o CITY OF MERRILL
m erri ll REDEVELOPMENT AUTHORITY

Experience more folife! AGENDA « TUESDAY, NOVEMBER 12, 2024
Special Meeting City Hall Council Chambers 6:00 PM
To attend remotely, call 786-563-9032 PIN 927 870 397 #
. Call to Order

Il. Purpose of Meeting

1. Tax Incremental Districts No. 6, 7, 11, and 12 Project Plan Amendments in order to
share increment with Tax Incremental Districts No, 8, 9, and 10.

lll. Public Hearing

1. Public Hearing regarding proposed amendment of the Project Plan of Tax
Incremental District No. 6.

2. Public Hearing regarding proposed amendment of the Project Plan of Tax
Incremental District No. 7.

3. Public Hearing regarding proposed amendment of the Project Plan of Tax
Incremental District No. 11.

4. Public Hearing regarding proposed amendment of the Project Plan of Tax
Incremental District No. 12.

IV. General Agenda Items for Consideration

1. Consideration and possible action on a "Resolution Approving an Amendment to the
Project Plan of Tax Increment District No. 6".

2. Consideration and possible action on a "Resolution Approving an Amendment to the
Project Plan of Tax Incremental District No. 7".

3. Consideration and possible action on a "Resolution Approving an Amendment to the
Project Plan of Tax Incremental District No. 11".

4. Consideration and possible action on a "Resolution Approving an Amendment to the
Project Plan of Tax Incremental District No. 12".

V. Adjournment

The Merrill City Hall is accessible to the physically disadvantaged. If special accommodations are needed,
please contact the Merrill City Hall at (715) 536-5594.
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NOTICE OF PUBLIC HEARING
AND JOINT REVIEW BOARD MEETING
CITY OF MERRILL, WISCONSIN

NOTICE IS HEREBY GIVEN that the City of Merrill will hold a Joint Review Board
meeting on November 12, 2024 at 4:30 PM.

The meeting will be held at the Merrill City Hall, located at 1004 E First St. To attend
remotely call 786-563-9032 PIN: 927 870 397 #.

The purpose of the meeting is to organize the Joint Review Board for consideration
of:

the City’s proposal to amend Tax Incremental District No. 6.
e the City’s proposal to amend Tax Incremental District No. 7.
e the City’s proposal to amend Tax Incremental District No. 11.
e the City’s proposal to amend Tax Incremental District No. 12.

e review Annual PE-300 Reports and the performance and status of the City’s
active Tax Incremental Districts No. 3 - 14, as required by Wis. Stat. &
66.1105(4m)(f).

e review a Cash Flow Analysis showing that the Tax Incremental District No. 4
increment was negatively impacted, in order to allow for additional time to pay
incurred project costs for TIDs affected by 2013 Act 145, and consider approval
of “TID Technical College Extension Resolution”; Wisconsin State Statutes
66.1105(7)(am)A4.

e review a Cash Flow Analysis showing that the Tax Incremental District No. 9
increment was negatively impacted, in order to allow for additional time to pay
incurred project costs for TIDs affected by 2013 Act 145, and consider approval
of “TID Technical College Extension Resolution”; Wisconsin State Statutes
66.1105(7)(am)4.

NOTICE IS HEREBY GIVEN that the RDA of the City of Merrill will hold a public hearing
on November 12, 2024 at 6:00 PM.

The meeting will be held at the Merrill City Hall, located at 1004 E First St. To attend
remotely call 786-563-9032 PIN: 927 870 397 #.

The hearing will be held to provide the public a reasonable opportunity to comment

on the proposed amendments to the Project Plans for Tax Incremental District’s No. 6,
7,11 and 12.
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The proposed amendments to Tax Incremental District’s No. 6, 7, 11 and 12 would allow
excess revenue to be transferred from the District to Tax Incremental District’s No. 8,
9 and 10 as permitted under Wisconsin Statutes Section 66.1105(6)(f).

Under the proposed amendment to Tax Incremental District No. 6, a total of $30,000
in excess tax increments will be transferred to Tax Incremental District No. 8.

Under the proposed amendment to Tax Incremental District No. 6, a total of $25,000
in excess tax increments will be transferred to Tax Incremental District No. 9.

Under the proposed amendment to Tax Incremental District No. 6, a total of $50,000
in excess tax increments will be transferred to Tax Incremental District No. 10.

Under the proposed amendment to Tax Incremental District No. 7, a total of $350,000
in excess tax increments will be transferred to Tax Incremental District No. 8.

Under the proposed amendment to Tax Incremental District No. 7, a total of $50,000
in excess tax increments will be transferred to Tax Incremental District No. 9.

Under the proposed amendment to Tax Incremental District No. 7, a total of $50,000
in excess tax increments will be transferred to Tax Incremental District No. 10.

Under the proposed amendment to Tax Incremental District No. 11, a total of
$1,020,000 in excess tax increments will be transferred to Tax Incremental District No.
8.

Under the proposed amendment to Tax Incremental District No. 11, a total of
$2,229,000 in excess tax increments will be transferred to Tax Incremental District No.
o.

Under the proposed amendment to Tax Incremental District No. 11, a total of $50,000
in excess tax increments will be transferred to Tax Incremental District No. 10.

Under the proposed amendment to Tax Incremental District No. 12, a total of $10,000
in excess tax increments will be transferred to Tax Incremental District No. 8.

Under the proposed amendment to Tax Incremental District No. 12, a total of $10,000
in excess tax increments will be transferred to Tax Incremental District No. 9.

Under the proposed amendment to Tax Incremental District No. 12, a total of $10,000
in excess tax increments will be transferred to Tax Incremental District No. 10.

These amendments do not change the list of estimated Project Costs in the current
Project Plans.
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All interested parties will be given a reasonable opportunity to comment on the
proposed amendments to the District’s Project Plan’s. A copy of the proposed
amendment to the District’s Project Plans, are available for public inspection and wiill
be provided on request during normal business hours at the office of the City Clerk at
the Merrill City Hall, located at 1004 E First St. This information can also be viewed on
the City’s website at https://ci.merrill.wi.us/meetings.

By Order of the City of Merrill, Wisconsin

Published November 7, 2024
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RESOLUTION NO.

RESOLUTION APPROVING AN AMENDMENT TO THE PROJECT PLAN
FOR TAX INCREMENTAL DISTRICT NO. 6

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. 6 (the “District”) was created by the City on
May 12, 2009; and

WHEREAS, the City now desires to amend the Project Plan of the District (the
“‘“Amendment”) in accordance with the provisions of Wisconsin Statutes Section 66.1105 (the
"Tax Increment Law"); and

WHEREAS, such Amendment will allow excess revenue to be transferred to Tax
Incremental District's No. 8, 9 and 10 as permitted under Wisconsin Statutes Section
66.1105(6)(f)2.

WHEREAS, an amended Project Plan for the District (the “Amendment”) 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;
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;
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 or of an attorney retained by the City advising that the
plan is complete and complies with Wisconsin Statutes Section 66.1105(4)(f); and

oo

@ ™o

T

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
RDA, on November 12, 2024 held a public hearing concerning the proposed amendment to the
District’s Project Plan, providing interested parties a reasonable opportunity to express their
views thereon.

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

City of Merrill, Wisconsin Tax Incremental District No. 6 RDA Resolution
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1. The boundaries of Tax Incremental District No. 6 will not change as a result of this
Amendment and will remain as designated in Exhibit A of this Resolution.

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

3. Amendment of the District’s Project Plan promotes orderly development in the City.

Adopted this day of , 2024,

RDA Chair

Secretary of the RDA

City of Merrill, Wisconsin Tax Incremental District No. 6 RDA Resolution
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EXHIBIT A -

TAX INCREMENTAL DISTRICT NO. 6
BOUNDARY MAP

[INCLUDED IN PROJECT PLAN]

City of Merrill, Wisconsin Tax Incremental District No. 6 RDA Resolution
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EXHIBIT B -

PROJECT PLAN

[DISTRIBUTED SEPARATELY]

City of Merrill, Wisconsin Tax Incremental District No. 6 RDA Resolution
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November 12, 2024

PROJECT PLAN AMENDMENT

City of Merrill, Wisconsin

Tax Incremental District No. 6

& EHLERS

PUBLIC FINANCE ADVISORS

Prepared by:

Ehlers
3060 Centre Pointe Drive
Roseville, MN 55113

BUILDING COMMUNITIES. IT'S WHAT WE DO.
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KEY DATES

Organizational Joint Review Board Meeting Held: November 12, 2024

Public Hearing Held: November 12, 2024

Approval by RDA: November 12, 2024

Adoption by Common Council: November 12, 2024

Approval by the Joint Review Board: Scheduled for TBD
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SECTION 1:
Executive Summary

DESCRIPTION OF DISTRICT

Tax Incremental District (“TID”) No. 6 (“District”) is a 32-acre blighted area
district created on May 12, 2009. The District was created to: finance public
improvements required to induce redevelopment and economic growth in the
City. In 2015, the District was amended to add and subtract, as well as modify
Project Costs.

Purpose of Amendment
The purpose of this amendment, referred to hereafter as the Plan, the
Amendment, or the Plan Amendment, is to:

e Allow excess revenue to be transferred to Tax Incremental District No. 8
(estimated in the amount of $30,000), Tax Incremental District No. 9
(estimated in the amount of $25,000), and Tax Incremental District No.
10 (estimated in the amount of $50,000) (TIDs 8, 9, and 10 collectively
referred to as the “Recipient Districts”) as permitted under Wis. Stat. §
66.1105(6)()1. The Plan Amendment meets the following criteria
necessary to allow for the transfer of excess revenue:

1. The District and the Recipient Districts lie within the same overlapping
taxing jurisdictions.

2. The District has enough revenue to pay for all current Project Costs
and has enough excess revenue to pay for eligible project costs of the
Recipient Districts.

3. The Recipient Districts are blighted area districts which qualify them
as eligible recipients of excess revenue.

Expected Termination of District

Based on the Economic Feasibility Study located within Section 9 of this Plan,
the City anticipates that the District will generate sufficient tax increment to
pay all Project Costs within 26 of its allowable 27 years.

Summary of Findings
As required by Wis. Stat. § 66.1105, and as documented in this Plan and the
exhibits contained and referenced to herein, the following findings are made:

1. That “but for” amendment of the Donor District’s Project Plan, the
remaining development projected to occur in the Recipient Districts: 1)
would not occur; or 2) would not occur in the manner, at the values, or

Tax Incremental District No. 6 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 3
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within the timeframe desired by the City. In making this determination, the
City has considered the following information:

e Current and projected tax increment collections for the Recipient
Districts will be insufficient to pay for project costs already incurred
and/or the additional projects that need to be completed in that District
to achieve the objectives of its Project Plan.

e |n order to cover the increased expenses in the Recipient Districts and to
meet its goals, it is likely that revenue sharing from the Donor District will
be necessary. Therefore, the City expects that “but for” this revenue
sharing, the planned development in the Recipient Districts will not be
fully realized.

e That “but for” amendment of the Donor District’s Project Plan, the
economic development objectives of the Recipient District’s Project
Plans 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.

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

Approval of the ability to share increment with the Recipient Districts is
necessary to enable that district to realize the economic benefits projected
in its Project Plan. 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

Tax Incremental District No. 6 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 4
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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 its Project Plan 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.

5. Improvements to be made in the District are likely to significantly enhance
the value of substantially all of the other real property in the District.

6. The Plan for the District is feasible and is in conformity with the Master Plan
of the City.

7. The City estimates that less than 35% of the territory within the District will
be devoted to retail business at the end of the District’s maximum
expenditure period, pursuant to Wis. Stat. § 66.1105(5)(b).

Tax Incremental District No. 6 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 5
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SECTION 2:
Map of Current District Boundary

A map identifying the current boundaries of the District is found on the
following page. The District’s boundaries are not being amended.

