 (1,000) (636,709) 2028

2029 0 0 1,000 1,000 (1,000) (637,709) 2029

2030 0 0 1,000 1,000 (1,000) (638,709) 2030

2031 0 0 1,000 1,000 (1,000) (639,709) 2031

2032 0 0 1,000 1,000 (1,000) (640,709) 2032

2033 0 0 1,000 1,000 (1,000) (641,709) 2033

2034 0 0 1,000 1,000 (1,000) (642,709) 2034

2035 0 0 1,000 1,000 (1,000) (643,709) 2035

2036 0 0 1,000 1,000 (1,000) (644,709) 2036

2037 0 0 1,000 1,000 (1,000) (645,709) 2037

2038 0 0 1,000 1,000 (1,000) (646,709) 2038

2039 0 0 0 0 (646,709) 2039

Total 0 0 0 24,000 24,000 Total

Notes:

1. Had cumulative balance of ($622,709) as of 12/31/2014

Projected Revenues Expenditures Balances

Tax 

Increments

Other 

Revenue

Total 

Revenues Admin.

Total 

Expenditures Annual Cumulative

Principal 

Outstanding
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Cash Flow – Recipient District No. 8 – With Sharing and Amendment 
 

 
City of Merrill, Wisconsin
Tax Increment District No. 8

Cash Flow Projection ‐ Following Amendment

Year

Dated Date:   Dated Date:   Dated Date:   Dated Date:  

Principal Est. Rate Interest Principal Est. Rate Interest Principal Est. Rate Interest Principal Est. Rate Interest Year

2015 0 24,000 24,000 12,500 10,000 1,000 23,500 500 (622,209) 0 2015

2016 0 14,000 14,000 12,500 1,000 13,500 500 (621,709) 865,000 2016

2017 0 86,000 86,000 36,183 3.75% 25,590 12,500 10,000 1,000 85,272 728 (620,981) 1,183,817 2017

2018 6,868 94,000 100,868 30,692 3.75% 31,081 14,850 3.75% 10,502 12,500 1,000 100,624 244 (620,738) 1,138,276 2018

2019 19,178 69,000 88,178 31,843 3.75% 29,930 12,596 3.75% 12,756 1,000 88,124 54 (620,684) 1,093,838 2019

2020 23,281 100,000 123,281 33,037 3.75% 28,736 13,068 3.75% 12,283 25,000 10,000 1,000 123,124 157 (620,526) 1,597,733 2020

2021 71,702 58,000 129,702 34,275 3.75% 27,497 13,558 3.75% 11,793 24,408 3.75% 16,271 1,000 128,803 899 (619,627) 1,525,491 2021

2022 75,805 53,000 128,805 35,561 3.75% 26,211 14,067 3.75% 11,285 20,969 3.75% 19,710 1,000 128,803 2 (619,625) 1,454,894 2022

2023 75,805 53,000 128,805 36,894 3.75% 24,878 14,594 3.75% 10,757 21,756 3.75% 18,923 1,000 128,803 2 (619,622) 1,381,649 2023

2024 84,833 44,000 128,833 38,278 3.75% 23,494 15,142 3.75% 10,210 22,572 3.75% 18,108 1,000 128,803 30 (619,592) 1,305,658 2024

2025 84,833 79,000 163,833 39,713 3.75% 22,059 15,709 3.75% 9,642 23,418 3.75% 17,261 25,000 10,000 1,000 163,803 30 (619,562) 1,476,818 2025

2026 124,226 425,000 549,226 41,203 3.75% 20,570 16,299 3.75% 9,053 24,296 3.75% 16,383 15,705 3.75% 7,396 1,000 151,904 397,322 (222,240) 1,379,316 2026

2027 133,254 133,254 42,748 3.75% 19,025 16,910 3.75% 8,442 25,207 3.75% 15,472 14,315 3.75% 8,786 1,000 151,904 (18,650) (240,890) 1,280,136 2027

2028 133,254 133,254 44,351 3.75% 17,422 17,544 3.75% 7,808 26,153 3.75% 14,527 14,851 3.75% 8,249 1,000 151,904 (18,650) (259,540) 1,177,238 2028

2029 143,102 143,102 46,014 3.75% 15,758 18,202 3.75% 7,150 27,133 3.75% 13,546 15,408 3.75% 7,692 1,000 151,904 (8,802) (268,341) 1,070,481 2029

