
 

CITY OF MERRILL 
REDEVELOPMENT AUTHORITY 

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 #  
 I. Call to Order 
 II. 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. 

 III. 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. 
 

• the City’s proposal to amend Tax Incremental District No. 7. 
 

• the City’s proposal to amend Tax Incremental District No. 11. 
 

• the City’s proposal to amend Tax Incremental District No. 12. 
 

• 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). 

 
• 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)4.  
 

• 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. 
9.  
 
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 will 
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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City of Merrill, Wisconsin Tax Incremental District No. 6 RDA Resolution 
 

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; 
c. A detailed list of estimated project costs; 
d. A description of the methods of financing all estimated project costs and the time 

when the related costs or monetary obligations are to be incurred; 
e. A map showing existing uses and conditions of real property in the District; 
f. A map showing proposed improvements and uses in the District; 
g. Proposed changes of zoning ordinances, master plan, map, building codes and City 

ordinances; 
h. A list of estimated non-project costs; 
i. A statement of the proposed plan for relocation of any persons to be displaced; 
j. A statement indicating how the District promotes the orderly development of the City; 
k. An opinion of the City Attorney 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 
 
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: 
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City of Merrill, Wisconsin Tax Incremental District No. 6 RDA Resolution 
 

 
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 

Page 6 of 117



 

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

EXHIBIT A - 
 
 
 
 
 

TAX INCREMENTAL DISTRICT NO. 6 
BOUNDARY MAP 

 
 
 
 
 
 
 
 
 
 
 

[INCLUDED IN PROJECT PLAN] 
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City of Merrill, Wisconsin Tax Incremental District No. 6 RDA Resolution 

EXHIBIT B - 

PROJECT PLAN 

[DISTRIBUTED SEPARATELY] 
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November 12, 2024 

 

PROJECT PLAN AMENDMENT 

City of Merrill, Wisconsin 
Tax Incremental District No. 6 

 
 
 
 
 

 
 

Prepared by: 

Ehlers  
3060 Centre Pointe Drive 
Roseville, MN 55113  
 

BUILDING COMMUNITIES. IT’S WHAT WE DO.
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Tax Incremental District No. 6 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 2

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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Tax Incremental District No. 6 Project Plan Amendment City of Merrill
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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: 
 

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

within the timeframe desired by the City. In making this determination, the 
City has considered the following information: 

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

In 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. 

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.  

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 
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Tax Incremental District No. 6 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 5

that have already been generated are more than sufficient to compensate 
for the cost of improvements in the Donor and Recipient Districts. 

3. TThe 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).  
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Tax Incremental District No. 6 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 6

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. 
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Tax Incremental District No. 6 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 
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. 
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Tax Incremental District No. 6 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 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:   

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

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

The Donor District is able to demonstrate, based on the positive tax 
increments that are currently generated, that it has sufficient revenues to 
pay for all Project Costs that have been incurred under the Project Plan 
for that District and sufficient surplus revenues to pay for some of the 
eligible costs of the Recipient Districts. 

The Recipient Districts 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. 
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Table 1 – Tax Increment Projection Worksheet 

 

 

Type of District Base Value 16,264,900
District Creation Date Economic Change Factor 0.00%

Valuation Date Jan 1, 2009 Apply to Base Value
Max Life (Years) Base Tax Rate $22.03

Expenditure Period/Termination 22 5/12/2031 Rate Adjustment Factor 0.00%
Revenue Periods/Final Year 27 2037
Extension Eligibility/Years Yes 6
Eligible Recipient District

Construction
Year Value Added Valuation Year

Economic
Change

Total
Increment Revenue Year Tax Rate1 Tax Increment

13 2021 0 2022 0 4,842,900 2023 $23.39 113,252
14 2022 0 2023 0 7,870,300 2024 $22.03 173,358
15 2023 0 2024 0 4,282,500 2025 $22.03 94,330
16 2024 0 2025 0 4,282,500 2026 $22.03 94,330
17 2025 0 2026 0 4,282,500 2027 $22.03 94,330
18 2026 0 2027 0 4,282,500 2028 $22.03 94,330
19 2027 0 2028 0 4,282,500 2029 $22.03 94,330
20 2028 0 2029 0 4,282,500 2030 $22.03 94,330
21 2029 0 2030 0 4,282,500 2031 $22.03 94,330
22 2030 0 2031 0 4,282,500 2032 $22.03 94,330
23 2031 0 2032 0 4,282,500 2033 $22.03 94,330
24 2032 0 2033 0 4,282,500 2034 $22.03 94,330
25 2033 0 2034 0 4,282,500 2035 $22.03 94,330
26 2034 0 2035 0 4,282,500 2036 $22.03 94,330
27 2035 0 2036 0 4,282,500 2037 $22.03 94,330