Tax Incremental District No. 6 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 6
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SECTION 3:
Map Showing Existing Uses and Conditions

The District’s boundaries are not being amended. The “Map Showing Existing
Uses and Conditions” included within the District’s amended Project Plan dated
September 22, 2015 remains unchanged and is incorporated by reference as
part of this Plan Amendment.

SECTION 4:
Equalized Value Test

No territory will be added to the District. Demonstration of compliance with the
equalized value test is not required for this Plan Amendment.

SECTION 5:

Statement Listing the Kind, Number and Location of All
Proposed Public Works or Improvements Within the
District

No changes to Project Costs are planned. The “Statement Listing the Kind,
Number and Location of All Proposed Public Works or Improvements Within
the District” included in the District’s amended Project Plan dated September
22, 2015 remains unchanged and is incorporated by reference as part of this
Plan Amendment.

SECTION 6:
Map Showing Proposed Improvements and Uses

The District’s boundaries are not being amended. The “Map Showing Proposed
Improvements and Uses” included within the District’s amended Project Plan
dated September 22, 2015 remains unchanged and is incorporated by reference
as part of this Plan Amendment.

Tax Incremental District No. 6 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 11
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SECTION 7:
Detailed List of Estimated Project Costs

No changes to Project Costs are planned. The “Detailed List of Estimated
Project Costs” included in the District’s amended Project Plan dated September
22, 2015 remains unchanged and is incorporated by reference as part of this
Plan Amendment.

While not considered to be a Project Cost, this Plan Amendment provides
authority for the District to transfer excess revenue to Tax Incremental Districts
Nos. 8, 9, and 10.

SECTION 8:

Economic Feasibility Study, Description of the Methods
of Financing Estimated Project Costs 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:

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

e The allocation of tax increments is approved by the Joint Review Board.

e 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.

e The Recipient Districts was created upon a finding that not less than 50
percent, by area, of the real property within the District is 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.

Tax Incremental District No. 6 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 12
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Table 1 - Tax Increment Projection Worksheet

Type of District Base Value
District Creation Date Economic Change Factor
Valuation Date Apply to Base Value
Max Life (Years) Base Tax Rate
Expenditure Period/Termination Rate Adjustment Factor
Revenue Periods/Final Year
Extension Eligibility/Years
Eligible Recipient District
Construction Economic Total
Year Value Added Valuation Year Change Increment  Revenue Year Tax Rate’
13 2021 0 2022 0 4,842,900 2023 $23.39
14 2022 0 2023 0 7,870,300 2024 $22.03
15 2023 0 2024 0 4,282,500 2025 $22.03
16 2024 0 2025 0 4,282,500 2026 $22.03
17 2025 0 2026 0 4,282,500 2027 $22.03
18 2026 0 2027 0 4,282,500 2028 $22.03
19 2027 0 2028 0 4,282,500 2029 $22.03
20 2028 0 2029 0 4,282,500 2030 $22.03
21 2029 0 2030 0 4,282,500 2031 $22.03
22 2030 0 2031 0 4,282,500 2032 $22.03
23 2031 0 2032 0 4,282,500 2033 $22.03
24 2032 0 2033 0 4,282,500 2034 $22.03
25 2033 0 2034 0 4,282,500 2035 $22.03
26 2034 0 2035 0 4,282,500 2036 $22.03
27 2035 0 2036 0 4,282,500 2037 $22.03
Notes:
1) Tax rates shown through the 2037 revenue year are actual per DOR Form PC-202 (Tax Increment Collection Worksheet).

Tax Increment

Tax Incremental District No. 6 Project Plan Amendment
Prepared by Ehlers

City of Merrill
Page | 13
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SECTION 9:
Annexed Property

A tax incremental district cannot include annexed territory unless at least three
years have elapsed since the annexation, or certain other requirements are met.
No territory is being added to the District as part of this Plan Amendment.

SECTION 10:
Estimate of Property to be Devoted to Retail Business

Pursuant to Wis. Stat. § 66.1105(5)(b), the City estimates that less than 35% of
the territory within the District will be devoted to retail business at the end of
the District’s maximum expenditure period.

SECTION 11:

Proposed Changes of Zoning Ordinances, Master Plan,
Map, Building Codes and City Ordinances

Zoning Ordinances

The proposed Plan Amendment is in general conformance with the City’s
current zoning ordinances. Individual properties may require rezoning at the
time of development.

Master (Comprehensive) Plan and Map

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.

Building Codes and Ordinances

Development within the District will be required to conform to State Building
Codes and will be subject to the City's permitting and inspection procedures.
The proposed Plan Amendment conforms to all relevant State and local
ordinances, plans, and codes. No changes to the existing regulations are
proposed or needed.

Tax Incremental District No. 6 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 22
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SECTION 12:

Statement of the Proposed Method for the Relocation of
any Persons to be Displaced

Should the continued implementation of this Plan require relocation of
individuals or business operations, relocations will be handled in compliance
with Wis. Stat. Chapter 32 and Wis. Admin. Code ADM 92.

SECTION 13:
How Amendment of the Tax Incremental District
Promotes the Orderly Development of the City

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 14:
List of Estimated Non-Project Costs

Non-project costs are public works projects which only partly benefit the
District. Costs incurred that do not benefit the District may not be paid with tax
increments. Examples of non-project costs are:

e A public improvement made within the District that also benefits property
outside the District. That portion of the total Project Costs allocable to
properties outside of the District would be a non-project cost.

e A public improvement made outside the District that only partially benefits
property within the District. That portion of the total Project Costs allocable
to properties outside of the District would be a non-project cost.

e Projects undertaken within the District as part of the implementation of this
Project Plan, the costs of which are paid fully or in part by impact fees,
grants, special assessments, or revenues other than tax increments.

No improvements to be made within the District will benefit property outside
the District. Furthermore, there will be no improvements made outside the
District that will only partially benefit the District.

Tax Incremental District No. 6 Project Plan Amendment City of Merrill
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SECTION 15:
Legal Opinion Advising Whether the Plan is Complete
and Complies with Wis. Stat. § 66.1105(4)(f)

City of Merrill
Office of the City Attorney

m e rri ll Thomas N. Hayden, City Attorney

1004 East First Street | Merrill, WI | 54452
Phone: (715) 539-3510 | Fax: (715) 536-0514
email: tom.hayden@ci.merrill.wi.us

November 7, 2024

Mayor Steve Hass
City of Merrill
1004 E First St.
Metrill, WI 54452

Re:  Project Plan Amendment for Tax Incremental District No. 6
Dear Mayor Hass:

Wisconsin Statute 66.1105(4)(f) requires that a project plan for a tax incremental financing
district include an opinion provided by the City Attorney advising as to whether the plan is
complete and complies with Wisconsin Statute 66.1105. As City Attorney for the City of Merrill,
I have been asked to review the above-referenced project plan amendment for compliance with
the applicable statutory requirements. Based upon my review, in my opinion, the amended
Project Plan for the City of Merrill Tax Incremental District No. 6 is complete and complies with
the provisions of Wisconsin Statute 66.1105.

Very truly yours,

QF MERRILL

/A

#s N. Hayden, City Attorney

TNH/km
An equal opportunity/affirmative action employer.
Tax Incremental District No. 6 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 24
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RESOLUTION NO.

RESOLUTION APPROVING AN AMENDMENT TO THE PROJECT PLAN
FOR TAX INCREMENTAL DISTRICT NO. 7

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. 7 (the “District’) was created by the City on
August 11, 2009; and

WHEREAS, the City now desires to amend the Project Plan of the District (the
“‘“Amendment”) in accordance with the provisions of Wisconsin Statutes Section 66.1105 (the
"Tax Increment Law"); and

WHEREAS, such Amendment will allow excess revenue to be transferred to Tax
Incremental District's No. 8, 9 and 10 as permitted under Wisconsin Statutes Section
66.1105(6)(f)2.

WHEREAS, an amended Project Plan for the District (the “Amendment”) 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;
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;
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 or of an attorney retained by the City advising that the
plan is complete and complies with Wisconsin Statutes Section 66.1105(4)(f); and

oo

@ ™o

T

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
RDA, on November 12, 2024 held a public hearing concerning the proposed amendment to the
District’'s Project Plan, providing interested parties a reasonable opportunity to express their
views thereon.

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

City of Merrill, Wisconsin Tax Incremental District No. 7 RDA Resolution
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1. The boundaries of Tax Incremental District No. 7 will not change as a result of this
Amendment and will remain as designated in Exhibit A of this Resolution.

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

3. Amendment of the District’s Project Plan promotes orderly development in the City.

Adopted this day of , 2024,

RDA Chair

Secretary of the RDA

City of Merrill, Wisconsin Tax Incremental District No. 7 RDA Resolution
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EXHIBIT A -

TAX INCREMENTAL DISTRICT NO. 7
BOUNDARY MAP

[INCLUDED IN PROJECT PLAN]

City of Merrill, Wisconsin Tax Incremental District No. 7 RDA Resolution
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EXHIBIT B -

PROJECT PLAN

[DISTRIBUTED SEPARATELY]

City of Merrill, Wisconsin Tax Incremental District No. 7 RDA Resolution
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November 12, 2024

PROJECT PLAN AMENDMENT

City of Merrill, Wisconsin

Tax Incremental District No. 7

& EHLERS

Bl -URLiC FINANCE ADVISORS

Prepared by:

Ehlers
3060 Centre Pointe Drive
Roseville, MN 55113

BUILDING COMMUNITIES. IT’'S WHAT WE DO.
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KEY DATES

Organizational Joint Review Board Meeting Held: November 12, 2024

Public Hearing Held: November 12, 2024

Approval by RDA: November 12, 2024

Adoption by Common Council: November 12, 2024

Approval by the Joint Review Board: Scheduled for TBD
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SECTION 1:
Executive Summary

DESCRIPTION OF DISTRICT

Tax Incremental District (“TID”) No. 7 (“District”) is an existing 66-acre blighted
area district created on August 11, 2009. The District was created to provide
infrastructure and public improvements to facilitate redevelopment in Merrill.
The District was amended on September 22, 2015 to both add and subtract
territory simultaneously, and to modify the categories, locations, and costs of
Projects to be undertaken.

Purpose of Amendment
The purpose of this amendment, referred to hereafter as the Plan, the
Amendment, or the Plan Amendment, is to:

e Allow excess revenue to be transferred to Tax Incremental District No. 8
(estimated in the amount of $350,000), Tax Incremental District No. 9
(estimated in the amount of $50,000), and Tax Incremental District No.
10 (estimated in the amount of $50,000) (TIDs 8, 9, and 10 collectively
referred to as the “Recipient Districts”) as permitted under Wis. Stat. &
66.1105(6)(f)1. The Plan Amendment meets the following criteria
necessary to allow for the transfer of excess revenue:

1. The District and the Recipient Districts lie within the same overlapping
taxing jurisdictions.

2. The District has enough revenue to pay for all current Project Costs
and has enough excess revenue to pay for eligible project costs of the
Recipient Districts.

3. The Recipient Districts are blighted area districts which qualify them
as eligible recipients of excess revenue.

Expected Termination of District

Based on the Economic Feasibility Study located within Section 9 of this Plan,
the City anticipates that the District will generate sufficient tax increment to
pay all Project Costs within 25 of its allowable 27 years.

Summary of Findings
As required by Wis. Stat. § 66.1105, and as documented in this Plan 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 in the Recipient Districts: 1)

Tax Incremental District No. 7 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 3
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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:

e Current and projected tax increment collections for the Recipient
Districts will be insufficient to pay for project costs already incurred
and/or the additional projects that need to be completed in that District
to achieve the objectives of its Project Plan.

e In order to cover the increased expenses in the Recipient Districts and to
meet their goals, it is likely that revenue sharing from the Donor District
will be necessary. Therefore, the City expects that “but for” this revenue
sharing, the planned development in the Recipient Districts will not be
fully realized.

e That “but for” amendment of the Donor District’s Project Plan, the
economic development objectives of the Recipient District’s Project
Plans 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.

e As demonstrated in the Economic Feasibility section of this Project Plan
Amendment, the Recipient Districts are not likely to recover its 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 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:

Approval of the ability to share increment with the Recipient Districts is
necessary to enable that district to realize the economic benefits projected
in its Project Plan. Since the Donor District is generating sufficient increment
to pay for its Project Costs and has surplus increment available to pay for

Tax Incremental District No. 7 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 4
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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.