2030 143,102 143,102 47,739 3.75% 14,033 18,884 3.75% 6,467 28,151 3.75% 12,528 15,986 3.75% 7,115 1,000 151,904 (8,802) (277,143) 959,720 2030

2031 157,054 157,054 49,530 3.75% 12,243 19,592 3.75% 5,759 29,206 3.75% 11,473 16,586 3.75% 6,515 1,000 151,904 5,150 (271,993) 844,806 2031

2032 157,054 157,054 51,387 3.75% 10,385 20,327 3.75% 5,024 30,302 3.75% 10,377 17,208 3.75% 5,893 1,000 151,904 5,150 (266,843) 725,583 2032

2033 157,054 157,054 53,314 3.75% 8,458 21,089 3.75% 4,262 31,438 3.75% 9,241 17,853 3.75% 5,248 1,000 151,904 5,150 (261,693) 601,889 2033

2034 157,054 157,054 55,313 3.75% 6,459 21,880 3.75% 3,471 32,617 3.75% 8,062 18,522 3.75% 4,578 1,000 151,904 5,150 (256,543) 473,556 2034

2035 157,054 157,054 57,387 3.75% 4,385 22,701 3.75% 2,651 33,840 3.75% 6,839 19,217 3.75% 3,884 1,000 151,904 5,150 (251,393) 340,411 2035

2036 157,054 157,054 59,540 3.75% 2,233 23,552 3.75% 1,800 35,109 3.75% 5,570 19,938 3.75% 3,163 1,000 151,904 5,150 (246,243) 202,273 2036

2037 157,054 157,054 24,435 3.75% 916 36,426 3.75% 4,253 20,685 3.75% 2,415 1,000 90,131 66,922 (179,321) 120,727 2037

2038 157,054 157,054 37,792 3.75% 2,888 21,461 3.75% 1,640 1,000 64,780 92,274 (87,047) 61,474 2038

2039 157,054 157,054 39,209 3.75% 1,470 22,266 3.75% 835 63,780 93,274 6,227 (0) 2039

Total 2,532,723 1,099,000 3,631,723 865,000 370,445 355,000 152,032 550,000 222,902 250,000 73,409 100,000 40,000 24,000 3,002,788 Total

Notes:

1. Had cumulative balance of ($622,709) as of 12/31/2014

06/01/16

State Trust Fund Loan

355,000

06/01/17 Total 

Expenditures Annual Cumulative

Principal 

Outstanding

Balances

Roof Loans Amendment Admin.

Expenditures

State Trust Fund Loan

550,000

06/01/20

State Trust Fund Loan

250,000

06/01/25

State Trust Fund Loan

865,000

Projected Revenues

Tax 

Increments

Transfer from 

TID No. 3

Total 

Revenues
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SECTION 10:  
Annexed Property 

 

No territory will be added or subtracted from the District as a result of this amendment. 

 

 

 

SECTION 11:  
Proposed Zoning Ordinance Changes 

 
The City does not anticipate the need to change any of its zoning ordinances in conjunction with the 
implementation of this Project Plan amendment.    
 
 
 

SECTION 12:  
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. 
 
 
 

SECTION 13:  
Relocation 

 
It is not 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 chapter 32. 

8.1.a

Packet Pg. 68

A
tt

ac
h

m
en

t:
 T

ID
 3

 P
ro

je
ct

 P
la

n
 -

 S
h

ar
e 

- 
20

15
-0

9-
22

  (
53

34
 :

 T
ID

 -
 3

 P
ro

je
ct

 P
la

n
)



 

____________________________________________________________________________________________ 
 
Project Plan TID No. 3 Project Plan Amendment                                                              City of Merrill  
Prepared by Ehlers    Page 28                          September 8, 2015 
 
 

SECTION 14:  
Orderly Development and/or Redevelopment of the City of 
Merrill 

 
This Project Plan Amendment will have no impact on the viability of the original District Project Plan as it 
relates to the orderly development and/or redevelopment of the City. 
 
 
 

SECTION 15:  
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 tax incremental finance funds.  The City does not 
expect to incur any non-project costs in the implementation of this Project Plan. 
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SECTION 16:  
Opinion of Attorney for the City of Merrill Advising Whether 
the Plan is Complete and Complies with Wisconsin Statutes 
66.1105 
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