Totals $0 $0 Future Value of Increment $1,512,900

Notes:
1) Tax rates shown through the 2037 revenue year are actual per DOR Form PC 202 (Tax Increment Collection Worksheet).

Blighted Area
May 12, 2009

27

Yes

City of Merrill, Wisconsin
Tax Increment District No. 6

Tax Increment Projection Worksheet
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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. 
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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: 

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.  

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. 

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) 
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City of Merrill, Wisconsin Tax Incremental District No. 7 RDA Resolution 

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;
c. A detailed list of estimated project costs;
d. A description of the methods of financing all estimated project costs and the time

when the related costs or monetary obligations are to be incurred;
e. A map showing existing uses and conditions of real property in the District;
f. A map showing proposed improvements and uses in the District;
g. Proposed changes of zoning ordinances, master plan, map, building codes and City

ordinances;
h. A list of estimated non-project costs;
i. A statement of the proposed plan for relocation of any persons to be displaced;
j. A statement indicating how the District promotes the orderly development of the City;
k. An opinion of the City Attorney 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

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: 
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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 
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EXHIBIT A - 
 
 
 
 
 

TAX INCREMENTAL DISTRICT NO. 7 
BOUNDARY MAP 

 
 
 
 
 
 
 
 
 
 
 

[INCLUDED IN PROJECT PLAN] 
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EXHIBIT B - 
 
 
 
 
 

PROJECT PLAN 
 
 
 
 
 
 
 
 
 
 
 
 

[DISTRIBUTED SEPARATELY] 
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November 12, 2024 

 

PROJECT PLAN AMENDMENT 

City of Merrill, Wisconsin 
Tax Incremental District No. 7 

 
 
 
 
 

 
 

Prepared by: 

Ehlers  
3060 Centre Pointe Drive 
Roseville, MN 55113 

BUILDING COMMUNITIES. IT’S WHAT WE DO.
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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:  
 

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) 
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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: 

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. 

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. 

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 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. TThe 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 
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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. TThe 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).  
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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. 
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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. 
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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:   

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

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

The Donor District is able to demonstrate, based on the positive tax 
increments that are currently generated, that it has sufficient revenues to 
pay for all Project Costs that have been incurred under the Project Plan 
for that District and sufficient surplus revenues to pay for some of the 
eligible costs of the Recipient Districts. 

The Recipient Districts 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. 
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Table 1 – Tax Increment Projection Worksheet 

 

Type of District Base Value 0
District Creation Date Economic Change Factor 0.00%

Valuation Date Jan 1, 2009 Apply to Base Value
Max Life (Years) Base Tax Rate $22.03

Expenditure Period/Termination 22 8/11/2031 Rate Adjustment Factor 0.00%
Revenue Periods/Final Year 27 2037
Extension Eligibility/Years Yes 6
Eligible Recipient District

Construction
Year Value Added Valuation Year

Economic
Change

Total
Increment Revenue Year Tax Rate1 Tax Increment

13 2021 6,527,900 2022 6,527,900 2023 $23.39 152,656
14 2022 2,966,800 2023 9,494,700 2024 $22.03 209,138
15 2023 (935,700) 2024 8,559,000 2025 $22.03 188,528
16 2024 2025 8,559,000 2026 $22.03 188,528
17 2025 2026 8,559,000 2027 $22.03 188,528
18 2026 2027 8,559,000 2028 $22.03 188,528
19 2027 2028 8,559,000 2029 $22.03 188,528
20 2028 2029 8,559,000 2030 $22.03 188,528
21 2029 2030 8,559,000 2031 $22.03 188,528
22 2030 2031 8,559,000 2032 $22.03 188,528
23 2031 2032 8,559,000 2033 $22.03 188,528
24 2032 2033 8,559,000 2034 $22.03 188,528
25 2033 2034 8,559,000 2035 $22.03 188,528
26 2034 2035 8,559,000 2036 $22.03 188,528
27 2035 2036 8,559,000 2037 $22.03 188,528

Totals $8,559,000 Future Value of Increment $2,812,657

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

Blighted Area
August 11, 2009

27

Yes

City of Merrill, Wisconsin
Tax Increment District No. 7

Tax Increment Projection Worksheet
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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. 