5. Improvements to be made in the District are likely to significantly enhance
the value of substantially all of the other real property in the District.

6. The Plan for the District is feasible and is in conformity with the Master Plan
of the City.

7. The City estimates that less than 35% of the territory within the District will
be devoted to retail business at the end of the District’'s maximum
expenditure period, pursuant to Wis. Stat. § 66.1105(5)(b).

Tax Incremental District No. 7 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 5
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SECTION 2:
Map of Current District Boundary

A map identifying the current boundaries of the District is found on the
following page. The District’s boundaries are not being amended.

Tax Incremental District No. 7 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 6
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SECTION 3:
Map Showing Existing Uses and Conditions

The District’s boundaries are not being amended. The “Map Showing Existing
Uses and Conditions” included within the District’s amended Project Plan dated
September 22, 2015 remains unchanged and is incorporated by reference as
part of this Plan Amendment.

SECTION 4:
Equalized Value Test

No territory will be added to the District. Demonstration of compliance with the
equalized value test is not required for this Plan Amendment.

SECTION 5:

Statement Listing the Kind, Number and Location of All
Proposed Public Works or Improvements Within the
District

No changes to Project Costs are planned. The “Statement Listing the Kind,
Number and Location of All Proposed Public Works or Improvements Within
the District” included in the District’s amended Project Plan dated September
22, 2015 remains unchanged and is incorporated by reference as part of this
Plan Amendment.

SECTION 6:
Map Showing Proposed Improvements and Uses

The District’s boundaries are not being amended. The “Map Showing Proposed
Improvements and Uses” included within the District’s amended Project Plan
dated September 22, 2015 remains unchanged and is incorporated by reference
as part of this Plan Amendment.

Tax Incremental District No. 7 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 11
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SECTION 7:
Detailed List of Estimated Project Costs

No changes to Project Costs are planned. The “Detailed List of Estimated
Project Costs” included in the District’s amended Project Plan dated September
22, 2015 remains unchanged and is incorporated by reference as part of this
Plan Amendment.

While not considered to be a Project Cost, this Plan Amendment provides
authority for the District to transfer excess revenue to Tax Incremental District
Nos 8, 9, and 10.

SECTION 8:

Economic Feasibility Study, Description of the Methods
of Financing Estimated Project Costs 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:

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

e The allocation of tax increments is approved by the Joint Review Board.

e 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.

e The Recipient Districts was created upon a finding that not less than 50
percent, by area, of the real property within the District is 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.

Tax Incremental District No. 7 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 12
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Table 1 - Tax Increment Projection Worksheet

Base Value

Economic Change Factor
Apply to Base Value
Base Tax Rate

Rate Adjustment Factor

Type of District

District Creation Date

Valuation Date

Max Life (Years)

Expenditure Period/Termination
Revenue Periods/Final Year
Extension Eligibility/Years
Eligible Recipient District

Construction Economic Total
Year Value Added Valuation Year Change Increment  Revenue Year  Tax Rate’
13 2021 6,527,900 2022 - 6,527,900 2023 $23.39
14 2022 2,966,800 2023 - 9,494,700 2024 $22.03
15 2023 (935,700) 2024 - 8,559,000 2025 $22.03
16 2024 - 2025 - 8,559,000 2026 $22.03
17 2025 - 2026 - 8,559,000 2027 $22.03
18 2026 - 2027 - 8,559,000 2028 $22.03
19 2027 - 2028 - 8,559,000 2029 $22.03
20 2028 - 2029 - 8,559,000 2030 $22.03
21 2029 - 2030 - 8,559,000 2031 $22.03
22 2030 - 2031 - 8,559,000 2032 $22.03
23 2031 - 2032 - 8,559,000 2033 $22.03
24 2032 - 2033 - 8,559,000 2034 $22.03
25 2033 - 2034 - 8,559,000 2035 $22.03
26 2034 - 2035 - 8,559,000 2036 $22.03
27 2035 - 2036 - 8,559,000 2037 $22.03
Notes:

1) Tax rates shown through the 2024 revenue year are actual per DOR Form PC-202 (Tax Increment Collection Worksheet).

Tax Increment

Tax Incremental District No. 7 Project Plan Amendment
Prepared by Ehlers

City of Merrill
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SECTION 9:
Annexed Property

A tax incremental district cannot include annexed territory unless at least three
years have elapsed since the annexation, or certain other requirements are met.
No territory is being added to the District as part of this Plan Amendment.

SECTION 10:
Estimate of Property to be Devoted to Retail Business

Pursuant to Wis. Stat. § 66.1105(5)(b), the City estimates that less than 35% of
the territory within the District will be devoted to retail business at the end of
the District’s maximum expenditure period.

SECTION 11:

Proposed Changes of Zoning Ordinances, Master Plan,
Map, Building Codes and City Ordinances

Zoning Ordinances

The proposed Plan Amendment is in general conformance with the City’s
current zoning ordinances. Individual properties may require rezoning at the
time of development.

Master (Comprehensive) Plan and Map

The proposed Plan Amendment is in general conformance with the City’s
Comprehensive Plan identifying the area as appropriate for mixed-use
development.

Building Codes and Ordinances

Development within the District will be required to conform to State Building
Codes and will be subject to the City's permitting and inspection procedures.
The proposed Plan Amendment conforms to all relevant State and local
ordinances, plans, and codes. No changes to the existing regulations are
proposed or needed.

Tax Incremental District No. 7 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 22
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SECTION 12:

Statement of the Proposed Method for the Relocation of
any Persons to be Displaced

Should the continued implementation of this Plan require relocation of
individuals or business operations, relocations will be handled in compliance
with Wis. Stat. Chapter 32 and Wis. Admin. Code ADM 92.

SECTION 13:

How Amendment of the Tax Incremental District
Promotes the Orderly Development of the City

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 14:
List of Estimated Non-Project Costs

Non-project costs are public works projects which only partly benefit the
District. Costs incurred that do not benefit the District may not be paid with tax
increments. Examples of non-project costs are:

e A public improvement made within the District that also benefits property
outside the District. That portion of the total Project Costs allocable to
properties outside of the District would be a non-project cost.

e A public improvement made outside the District that only partially benefits
property within the District. That portion of the total Project Costs allocable
to properties outside of the District would be a non-project cost.

e Projects undertaken within the District as part of the implementation of this
Project Plan, the costs of which are paid fully or in part by impact fees,
grants, special assessments, or revenues other than tax increments.

No improvements to be made within the District will benefit property outside
the District. Furthermore, there will be no improvements made outside the
District that will only partially benefit the District.

Tax Incremental District No. 7 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 23

Page 59 of 117



SECTION 15:
Legal Opinion Advising Whether the Plan is Complete
and Complies with Wis. Stat. § 66.1105(4)(f)

City of Merrill

@ Office of the City Attorney
m e rrl ll Thomas N. Hayden, City Attorney
1004 East First Street | Merrill, Wl | 54452
Phone: (715) 539-3510 | Fax: (715) 536-0514

email: tom.hayden@ci.merrill wi,us

November 7, 2024

Mayor Steve Hass
City of Merrill
1004 E First St.
Merrill, WI 54452

Re:  Project Plan Amendment for Tax Incremental District No. 7
Dear Mayor Hass:
Wisconsin Statute 66.1105(4)(f) requires that a project plan for a tax incremental financing
district include an opinion provided by the City Attorney advising as to whether the plan is
complete and complies with Wisconsin Statute 66.1105. As City Attorney for the City of Merrill,
I have been asked to review the above-referenced project plan amendment for compliance with
the applicable statutory requirements. Based upon my review, in my opinion, the amended

Project Plan for the City of Merrill Tax Incremental District No. 7 is complete and complies with
the provisions of Wisconsin Statute 66.1105.

Very truly yours,

MERRILL

5 N. Hayden, City Attorney

C

TNH/km
An equal opportunity/affirmative action employer.
Tax Incremental District No. 7 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 24
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RESOLUTION NO.

RESOLUTION APPROVING AN AMENDMENT TO THE PROJECT PLAN
FOR TAX INCREMENTAL DISTRICT NO. 11

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”) was created by the City on
May 10, 2016; and

WHEREAS, the City now desires to amend the Project Plan of the District (the
“‘“Amendment”) in accordance with the provisions of Wisconsin Statutes Section 66.1105 (the
"Tax Increment Law"); and

WHEREAS, such Amendment will allow excess revenue to be transferred to Tax
Incremental Districts No. 8, 9 and 10 as permitted under Wisconsin Statutes Section
66.1105(6)(f)2.

WHEREAS, an amended Project Plan for the District (the “Amendment”) 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;
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;
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 or of an attorney retained by the City advising that the
plan is complete and complies with Wisconsin Statutes Section 66.1105(4)(f); and

oo

@ ™o

T

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
RDA, on November 12, 2024 held a public hearing concerning the proposed amendment to the
District’'s Project Plan, providing interested parties a reasonable opportunity to express their
views thereon.

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

City of Merrill, Wisconsin Tax Incremental District No. 11 RDA Resolution
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1. The boundaries of Tax Incremental District No. 11 will not change as a result of this
Amendment and will remain as designated in Exhibit A of this Resolution.

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

3. Amendment of the District’s Project Plan promotes orderly development in the City.

Adopted this day of , 2024,

RDA Chair

Secretary of the RDA

City of Merrill, Wisconsin Tax Incremental District No. 11 RDA Resolution
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EXHIBIT A -

TAX INCREMENTAL DISTRICT NO. 11
BOUNDARY MAP

[INCLUDED IN PROJECT PLAN]

City of Merrill, Wisconsin Tax Incremental District No. 11 RDA Resolution
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EXHIBIT B -

PROJECT PLAN

[DISTRIBUTED SEPARATELY]

City of Merrill, Wisconsin Tax Incremental District No. 11 RDA Resolution
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November 12, 2024

PROJECT PLAN AMENDMENT

City of Merrill, Wisconsin

Tax Incremental District No. 11

SEHLERS

- PUBLIC FINANCE ADVISORS

Prepared by:

Ehlers
3060 Centre Pointe Drive
Roseville, MN 55113

BUILDING COMMUNITIES. IT’'S WHAT WE DO.
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KEY DATES

Organizational Joint Review Board Meeting Held: November 12, 2024

Public Hearing Held: November 12, 2024

Approval by RDA: November 12, 2024

Adoption by Common Council: November 12, 2024

Approval by the Joint Review Board: Scheduled for TBD
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SECTION 1:
Executive Summary

DESCRIPTION OF DISTRICT

Tax Incremental District (“TID”) No. 11 (“District”) is a 137-acre mixed-use
district created on May 10, 2016. The District was created to install public
improvements and making necessary related expenditures to induce and
promote development within the District. The District was amended on
February 9, 2021 to amend the categories, locations, and costs of project costs
to be made in the District.

Purpose of Amendment
The purpose of this amendment, referred to hereafter as the Plan, the
Amendment, or the Plan Amendment, is to:

e Allow excess revenue to be transferred to Tax Incremental District No. 8
(estimated in the amount of $1,020,000), Tax Incremental District No. 9
(estimated in the amount of $2,229,000), Tax Incremental District No. 10
(estimated in the amount of $50,000) (TIDs 8, 9, and 10 collectively
referred to as the “Recipient Districts”) as permitted under Wis. Stat. §
66.1105(6)()1. The Plan Amendment meets the following criteria
necessary to allow for the transfer of excess revenue:

1. The District and the Recipient Districts lie within the same overlapping
taxing jurisdictions.

2. The District has enough revenue to pay for all current Project Costs
and has enough excess revenue to pay for eligible project costs of the
Recipient Districts.

3. The Recipient Districts are blighted area districts which qualify them
as eligible recipients of excess revenue.

Expected Termination of District

Based on the Economic Feasibility Study located within Section 9 of this Plan,
the City anticipates that the District will generate sufficient tax increment to
pay all Project Costs within its allowable 20 years.

Summary of Findings
As required by Wis. Stat. § 66.1105, and as documented in this Plan 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 in the Recipient Districts: 1)
would not occur; or 2) would not occur in the manner, at the values, or

Tax Incremental District No. 11 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 3
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within the timeframe desired by the City. In making this determination, the
City has considered the following information:

e Current and projected tax increment collections for the Recipient
Districts will be insufficient to pay for project costs already incurred
and/or the additional projects that need to be completed in that District
to achieve the objectives of its Project Plan.

e |n order to cover the increased expenses in the Recipient Districts and to
meet their goals, it is likely that revenue sharing from the Donor District
will be necessary. Therefore, the City expects that “but for” this revenue
sharing, the planned development in the Recipient Districts will not be
fully realized.

e That “but for” amendment of the Donor District’s Project Plan, the
economic development objectives of the Recipient District’s Project
Plans 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.

e As demonstrated in the Economic Feasibility section of this Project Plan
Amendment, the Recipient Districts are not likely to recover its 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 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:

Approval of the ability to share increment with the Recipient Districts is
necessary to enable that district to realize the economic benefits projected
in its Project Plan. 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

Tax Incremental District No. 11 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 4
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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.

5. Improvements to be made in the District are likely to significantly enhance
the value of substantially all of the other real property in the District.

6. The Plan for the District is feasible and is in conformity with the Master Plan
of the City.

7. The City estimates that less than 35% of the territory within the District will
be devoted to retail business at the end of the District’s maximum
expenditure period, pursuant to Wis. Stat. § 66.1105(5)(b).

Tax Incremental District No. 11 Project Plan Amendment City of Merrill
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SECTION 2:
Map of Current District Boundary

A map identifying the current boundaries of the District is found on the
following page. The District’s boundaries are not being amended.

Tax Incremental District No. 11 Project Plan Amendment City of Merrill
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SECTION 3:
Map Showing Existing Uses and Conditions

The District’s boundaries are not being amended. The “Map Showing Existing
Uses and Conditions” included within the District’s amended Project Plan dated
February 9, 2021 remains unchanged and is incorporated by reference as part
of this Plan Amendment.

SECTION 4:
Equalized Value Test

No territory will be added to the District. Demonstration of compliance with the
equalized value test is not required for this Plan Amendment.

SECTION 5:
Statement Listing the Kind, Number and Location of All

Proposed Public Works or Improvements Within the
District

No changes to Project Costs are planned. The “Statement Listing the Kind,
Number and Location of All Proposed Public Works or Improvements Within
the District” included in the District’s amended Project Plan dated February 9,
2021 remains unchanged and is incorporated by reference as part of this Plan
Amendment.

SECTION 6:
Map Showing Proposed Improvements and Uses

The District’s boundaries are not being amended. The “Map Showing Proposed
Improvements and Uses” included within the District’s amended Project Plan
dated February 9, 2021 remains unchanged and is incorporated by reference as
part of this Plan Amendment.

Tax Incremental District No. 11 Project Plan Amendment City of Merrill
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SECTION 7:
Detailed List of Estimated Project Costs

No changes to Project Costs are planned. The “Detailed List of Estimated
Project Costs” included in the District’s amended Project Plan dated February
9, 2021 remains unchanged and is incorporated by reference as part of this Plan
Amendment.

While not considered to be a Project Cost, this Plan Amendment provides
authority for the District to transfer excess revenue to Tax Incremental District
Nos 8, 9, and 10.

SECTION 8:

Economic Feasibility Study, Description of the Methods
of Financing Estimated Project Costs 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:

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

e The allocation of tax increments is approved by the Joint Review Board.

e 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.

e The Recipient Districts was created upon a finding that not less than 50
percent, by area, of the real property within the District is suitable for
mixed-use development.

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.

Tax Incremental District No. 11 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 12

Page 76 of 117



€T | @8ed s191y3 Aq paJedaud
[443IA o AD Juswpuswy ue|d 193foid TT "ON 12141SIQ [BIUSWSIdU| XB |

*(399YS)J0 A\ UOI3I3]|0D) JUBWAIIU| XB]) Z0Z-Dd W04 YOJ J2d |enioe aJe Jeah anuanal $z0z 241 YSnodyi umoys saied xe] (T
:S910N

€0'7CS 8€0¢C 006°SL1°0T 0 LEOT 0 9€0¢ TC
€0'CTS LEOT 006'SL1°0C 0 9€0¢C 0 SE0C (014
€0'CTS 9€0¢ 006°SLT'0T 0 SE€0C 0 7€0¢ 61
€0'7TS SE0C 006'SL1°0C 0 €0t 0 €€0C 8T
€0'7TS €0t 006°SLT°0T 0 €€0C 0 [43er4 LT
€0'CTS €€0C 006°SL1°0C 0 (43014 0 T€0C 91
€0°7TS [43erd 006°SLT'0T 0 Te0C 0 0€0¢ ST
€0'CTS T€0T 006°SLT'0C 0 0€0¢ 0 6¢0¢C 1
€0'7CS 0€0¢ 006°SLT°0T 0 6¢0C 0 8¢0¢ €T
€0'CTS 6¢0¢C 006'SL1°0C 0 8¢0¢ 0 £20T [4)
€0'7CS 8¢0¢C 006°SL1°0T 0 L20C 0 9¢0¢ T
€0'7TS £20T 006'SL1°0C 0 920¢ 0 e rderd (0
€0'CTS 920t 006°SLT'0C 0 rderd 0 20t 6

€0'7TS rderd 006'SL1°0C 0 444 000°00T‘v €20¢C 8

€0'CTS 20t 006'SL0°9T 0 €¢0¢C 00%‘186'S zeoe L

6€'ETS €20C 005'760°0T 0 [4414 00S'760°0T 120C 9

1UBWAIdU| Xe | (Pley Xel  UB9ASNUSARY  JuBWRLOU| a8uey) Jea,\ uonenjep pappy anjep Jea\
|exo] J1Wou023 uoI3dNIISU0)

111s1g 3ua1d1d3Y 391813

sieap/A111q13113 uoisualx]

JB3A |BUI{/SPOLIRd SNUIASY
1030e4 JUBWISn(py a1ey uoleuIWIa] /poliad ainyipuadxy
2ley xe| aseg (s4eaA) 94171 Xe N
an|ey aseg 01 Ajddy 91eQ uonen|ep
10304 38URYD J1WIOUO0D] 91e(Q Uoleal) PISIA
an|e) aseg 1013s1Q Jo adA|

199USHI0M\ UOI1D3[04d JuUswadu| xel - | a|qel

Page 77 of 117



¥T | @3ed s19|y3 Aq pasedaud
|[449 A JO >H_U Jjuswpuswy ue|d uum.—OLn_ TT "ON 12141S1Q |eluawaJidu] Xe|
1Y0'LYSE v2Z1SE 83156 - 000G 88188 ZIv Y ZIv Y €0CC 006'S2L0C - 8£0C €02 9502
118'561°E 66162 €16°ZSH - 000°S 881Gl 05€°LY GL€'16 [4%4ead [4%ead €022 006'SLL'02 - 1£02 9€02 5802
8LEV06'T | ¥8LL6T 829'Z6} - 000°G £55'G1 00zt G£'68 Ziv'ry Ziv'ry £0'2Z 006'G2L°0Z - 9£02 G€02 €02
ves'TIoT | sezee 16025} - 000°G 606'G1 000'7¥ 881'/8 Ziv'ry Ziv'riy £0'2Z 006's2L'02 - 5£02 €02 4
6lz'0ze’c | S98'282 195'9G1 - 000'G 1v2'9L 00€'st 00006 Zi'ry Zi'ry £0'22 006's2L'02 - v€0Z £€02 2802
yee'ze0'c | ¥89'88Z 82.'a) - 000's 99501 05€'Ly £18'26 Ziy'ry Ziy'ry £0'22 006'SLL'02 - £€02 2€02 1£02
129'epLL 669'682 €LL'YSH - 000°g g8'9) 0ov'zy 8€v'06 [454aa4 I8 a4 £0'2C 006'SLL'02 - 2€02 1€02 002
TL6'ESY' | 216°06Z 005°€Sh - 000's GIL'L osv'sy G18'18 [ e ees ZIv'ry £0'2C 006'62L°02 - 1£02 0£02 6202
090°€94°} 125'962 588'LyL - 000's ger'zl 005'v¥ 096'G8 Zir'ry Zir'ry £0'2C 006'52L'02 - 0£02 6202 8202
£65'098 10'012 SEE'YET - 000°s 00078 §29'z) 085St 09128 Zi'ry Zi'ry £0'22 006'S2L'02 - 6202 8202 1202
957959 119'802 [Nl - 000's 00088 526zl ost'Ly 09588 Ziy'ry I8 a4 £0'22 006'SLL'02 - 8202 1202 9202
6LL LY L2v'202 986'9€7 - 000'g 052'98 gze'el 0s€'zy 09568 [4%4aa4 [4%4aa4 £0'2C 006'SLL'02 - 1202 9202 5202
£5E0PC 12v'902 686'267 - 000'G 05z's8 szL'el 0sz'sy 092'06 iy Iy £0'2C 006'52L'02 - 9202 5202 202
926'cE zLL'e6) 00€'StZ - 000's S9€°06 szl 0s8'st 09616 [ aees iy £0'2C 006°s21°02 - 5202 202 £202
(981'591) 1718l §86'GLT 000°0S 000G [oze's | ses'vh 0St'v 091'¢6 201'vSE 201'vE €022 006'G20'9L - 202 €202 220z
(E€€'€0E) (129'9€) 542U 000°05} 000°G 0288 5z6'v) 05€'s 0v9'sy 190'95Z 190'95Z 6°€2 005'¥60°0L - £202 2202 1202
i ] d: S9JON 9JON "dljuy spuog spuog coo_mwm_rw ANUAAY BNUAAIY Xe| (ajey xe] jusawaliou) uolnjenjep EL:E)N Jeajp Jea)
dAle|INWIND lenuuy —umuum.—o‘_m 13410 ulwpy ‘0’9 9JON ‘0’9 ‘0’9 L Uanw.qO._l _omuuw.—o._l anjeA dlL M3N ONUAAdY uonjenjep uolonisuod
lejoL 000°0£0°c$  000'V00°€$  000°0EH'E$  000°0LZ'€$  olgexel lejoL
202 2202 0202 8,102 1202
30NV IvE S3SNIdX3 3INNIATY ¥VIA
8602 Jea A enuanay [eulq
(659°992$) lejoL 1€0Z/0L/S (Je3 A EUIS) JOLISIQ 4O B4 WNWIXEIN
(6597992 "SOUEAPY LE0Z/0L/S polied ainjpuadx3 Jo pug
- ‘eouefeg ysed 910Z/0L/S sjeq uoess
2202, 910z Jea A uoneald
asn-paxi uonjeolyisselD jouisiq

Bulieys a4ojag 1211sId Jouod LL AIL 10) MO|d ysed - Z 3|qeL

LL 'ON alL

Page 78 of 117



fulieys Ja)y 121431sid Jouoq LL dIL 10) MO|d ysed - € 3|qel

ST | @8ed s19|y3 Aq pasedaud
|[449 A JO >H_U Jjuswpuswy ue|d HUQ_.O._& TT "ON 12141S1Q |eluawaJidu] Xe|
Lv0'8vC (922°86) 88L°EVS - 000°G 88188 - 000°0S¥ - [ Aa24 Ly 'rvy €0'CC 006°GZL°0Z - 8€0C
118'9v€ 667} [ Xka44 - 000G 881Gl 0s€'Ly SLE'L6 - 000062 - I4h 4444 [ 454444 £0'2C 006'GZL"02 - LE0C
8le'Gre ¥82°) 829'Chy - 000G €666l 002'2¥ S/€'68 - 000062 - I4h 4444 [ 454444 £0'2C 006'GZL"02 - 9€02
PEGEVE Sle'e 160°2hy - 000'S 606'GL 000'v¥ 881°/8 - 000°062 - fAh 4444 454444 02T 006'G.L'02 - GE0T
612 LYE 598°CL LyS' ey - 000'S 1¥2'9L 00€'Gt 00006 - 000°G/2 - fAh 4444 454444 €0°CC 006°G.L'02 - €02
¥GE'8ZE ¥89°€L 82L°0EY - 000G 99591 0SE‘LY €18'26 - 000'522 - 454474 [45 4444 €02 006°G2L'02 - €£€02
129'7LE 669'6€ €LL'YOY - 000°'G §/8°91L 00v'zy 8EV'06 - - 000°052 fAh 4444 454444 €02 006°G.L'02 - €02
T.6'vLT ZL6'0v 00S'€0Y - 000G SLLLL 0sv'er §.8'/8 - - 000°052 fAhaa44d 454444 €02 006°G2L'02 - 204
090'v€2 125°9% 588°26€ - 000G ser'zL 0057y 09668 - - 000052 454444 [ 434444 €0°2C 006'GLL°0Z - 0€0C
€65°/81 220'04 SEE'vEY - 000G 0008 S29'ZL 085St 09128 - - 000002 454444 [ 43 444 €0°2C 006'GLL°02 - 6202
9G¥ LLL 119°18 S€1'29¢ - 000G 000°88 S26'CL 0SH'LY 09€'88 - 00026 000°0€ 44444 [ 434444 €0°2C 006'GZL"02 - 8202
6.1'G6 120 S86°CLy - 000G 052'98 see'el ose'zy 095'68 000°0S 00026 000°0€ I4h 4444 [ 4 444 €0'2C 006'GZL"02 - ,20C
£6€'59 Vradelot G86°L0€ - 000'S 052's8 selL'el osez'ey 09206 - 00009 000°0L fAh 4444 454444 €0°CC 006'G.L'02 - 9202
(720°12) CLLBLL 00€°'GZE - 000G S9€°06 A4} 0S8'ey 096°'L6 - 00008 - 44444 454444 02T 0066102 - G20T
(981°061) LYLELL §56°0VC 000°0§ 000G [oz8's  ]gesvl 0St'ry 091°¢6 - 000°6Z - 201'vee 201'vSe €022 006°G20'9b - 20z
(EEE'E0E) (729°'9€) S€.'2L2 000°05} 000G 0288 GZ6'vL 0GE'GY 0v9'8t 190'9€2 190°9€2 6E°€C 00S'760°0L - €202
soueleg eoueieg Sesuedxg Sosuedx3 _ sesuedx3y SOI0N 9J0N oBUy __ spuog spuog 000S9¢'1S 0L ONQIL 6 ONQIL 8 ON L anuaAoy anuaASY XEL |03y Xl JusWwaiou] uonen|ep, N
onneinwng  lenuuy payoeloid  |1euio “unupy ‘0’9 loN ‘0’9 ‘0’9 auIL o o o pajosfoid pajosfoid eneAQIL  MeN anuanay
lejoL 000'0£0°E$  000'/00'€$  000°0EY'ES  000°0LZ'e$  olgexel Jajsuel) saysuel] Joysuel) le1oL
j4414 2202 0z0Z a.102 120z
3JONVIVE ANNIATY AUVIA
8c02 183 A BNUBASY [euld
(659°992%) lejol L€0Z/04/S (1eR A [BUIH) JOLISIQ JO )1 WNWIXEN
(659°992) S80UBAPY LE0Z/0L/S pouad aunyipuadx3 Jo pu3
- :@oueleg ysen 9Loz/oL/s djeq uonealy
z202] 9102 1ea A uoneal)
asn-poxI uoneoySSElD JoLIsa

LL"ON alL

Page 79 of 117



9T | 98ed
|[I3IAl JO AMD

s19|y3 Aq pasedaud
JUsWwpuswWy ue|d 33foud TT "ON 32143SIQ [BIUSWIOU| XB ]

Bulieys aiojag 12141s1d Jua1dIdey 8 dIL 40} MOjd ysed -  d|qel

(ove‘oe2) 18'6EL €96 11 - 000 €97°99 005°0% €€8°15Z €€8°15C €0°2C 000°€Er L - 6€0C
(112°028) 8011 §5.°6E1 - 000 €92'19 8e'9E §59°0€ €€8'16Z €€8'162 €02 000'eer L - 8€0C
(682'286) 100'€0} eeg'syl - 000's £96'69 £1e'LE 0zz'ze 8E€0L £€8'152 €£8'15Z [Xiks4 000'eEr' Ll - €02
(682'S80°1) | 0€S'66 €08'261 - 000’ £€91'59 991'8¢ 00e'ee SL9'04 €€8'152 €€8'15Z €0°2Z 000'eEr'LL - 9€0z
(618'78L°L) | ¥60°96 6€4'551 - 000's £€9€'99 166'8E 08€'vE 000°L} €€8'152 €€8'152 €022 000'eer' Ll - 50z
(€16°082'L) | 90626 126'e51 - 000 €95'29 ¥8.°6E §52°0€ Sze'LL €€8'16Z £€€8'152 €022 000'eer Ll - veoz
(618'82€L) | £88'66 96’151 - 000's £99'€9 825'0% oeL'Le SZ9'LL €€8'162 €£8'162 £0'2C oo0'eer' Ll - €€0C
(202'824'}) | 826'96 S06'vSH - 000's €9.'v9 052"ty 896'LE 526'LL €€8'152 €€8'15Z [Xks4 000'eer'LL - ze0z
(5€9'5/61) | 169'8L evL'ELL - 000’ £€98'69 00€'sL 056°Ly 508'2€ feraad® €€8'15Z €€8'152 €022 000'eer' Ll - L€0Z
(92e'759't) | Lev'SL V€91 - 000’ £96'99 009'5L 059'zy 509'eE §25'2h £€8'152 €£8'15Z £0°2C 000'eEr'LL - €0z
(918'622'L) | bpb'LL €6€'vLL - 000’ £€90'89 006'S1 0se'ey SO've §19'2 €€8'15Z €€8'15Z €022 000'eEY' Ll - 6202
(252°208')) | es9'e8 081'89} - 000's £€95'v9 05€'9L 00€'6E evl'se 5282 €815 €€8'152 €022 000'€er' Ll - 8202
(016'068°L)  |(850'€E’L) | 168'V6S'L - 000's Oeezzrt ] £€90'99 008'9} 005°0% €62'08 §16'L €€8'152 €€8'152 €022 000'€€r' L - 1202
(258'2v5) Zry'9e 16E'SPT - 000's 128vL €12'29 0se'LL 00L'ky €82'LE szL'e £€8'182 000'0¢ €£8'15Z €022 000'eEr' Ll - 9202
(v62'788) 8182 6v9'EVZ - 000’ 620'5L €L1'e9 05g'LL 0062y €€8'LE sze'e €€8'125 000'022 €€8'15Z €022 o0o'ser Ll - 5202
(6.v'298)  |(98€'29) 521028 000002 000004 000’ [z6v'0s  ]oL0'e9 58'9L 001ty £€€'ZE sze's 6€L'29% 000002 6€.'292 £0°2Z 001'826'LL - vzoe
(e60°508) __[(£19'€12) 150'455 000002 00057} 000’ 18G°8E £98'99 0001 00€'sy £68'2¢ Sir'g OvY'Ere 000'612 acds 6€°€2 00r'Z6Y'S - 20z
[eoueleg  [eoueeg sasuadx3y sasuadxg sjueln sasuadx3y BJON 'ojuUy  9JON dijuy  spuog S9JON spuog spuog spuog anuanay € 'ON QIL anuaAay xe| [ajey xej FUETEYEIN] uonenjep IR
aAe|INWND  [lenuuy pajoaloid 189y10 1adojanaq “ulwpy aJoN aJoN ‘0’9 ‘0’9 ‘0’9 09 ‘0’9 pajosloid wouy pajosloid anjep AlL MaN lanuanay
leyoL 000'6LL'P$  000'/00'€S  000089'LS  000°0EL'LS  000'0EV'E$  000°G.S'L$  000°0LZ'€$ [0 Jajsued)
202 220z 1202 1202 0202 v810Z 82102
3ONVIve S3sNadx3 3INN3ATY dVIA

6£02 Jes A anuanay |eulq

(927°166$) 18301 8€02/42/6 (1ea [euid) 1ou1sia Jo 8)i7 wnwixep

(92v7168) "S30UBADY| poliad aunyipuadx3 o pu3

- ‘aoueleg ysed aje( uoneai)

z202| Je9 A uoneas)

uoneoyIsseld ousiq

8 'ONQIL

Page 80 of 117



LT | @3ed s13|y3 Aq paJedald

(443N 40 AD 1UBWpUaWY ue|d 103foid TT "ON 1013SIQ [BIUBWAIIU| Xe]
099629 LI86EL €96 FLF 0005 €979 00507 €E8'1SC £E81ST [e0zz 000EEPTE - [6e0z
68L'6ES 80211 S5L'6Ek 000's €9/'19 8EV'9E 55608 £€8'152 £68'157 €022 000°€EYLL - 8c0z
LLizy L00'E0} £€8'8yL 000's £96'€9 €1€'26 02z'ze 8EE0L £€8'152 - - £68'152 €022 000'€EV' Ll - 2€02
LLL'vZE 0£5'66 £0£'251 000' £91'59 991'8€ 008'€E 1904 £€8'152 - - - - £68'162 €0'zz 000'€EYLL - 9€0z
181522 60'96 662'551 000'S £98'99 166'8E 088'7E 000°L4 £68'152 - - - - £68'162 €02z 000'€EYLL - se0z
280'62) 906'26 126'e5) 000's £95'29 81'6E 952'08 sze'LL £68'152 - - - - £68'162 €02z 000°€EYLL - ve0z
1811€ 188'66 9v6'151 000'S £99'€9 825°0% 0EL'1LE S29'LL £68'152 - - - - £68'152 €022 000°€EY 1L - ec0z
(202'89) 826'96€ S06'75H 000's £91'%9 05Z'Ly 896'L€ 526'LL £68'195 - 000'052 000'05 - £68'162 €022 000°€EY 1L - 2c0z
(5£9'59%) 169'82€ eri'ell 000'S £98'69 008'sH 096'Ly 50828 sez'zh £68'195 - 000'052 000'05 - £68'162 €022 000°€EYLL - 1£02
(g€ vv8) 16Y'S2E £vE'92L 000’ £96'99 009'1 059'z% 509'€. s25'zL £€8'155 - 000'052 000'05 - £68'152 €02z 000'€Er'LL - 0g0z
(o18'612') | Lhv'sze £6€'v21 000’ £90'89 006'} [ SOV'vE 529't £€8'10§ - 000'002 000'05 - £68'157 €02z 000°EErLL - 6202
(262'2¢5)) | £59'€9L 081'89} 000'S £95'9 0se'9l 00€'6¢ erL'se 528'L £€8'168 - 000'0€ 000'05 - £68'157 €022 000°€ErLL - 8202
(016'0LL))  |(8S0'ELeE’t) | 168'P6S'L 000 [eszzyt ] £€90'99 008'9) 005'0% €608 SL6'L £68'182 - 00008 - - £68'15Z €022 000'€ey'tL - 2202
(258'L6€) ry'ozL 16€'SZ 000'S 128vL €12'29 0sz'LL 0Lt £82'1E szL'g £€8'1LLE - 000°04 000'0S 000°0€ 000°0€ £€8'15T €02 000'€EY' L1 - 9202
(p62'92S) 81'8E€ 6v9'€rZ 000's 620'5L €11'e9 086'21 006'zy £E8'LE szz's £€8'185 000°0L - 000'05 000022 £68'152 €022 000'sEV'LL - 520z
(6v'298)  |(98€"25) sz1'028 000°002 000'S 000°004 [Z6v'05 ] 9i0'e9 5891 0047 €628 sze's 66L'29% - - - 000002 6£2292 €022 001826’ L - v20z
(e60'508)  |(219'€12) 150'285 000°002 000'S 000'} 185°8E £98'99 000'G1 008'Sy £68'28 Sit'8 OvY'Eve - - - 000'61Z ovt'sz) 00r'zer's - £202
X3 10N OBUY 910N oy spuog spuog ZLONGIL  LLONGIL ZONGIL 9 ONGIL £ ONGIL  onusAoy Xel [o)ed Xel  juswaiou]  UoReneA  [eaA
oAnenwND  [lenuuy pojoeloid  |ieuio Jedojeneg  eloN 10N ‘09 ‘09 ‘09 ‘09 ‘09 pe1osfoid wouy wouy wouy wouy wouy pejoloid eneAQlL  MeN lonunay
lejoL 000'6LL°P$  000°00°C$  000°089°L$  000°0EL'LS  000°0E¥'€$  000°GLS'L$  000°0LZ‘E$ lejoL daysueay daysueay daysuea d8ysuea d8ysueay
20z 220z 1202 1202 0202 v8L0Z a0z
30NV Iva S3sNIdxa 3NN3ATY UVIA
6802 1894 BNUBNSY [RULY
8€02/.2/6 (180 A EUI4) JOLISI JO OHT WNWIXE
£€02/.2/6 pouad ainyipuadx3 Jo pu3
1102/22/6 ejeQ uonealy

e A uoness)
uoealisseld jouisiq

8°ON alL

Bulieys Jo1y 19141sid uaididay g dlL 10} MOJ4 ysed - § a|qel

Page 81 of 117



8T | @3ed s19|y3 Aq pasedaud
[[IMI9N JO >u_u Juswipuswy ue|d uum.—o‘_n_ TT 'ON 1213sIQ |eruswalou| XxeJ
(eev'0e8’t) | 9sv's 000°S - 000°G 95t'ElL 95t'El €022 006°0L9 - 102
(688°8€8°1) | 9578 000G - 000°G 95t'elL 95t'el €022 006°0L9 - ov0z
(9ve'Ly8°L) | 95¥'8 000G - 000°G 95HEL 95HEL €022 006°0L9 - 6£02
(z08'598°}) | 95¥'8 000G - 000°G 9Gh'EL 9GH'EL €022 006°0L9 - 8€0Z
(85z'%98°1) |(6Lz'ZL) §19'GT - 000°‘S 6902 9sr'el 9sr'el €0'CC 006019 - 1€02
(6€0°'298°}) |(v68°2L) 05€'9Z - 000G 0s€'1T 9SHEL 9SHEL €022 006°0L9 - 9€02
(grL'6€8°t) |(rrS'el) 000°22 - 000G 00022 95h'El 95H'El €022 006°0L9 - Ge0T
(z09'sz8‘t) |(v6L'vL) 059°22 - 000G 059'22 9sr'el 9sr'el €0'¢e 006°049 - ¥€02
(801°118°1) |(¥6L%L) 0528z - 000G 0sZ'cT 95h'El 95t'El €022 006°0L9 - €£02
(r19'962°L) |(v¥2'oL) 002'€2 - 000°S 00.'8L 9sv'el 9sv'el €0'ce 006°049 - 4514
(02£'982°})  |(¥69°0L) 0S}'vT - 000°G 05161 9GHEL - 9GH'EL €022 006°0L9 - €02
(929'622°1) |(wwLiLL) 0092 - 000°S 009'61 9sr'el - 9sr'el €0'ce 006°049 - 0€02
(€€5'¥92°L)  |(¥6G°LL) 05062 - 000G 050°02 9GH'EL - 9Gh el €02 006°0L9 - 6202
(6€6°2SL°)) |(#v0°2L) 005°62 - 000G 00502 9SH'El - 95t'El €022 006°0L9 - 8202
(g68°0vLL) |(L9g‘0Ge'L) | L18'€9Z'L - 000'S [298°2€2) ] o0s6'0z 9Gh'el - 9Grel €022 006019 - 1202
(resoey)  |(118°22) 192°16 - 000°S 19879 00¥'1Z 95h'El - 95t'el €022 006°0L9 - 9202
(reL'eiy)  |(L6z'8L) Lv1'L6 - 000°S 1¥0°59 0012 9sr'el - 9sr'el €0'ce 006019 - §20z
(eev'vee)  |(vvs'e2) 000°2€ - 00001 000°G 00022 9GhEL - 9GHEL €022 006°0L9 - 202
(688'0L€) 052G 0Sb'2€ - 000°0L 000G 0522 000'G6 000'G6 - 6€°€C - - £202
aouejeg aouejeg sasuadx3y sosuadx3y sjuel sasuadx3y 9]JON "dnuy spuog anuanay ueo v aiL anuanay xe| [ajey xej JusaWaIoU| uonenjep ICEN
aAne|Inwny | v pajoafoid 19410 Jadojanag “ulwpy 3ajoN ‘0’9 pajosfoid 1adojanag ul Jajsued ) pajoaloid anjeA diL MaN anuanay
lejoL 000°6LLV$ 000°0LZ°c$ lejoL
%202 .10z
30NV IvE S3SNAdX3 ANNIATY ¥VIA

Lv02 Jes A anuaAay |euld

(6€¥'89€$) lejoL 0¥0z/v2/6 ) 19LISI JO B WNWIXe

(6€7"89€) “S80UBAPY Ge0z/veI6 pouad a.njipuadx3 Jo pu3

- :20uEleg ysed €102/72/6 ejeq uoneai

2202, €10z 1ea A Uoneal)

wbig uoneaysse| Jusiq

Bulieys aiojag 1211s1q 1Ua1dId8Y 6 dIL 40} MO Ysed - g ajgel

6 'ONdlL

Page 82 of 117



6T | 98ed
|[I3IAl JO AMD

s19|y3 Aq pasedaud
JUsWwpuswWy ue|d 33foud TT "ON 32143SIQ [BIUSWIOU| XB ]

196'€8y | 95v'8 000'S - 000°S 9Sv'el 95v'el €02C 006019 - 1v0Z
LSy | 9sv'8 000'G - 000°G 95v'el 9sv'el €0z 006°019 - ov0z
¥59'09 | 95v'8 000'G - 000°G gst'el 95r'EL €022 006°0L9 - 6£02
861'857 | 957'85Y 000'G - 000°G 9st'e9 - 000°05¥ 9GH'EL €022 006049 - 8c02
(852) 18211 §19'5Z - 000's 519'02 95t°'€0€ - 000°062 95H'EL €022 006°0L9 - €02
(6e0'822) | 90L°2L2 05€'9Z - 000's 05€°1Z 951°€0€ - 000°062 - 95v'el €02 006°049 - 9e02
(5p1'gss) | 9sv'oLZ 000'22 - 000's 00022 95v°€0€ - 000062 - 95v'el €02 006°049 - se0z
(z09'1e8) | 908092 059'22 - 000's 05922 95¢°88Z - 00022 - 95v'el £0°2C 006°049 - veoz
(80'260°1) | 902°092 052'82 - 000's 05z'€T 95v'882 - 000'6.2 - 95'el €0z 006'049 - £€0z
(r19°2ge'L) |(vvz'ol) 002'€Z - 000'S 004'8) 9SY'EL - - - 9sv'el €022 006'0L9 - 2€02
(02€°2ve’L) |(v69°01) 05472 - 000'S 051'61 9SY'EL - - - - 9v'el €022 006'0L9 - 1€0Z
(929'1€€"L) |(pPL'LL) 00972 - 000'G 009'6} 95v'el - - - - 95'el €0z 006°049 - o0g0z
(ees'0ze’t) |(v6S°LL) 050'6Z - 000'G 05002 95v'el - - - - 95h'el €0z 006°019 - 6202
(6€6'80€'L) | 956'VEL 005'6Z - 000°G 00502 95094 - 000'26 000°0S - 95v'el €022 006°019 - 8202
(g68'epp'L) |(Loe'eSL’l) | Z18'€9z't |- 000°G [Z982€2r ] o0s6'0z 951041 - 000'26 - - 95p'el €0z 006°049 - 1202
(r€5°'062) | 6812 192°16 - 000°G 19879 00v'1Z 95786 - 000°09 - 000'6Z - 95v'el €02z 006°019 - 9202
(v2L'262) | 60L°LL L¥1°16 - 000°G 1v0'G9 00L°1Z 95t°€0L 00004 00008 - - - 95H'EL €022 006°0L9 - 5202
(eey'60€) | 9sv') 000°2€ - 000's 000°0L 00022 95t°8e - 00052 - - 9sv'el £0°ze 006°049 - vzoz
(688°0LE) | 065°2S 05t'LE - 000's 000°0L 05+°2Z 000°56 - - - 000'S6 - 34 - - £202
%mo:m_mn sasuadxgy sasuadx3 sasuadx3 sjuel JON dnUY spuog anuaAay ueo ZLaiL LLalL LalL 9alL ¥ aiL anuaAay Xxe| BEYEC JuaWaIou| uonenjep N
aAEINWNY (jlenuuy pajoaloid SEITHTGY “ulwpy Jadojanag ajoN ‘09 I ul Jajsues ) Jajsuel]  ujJdjsues) ul J3jsuel] Uy Jdjsued) pajoafoid anjep aiL MaN anuanay
IejoL 000°61L°7$ 000°012°e$ IejoL
202 a110z
3ONVIVE S3SNIdX3 3INNIATY UVIA

1702 18 A 9NUBASY [eul4

(6ev°89€$) 1ej0 ] 0v0Z/v2/6 (19 A [euld) ¥ 10 947 wnwixey

(Gev8oe) S50UBAPY| SE0Z/VTI6 pouad aunjipuadx3 Jo pu3

- :e0ueleg yseo €L0Z/v2/6 aleq uojeai

4414 Jeo A uojeal

Bulieys 4oy juaididay 6 dlL 103 Mo[4 Yysed - £ 3jqel

uoneolyisse|D 1oHIsia

6 ONQIL

Page 83 of 117



0z | @3ed s19|y3 Aq pasedaud
(443N J0 A1D JuUsWpUBWY ue|d 33[04d TT "ON I1431sIJ [eIUDWSIDIU| Xe |

Aunjew o} Joud papusixe 8q [[IM SOION $202 ¥ 202 8y} 10) SjuswAed uoojeg ,

B]0N
656'0€5°} 202181 000°G - 000G 20Z°681 202°681 €02Z 009°685°8 - €02
1G2'9%E°L 20Z°v8L 000°G - 000'G 20Z'681 202°681 €022 009°685°8 - AL\
GGG'29L L 20Z'v8l 000°G - 000'S 20z'68L 202°681 €022 009°685°8 - 102
£5€'8/6 2081 000°G - 000°S z0Z'68L 20Z°681 €022 009°685'8 - 0v0Z
LGL V6L 20281 000°G - 000'S 20z'68L 202°681 €022 009°685°8 - 6£02
616'609 20Z°v81 000°G - 000'G 20Z'68L 202°681 €022 009°685°8 - 8£02
LvL'Sey 20z v8) 000G - 000°G 20z'681 20z'68) €02C 009°685'8 - 1€02
S LY 20Z'v8l 000°G - 000'G 20z'681 202°681 €022 009°685°8 - 9e02
£VELS 20Z°v8L 000°G - 000'G z0Z'681 20Z°681 €022 009°685°8 - GE0Z
(658°921) 20281 000°G - 000'G 202°681 202°681 €022 009'685'8 - €02
(190°11E) 20z v8) 000G - 000G 20z'68) 20z'68) €022 009'685‘8 - £€02
(z9z's6v) 6LL8YL €80°LY - 000'G £80°9¢ 202°681 202°681 €022 009'685'8 - ze0z
(z8e‘ev9) 6LL8YL €80°LY - 000'G £80°9¢ 20z'68L 20Z°681 €02z 0096858 - 10T
(105°162) 6118kl €80°LY - 000G £80°9¢ 20z'68) 20z'681 €022 009'685‘8 - 0€02
(029°6€6) 6LL8YL €80°LY - 000'G £80°9¢ 202°681 20Z°681 €022 0096858 - 6202
(6£2°280°L) | 6LL'8YL €80°LY - 000G £80°9¢ 20Z'68) 20z'68) €022 009'685‘8 - 8202
(8s8‘see’L)  |(889°6%9) 068°8€8 - 000'G [208°26.  ]eso'ee 202°681 202°681 €022 009'685'8 - 1202
(121°985) (e18°2LY) G10°299 - 000G 108°LY €80°9¢ G21°6.5 20z'68) 20Z°681 €022 0096858 - 9202
(8ge‘eLl) 12026 LEL26 - 000'G €26'LY £80'9¢ SZLyh 20z'681 202°681 €022 009°685°8 - 5202
(0e¥'s02) (001'68) 802502 000054 000'S £80°9¢ crd% 4} 80L‘9LL 80L‘9LL €0°22 00Z'122'S - ¥202
(0£€‘9L1) (0£2°09) GZL'6LL 000°00L 000'G SZL'vl G5€°85 G5€°85 (oo 001'S6%'C - £202
aouejeg aouejeg sosuadx3g sasuadx3g sasuadx3g 000°6LLVS 000°255$ 000°695$ anuaAay anuaAay xe| [ajey xe] jJuswiadu| uoljenjep FEETN

aAlje|nwin) |lenuuy pajoafoid 18410 ‘ulwpy 9JON "o1uy ueoT] pung Nva pajoafoid pajoalfoid anjeA dil MaN anuaAay
lejoL 80N JsniLejels A9y alL lejoL
¥202 z202 1202
ERCALE] INN3ATY AVIA

£¥0Z 1ea A 8nuaAay |euld

(095°‘5$) lejol Zv02/22/6 (18 A [eUI]) JOMISIQ 4O By WNWIXe

095S5) S8OUBADY 1£02/22/6 poliad aunypuadx3 jo pug

- :90ueleg yseo 5102/22/6 8l uoneai)

2202 510z Jea A uoneai)

wbig uopeayIsse|D 1MsIg

Bulieys alojag juaididey OL dIL 410} MOl4 ysed - g ajgel

0l 'ON alL

Page 84 of 117



T2 | @8ed
|[I3IAl JO AMD

s19|y3 Aq pasedaud
JUsWwpuswWy ue|d 33foud TT "ON 32143SIQ [BIUSWIOU| XB ]

Apumew oy Joud papusixe 8q [im SBION $20Z ® ¥20Z 8y} 404 SuswAhed uoojeg

19JON
656069k | c0z¥8L 000'S - 000'S 202681 - 202681 €0z 0096858 - ev0C
151'908°L | 2028l 000's - 000's 20z'681 - 20z'681 €022 009'685'8 - zv0z
gss'zee'l | 20z'v8L 000's - 000's 202'681 - 202681 [ika4 009'685'8 - 70T
€SE'8EL'L | 20T'BL 000's - 000's 202'681 - - 202681 [itka4 009'685'8 - ov0z
151756 202781 000's - 000's 202'681 - - 202681 €022 009'685'8 - 6£02
6v6'69L 202'¥8L 000's - 000's 202'681 - - - - 20z'681 02z 009'685'8 - 8e02
111'S8S 202'v8L 000's - 000's 202'681 - - - - - 202681 ka4 009'685'8 - 2602
Svs'Loy 202'v8L 000's - 000's 202'681 - - - - - 202681 itka4 009'685'8 - 9e02
£VE'LIT 202781 000's - 000's 202681 - - - - - 202681 ka4 009'685'8 - €0z
Il'ee 202781 000's - 000's 202681 - - - - - 20z'681 02z 009'685'8 - veoz
(190°151) 20281 000°s - 000°s 20z'681 - - - - - 202681 [iks4 009'685'8 - ce0C
(z0z'see) 6iL'8ylL €80'LY - 000's £€80'9€ 202'681 - - - - - 202681 itka4 009'685'8 - ze0z
(z8e'cet) 6LL'8ylL €80'LY - 000's £80'9€ 202'681 - - - - - 202681 itks4 009'685'8 - 1602
(105°1€9) 6LL'8yL €80'LY - 000's £80'9¢ 20z'681 - - - - - 202681 02z 009'685'8 - 0g0z
(029'6.2) 6LL'8YL £80°Ly - 000's £80°9€ 20z'681 - - - - - 202681 ka4 009'685'8 - 6202
(6€2'226) 611'861 €80'LY - 000's £80'9€ 202'6€2 - - - 00005 - - 202681 [itka4 009'685'8 - 8202
(8g8'5zL‘L)  |(889'6¥8) 068'8€8 - 000°G [208726L  Jeso'oe 202°682 - - 000°0S - 000°0S - 202681 €022 009°685°8 - 2202
(121°928) (€18'2L) 610299 - 000°s 108°1¥ £80°9€ [Seress ] | zozest - - - - - - 20z'681 €022 009'685'8 - 9202
(85€°€01) 120'20L LEL'26 - 000°s £26'LY £80°9¢ FARZ 202'661 - 000°0L - - - - 202681 ka4 009'685'8 - 520z
(0et'502) (00 '68) 802502 000051 000°S £80°9¢ szh'vl 801911 - - - - - - 801'9}1 €022 002'1L2's - v20z
(0ge'9L 1) (022/09) SzL'6kL 000°00L 000's szL'yl 55€'85 - - - - - - 95€'85 %24 00v's6r'z - €202
@ouejeg souejeg 000°6L27$  000255$ 000'595$ ziai LLaiL rai 9aIL yaL anuansy X [ajey Xel aWwaiu|  uopenieA [1eax

[@AjR|INWIND lenuuy ﬂm.OQ.—O._E 13Y310 “ulwpy BJON "onuy ueoT pung Nva uﬁaom.—o._& J9Yl0 ul Jgjsued | ul Jsjsues ul Jgysued ) ul Jsjsued ul Jaysues | Umaoﬂ.—a._m anjeA dll MaN [anuanay
lejoL ?joN JsniLejels AN Il lejoL
202 2202 1202
JONVIVE S3SN3IAX3 INN3AIY AVIA

£v02 Jea A anuanay |euld

(095°555) lejoL 2v0z/zele (JB9 A [eUIS) JOUISI JO ST WNWIXE

(095°GS) “S90UBADY 1€02/22/6 pouad aunypuady3 Jo pu3

- ‘90ueleq yse siozizeie aleq uojeas

zz0z SL0Z Jea \ uoneaid

wblg uoeosseld 1osia

Bulieys 4oy juaididay OL dlL 40} MO[4 Ysed - 6 d|qel

0L 'ON aIL

Page 85 of 117



SECTION 9:
Annexed Property

A tax incremental district cannot include annexed territory unless at least three
years have elapsed since the annexation, or certain other requirements are met.
No territory is being added to the District as part of this Plan Amendment.

SECTION 10:
Estimate of Property to be Devoted to Retail Business

Pursuant to Wis. Stat. § 66.1105(5)(b), the City estimates that less than 35% of
the territory within the District will be devoted to retail business at the end of
the District’s maximum expenditure period.

SECTION 11:

Proposed Changes of Zoning Ordinances, Master Plan,
Map, Building Codes and City Ordinances

Zoning Ordinances

The proposed Plan Amendment is in general conformance with the City’s
current zoning ordinances. Individual properties may require rezoning at the
time of development.

Master (Comprehensive) Plan and Map

The proposed Plan Amendment is in general conformance with the City’s
Comprehensive Plan identifying the area as appropriate for mixed-use
development.

Building Codes and Ordinances

Development within the District will be required to conform to State Building
Codes and will be subject to the City's permitting and inspection procedures.
The proposed Plan Amendment conforms to all relevant State and local
ordinances, plans, and codes. No changes to the existing regulations are
proposed or needed.

Tax Incremental District No. 11 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 22
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SECTION 12:

Statement of the Proposed Method for the Relocation of
any Persons to be Displaced

Should the continued implementation of this Plan require relocation of
individuals or business operations, relocations will be handled in compliance
with Wis. Stat. Chapter 32 and Wis. Admin. Code ADM 92.

SECTION 13:
How Amendment of the Tax Incremental District
Promotes the Orderly Development of the City

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 14:
List of Estimated Non-Project Costs

Non-project costs are public works projects which only partly benefit the
District. Costs incurred that do not benefit the District may not be paid with tax
increments. Examples of non-project costs are:

e A public improvement made within the District that also benefits property
outside the District. That portion of the total Project Costs allocable to
properties outside of the District would be a non-project cost.

e A publicimprovement made outside the District that only partially benefits
property within the District. That portion of the total Project Costs allocable
to properties outside of the District would be a non-project cost.

e Projects undertaken within the District as part of the implementation of this
Project Plan, the costs of which are paid fully or in part by impact fees,
grants, special assessments, or revenues other than tax increments.

No improvements to be made within the District will benefit property outside
the District. Furthermore, there will be no improvements made outside the
District that will only partially benefit the District.

Tax Incremental District No. 11 Project Plan Amendment City of Merrill
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SECTION 15:

Legal Opinion Advising Whether the Plan is Complete
and Complies with Wis. Stat. § 66.1105(4)(f)

Merrill

Mayor Steve Hass
City of Merrill
1004 E First St.
Merrill, WI 54452

City of Merrill
Office of the City Attorney

Thomas N. Hayden, City Attorney

1004 East First Street | Merrill, W1 | 54452

Phone: (715) 539-3510 | Fax:(715) 536-0514
email: tom.hayden@ci.merrill.wi.us

November 7, 2024

Re:  Project Plan Amendment for Tax Incremental District No, 11

Dear Mayor Hass:

Wisconsin Statute 66.1105(4)(f) requires that a project plan for a tax incremental financing
district include an opinion provided by the City Attorney advising as to whether the plan is
complete and complies with Wisconsin Statute 66.1105. As City Attorney for the City of Merrill,
I have been asked to review the above-referenced project plan amendment for compliance with
the applicable statutory requirements. Based upon my review, in my opinion, the amended
Project Plan for the City of Merrill Tax Incremental District No. 11 is complete and complies
with the provisions of Wisconsin Statute 66.1105.

TNH/km

Very truly yours,

CITY OF MERRILL

. A

Themas N. Hayden, City Attorney

An equal opportunity/affirmative action employer.

Tax Incremental District No. 11 Project Plan Amendment City of Merrill
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RESOLUTION NO.

RESOLUTION APPROVING AN AMENDMENT TO THE PROJECT PLAN
FOR TAX INCREMENTAL DISTRICT NO. 12

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. 12 (the “District”) was created by the City on
August 23, 2017; and

WHEREAS, the City now desires to amend the Project Plan of the District (the
“‘“Amendment”) in accordance with the provisions of Wisconsin Statutes Section 66.1105 (the
"Tax Increment Law"); and

WHEREAS, such Amendment will allow excess revenue to be transferred to Tax
Incremental District's No. 8, 9 and 10 as permitted under Wisconsin Statutes Section
66.1105(6)(f)2.

WHEREAS, an amended Project Plan for the District (the “Amendment”) 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;
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;
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 or of an attorney retained by the City advising that the
plan is complete and complies with Wisconsin Statutes Section 66.1105(4)(f); and

oo

@ ™o

T

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
RDA, on November 12, 2024 held a public hearing concerning the proposed amendment to the
District’s Project Plan, providing interested parties a reasonable opportunity to express their
views thereon.

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

City of Merrill, Wisconsin Tax Incremental District No. 12 RDA Resolution
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1. The boundaries of Tax Incremental District No. 12 will not change as a result of this
Amendment and will remain as designated in Exhibit A of this Resolution.

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

3. Amendment of the District’s Project Plan promotes orderly development in the City.

Adopted this day of , 2024,

RDA Chair

Secretary of the RDA

City of Merrill, Wisconsin Tax Incremental District No. 12 RDA Resolution
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EXHIBIT A -

TAX INCREMENTAL DISTRICT NO. 12
BOUNDARY MAP

[INCLUDED IN PROJECT PLAN]

City of Merrill, Wisconsin Tax Incremental District No. 12 RDA Resolution
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EXHIBIT B -

PROJECT PLAN

[DISTRIBUTED SEPARATELY]

City of Merrill, Wisconsin Tax Incremental District No. 12 RDA Resolution
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November 12, 2024

PROJECT PLAN AMENDMENT

City of Merrill, Wisconsin

Tax Incremental District No. 12

“EHLERS

- PUBLIC FINANCE ADVISORS

Prepared by:

Ehlers
3060 Centre Pointe Drive
Roseville, MN 55113

BUILDING COMMUNITIES. IT’S WHAT WE DO.
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KEY DATES

Organizational Joint Review Board Meeting Held: November 12, 2024

Public Hearing Held: November 12, 2024

Approval by RDA: November 12, 2024

Adoption by Common Council: November 12, 2024

Approval by the Joint Review Board: Scheduled for TBD
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SECTION 1:
Executive Summary

DESCRIPTION OF DISTRICT

Tax Incremental District (“TID”) No. 12 (“District”) is a 32-acre mixed-use area
district created on August 23, 2017. The District was created to provide
financing for installation of public improvements to promote development
within the District.

Purpose of Amendment
The purpose of this amendment, referred to hereafter as the Plan, the
Amendment, or the Plan Amendment, is to:

e Allow excess revenue to be transferred to Tax Incremental District No. 8
(estimated in the amount of $10,000), Tax Incremental District No. 9
(estimated in the amount of $10,000), and Tax Incremental District No.
10 (estimated in the amount of $10,000) (TIDs 8, 9, and 10 collectively
referred to as the “Recipient Districts”) as permitted under Wis. Stat. §
66.1105(6)(MH1. The Plan Amendment meets the following criteria
necessary to allow for the transfer of excess revenue:

1. The District and the Recipient Districts lie within the same overlapping
taxing jurisdictions.

2. The District has enough revenue to pay for all current Project Costs
and has enough excess revenue to pay for eligible project costs of the
Recipient Districts.

3. The Recipient Districts are blighted area districts which qualify them
as eligible recipients of excess revenue.

Expected Termination of District

Based on the Economic Feasibility Study located within Section 9 of this Plan,
the City anticipates that the District will generate sufficient tax increment to
pay all Project Costs within its allowable 20 years.

Summary of Findings
As required by Wis. Stat. § 66.1105, and as documented in this Plan 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 in the Recipient Districts: 1)
would not occur; or 2) would not occur in the manner, at the values, or

Tax Incremental District No. 12 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 3
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within the timeframe desired by the City. In making this determination, the
City has considered the following information:

e Current and projected tax increment collections for the Recipient
Districts will be insufficient to pay for project costs already incurred
and/or the additional projects that need to be completed in that District
to achieve the objectives of its Project Plan.

e In order to cover the increased expenses in the Recipient Districts and to
meet their goals, it is likely that revenue sharing from the Donor District
will be necessary. Therefore, the City expects that “but for” this revenue
sharing, the planned development in the Recipient Districts will not be
fully realized.

e That “but for” amendment of the Donor District’s Project Plan, the
economic development objectives of the Recipient District’s Project
Plans 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 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:

Approval of the ability to share increment with the Recipient Districts is
necessary to enable that district to realize the economic benefits projected
in its Project Plan. 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

Tax Incremental District No. 12 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 4
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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. As
required by Wis. Stat. § 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 prepared and can be found in this
Plan. However, because the Project would not occur without the use of tax
incremental financing, these tax increments would not be paid but for
creation of the District. Accordingly, the City finds that the benefits
expected to be realized as set forth in this Plan outweigh the value of the
tax increments to be invested in the Project.

4. The boundaries of the District are not being amended.

5. Improvements to be made in the District are likely to significantly enhance
the value of substantially all of the other real property in the District.

6. The Plan for the District is feasible and is in conformity with the Master Plan
of the City.

7. The City estimates that less than 35% of the territory within the District will
be devoted to retail business at the end of the District’s maximum
expenditure period, pursuant to Wis. Stat. § 66.1105(5)(b).

Tax Incremental District No. 12 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 5
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SECTION 2:
Map of Current District Boundary

A map identifying the current boundaries of the District is found on the
following page. The District’s boundaries are not being amended.

Tax Incremental District No. 12 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 6
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SECTION 3:
Map Showing Existing Uses and Conditions

The District’s boundaries are not being amended. The “Map Showing Existing
Uses and Conditions” included within the District’s amended Project Plan dated
August 23, 2017 remains unchanged and is incorporated by reference as part
of this Plan Amendment.

SECTION 4:
Equalized Value Test

No territory will be added to the District. Demonstration of compliance with the
equalized value test is not required for this Plan Amendment.

SECTION 5:
Statement Listing the Kind, Number and Location of All

Proposed Public Works or Improvements Within the
District

No changes to Project Costs are planned. The “Statement Listing the Kind,
Number and Location of All Proposed Public Works or Improvements Within
the District” included in the District’s amended Project Plan dated August 23,
2017 remains unchanged and is incorporated by reference as part of this Plan
Amendment.

SECTION 6:
Map Showing Proposed Improvements and Uses

The District’s boundaries are not being amended. The “Map Showing Proposed
Improvements and Uses” included within the District’s amended Project Plan
dated August 23, 2017 remains unchanged and is incorporated by reference as
part of this Plan Amendment.

Tax Incremental District No. 12 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 11
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SECTION 7:
Detailed List of Estimated Project Costs

No changes to Project Costs are planned. The “Detailed List of Estimated
Project Costs” included in the District’s amended Project Plan dated August 23,
2017 remains unchanged and is incorporated by reference as part of this Plan
Amendment.

While not considered to be a Project Cost, this Plan Amendment provides
authority for the District to transfer excess revenue to Tax Incremental District
Nos 8, 9, and 10.

SECTION 8:

Economic Feasibility Study, Description of the Methods
of Financing Estimated Project Costs 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:

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

e The allocation of tax increments is approved by the Joint Review Board.

e 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.

e The Recipient Districts was created upon a finding that not less than 50
percent, by area, of the real property within the District is suitable for
mixed-use development.

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.

Tax Incremental District No. 12 Project Plan Amendment City of Merrill
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SECTION 9:
Annexed Property

A tax incremental district cannot include annexed territory unless at least three
years have elapsed since the annexation, or certain other requirements are met.
No territory is being added to the District as part of this Plan Amendment.

SECTION 10:
Estimate of Property to be Devoted to Retail Business

Pursuant to Wis. Stat. § 66.1105(5)(b), the City estimates that less than 35% of
the territory within the District will be devoted to retail business at the end of
the District’s maximum expenditure period.

SECTION 11:

Proposed Changes of Zoning Ordinances, Master Plan,
Map, Building Codes and City Ordinances

Zoning Ordinances

The proposed Plan Amendment is in general conformance with the City’s
current zoning ordinances. Individual properties may require rezoning at the
time of development.

Master (Comprehensive) Plan and Map

The proposed Plan Amendment is in general conformance with the City’s
Comprehensive Plan identifying the area as appropriate for mixed-use
development.

Building Codes and Ordinances

Development within the District will be required to conform to State Building
Codes and will be subject to the City's permitting and inspection procedures.
The proposed Plan Amendment conforms to all relevant State and local
ordinances, plans, and codes. No changes to the existing regulations are
proposed or needed.

Tax Incremental District No. 12 Project Plan Amendment City of Merrill
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SECTION 12:

Statement of the Proposed Method for the Relocation of
any Persons to be Displaced

Should the continued implementation of this Plan require relocation of
individuals or business operations, relocations will be handled in compliance
with Wis. Stat. Chapter 32 and Wis. Admin. Code ADM 92.

SECTION 13:

How Amendment of the Tax Incremental District
Promotes the Orderly Development of the City

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 14:
List of Estimated Non-Project Costs

Non-project costs are public works projects which only partly benefit the
District. Costs incurred that do not benefit the District may not be paid with tax
increments. Examples of non-project costs are:

e A public improvement made within the District that also benefits property
outside the District. That portion of the total Project Costs allocable to
properties outside of the District would be a non-project cost.

e A publicimprovement made outside the District that only partially benefits
property within the District. That portion of the total Project Costs
allocable to properties outside of the District would be a non-project cost.

e Projects undertaken within the District as part of the implementation of
this Project Plan, the costs of which are paid fully or in part by impact fees,
grants, special assessments, or revenues other than tax increments.

No improvements to be made within the District will benefit property outside
the District. Furthermore, there will be no improvements made outside the
District that will only partially benefit the District.
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SECTION 15:
Legal Opinion Advising Whether the Plan is Complete
and Complies with Wis. Stat. § 66.1105(4)(f)

City of Merrill
Office of the City Attorney

m e I’l"i I.I Thomas N. Hayden, City Attorney

1004 East First Street | Merrill, WI | 54452
Phone: (715) 539-3510 | Fax: (715} 536-0514
email: tom.hayden@ci.merrill.wi.us

November 7, 2024

Mayor Steve Hass
City of Merrill
1004 E First St.
Merrill, WI 54452

Re:  Project Plan Amendment for Tax Incremental District No. 12
Dear Mayor Hass:

Wisconsin Statute 66.1105(4)(f) requires that a project plan for a tax incremental financing
district include an opinion provided by the City Attorney advising as to whether the plan is
complete and complies with Wisconsin Statute 66.1105. As City Attorney for the City of Merrill,
I have been asked to review the above-referenced project plan amendment for compliance with
the applicable statutory requirements. Based upon my review, in my opinion, the amended
Project Plan for the City of Merrill Tax Incremental District No. 12 is complete and complies
with the provisions of Wisconsin Statute 66.1105.

Very truly yours,
MERRILL

25 N. Hayden, City Attorney

TNH/km
An equal opportunity/affirmative action employer.
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SECTION 16:

Calculation of the Share of Projected Tax Increments
Estimated to be Paid by the Owners of Property in the
Overlying Taxing Jurisdictions

The following projection is provided to meet the requirements of Wis. Stat. &
66.1105(4)()4.

Revenue Lincoln Merrill Area North Central Revenue
City of Merrill e Technical Total
Year County School District Year
College

2023 3,998 14,802 5,536 1,058 25,394 2023
2024 4,673 17,300 6,470 1,236 29,679 2024
2025 2,148 7,951 2,974 568 13,641 2025
2026 2,148 7,951 2,974 568 13,641 2026
2027 2,148 7,951 2,974 568 13,641 2027
2028 2,148 7,951 2,974 568 13,641 2028
2029 2,148 7,951 2,974 568 13,641 2029
2030 2,148 7,951 2,974 568 13,641 2030
2031 2,148 7,951 2,974 568 13,641 2031
2032 2,148 7,951 2,974 568 13,641 2032
2033 2,148 7,951 2,974 568 13,641 2033
2034 2,148 7,951 2,974 568 13,641 2034
2035 2,148 7,951 2,974 568 13,641 2035
2036 2,148 7,951 2,974 568 13,641 2036
2037 2,148 7,951 2,974 568 13,641 2037
2038 2,148 7,951 2,974 568 13,641 2038

Totals $38,740 $143,423 $53,637 $10,250 $246,050
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