  

Page 58 of 117



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

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: 

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.  

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. 

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) 
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City of Merrill, Wisconsin Tax Incremental District No. 11 RDA Resolution 

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 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;
c. A detailed list of estimated project costs;
d. A description of the methods of financing all estimated project costs and the time

when the related costs or monetary obligations are to be incurred;
e. A map showing existing uses and conditions of real property in the District;
f. A map showing proposed improvements and uses in the District;
g. Proposed changes of zoning ordinances, master plan, map, building codes and City

ordinances;
h. A list of estimated non-project costs;
i. A statement of the proposed plan for relocation of any persons to be displaced;
j. A statement indicating how the District promotes the orderly development of the City;
k. An opinion of the City Attorney 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

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: 
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City of Merrill, Wisconsin Tax Incremental District No. 11 RDA Resolution 
 

 
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 
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EXHIBIT A - 
 
 
 
 
 

TAX INCREMENTAL DISTRICT NO. 11 
BOUNDARY MAP 

 
 
 
 
 
 
 
 
 
 
 

[INCLUDED IN PROJECT PLAN] 
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EXHIBIT B - 
 
 
 
 
 

PROJECT PLAN 
 
 
 
 
 
 
 
 
 
 
 
 

[DISTRIBUTED SEPARATELY] 
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November 12, 2024 

 

PROJECT PLAN AMENDMENT 

City of Merrill, Wisconsin 
Tax Incremental District No. 11 

 
 
 
 
 

 
 

Prepared by: 

Ehlers  
3060 Centre Pointe Drive 
Roseville, MN 55113 

BUILDING COMMUNITIES. IT’S WHAT WE DO.

Page 65 of 117



Tax Incremental District No. 11 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 2

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 

TABLE OF CONTENTS 
 

Executive Summary.................................................................................................................................. 3 

Map of Current District Boundary ...................................................................................................... 6 

Map Showing Existing Uses and Conditions ................................................................................... 11 

Equalized Value Test ............................................................................................................................... 11 

Statement Listing the Kind, Number and Location of All Proposed Public Works or 
Improvements Within the District ...................................................................................................... 11 

Map Showing Proposed Improvements and Uses ........................................................................ 11 

Detailed List of Estimated Project Costs ........................................................................................ 12 

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 ........................................................................................................................................................ 12 

Annexed Property ................................................................................................................................... 22 

Estimate of Property to be Devoted to Retail Business .......................................................... 22 

Proposed Changes of Zoning Ordinances, Master Plan, Map, Building Codes and City 
Ordinances ................................................................................................................................................. 22 

Statement of the Proposed Method for the Relocation of any Persons to be Displaced
 ........................................................................................................................................................................ 23 

How Amendment of the Tax Incremental District Promotes the Orderly Development 
of the City ................................................................................................................................................... 23 

List of Estimated Non-Project Costs ............................................................................................... 23 

Legal Opinion Advising Whether the Plan is Complete and Complies with Wis. Stat. § 
66.1105(4)(f) ............................................................................................................................................. 24 

 

Page 66 of 117



Tax Incremental District No. 11 Project Plan Amendment City of Merrill
Prepared by Ehlers Page | 3

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:  

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)(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 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 
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within the timeframe desired by the City. In making this determination, the 
City has considered the following information: 

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

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. 

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 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. TThe 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 
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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. TThe 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).  
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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. 
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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. 
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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:  

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

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

The Donor District is able to demonstrate, based on the positive tax 
increments that are currently generated, that it has sufficient revenues to 
pay for all Project Costs that have been incurred under the Project Plan 
for that District and sufficient surplus revenues to pay for some of the 
eligible costs of the Recipient Districts. 

The Recipient Districts 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. 
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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. 
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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: 

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.  

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. 

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) 

 
 

Page 88 of 117



 

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

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; 
c. A detailed list of estimated project costs; 
d. A description of the methods of financing all estimated project costs and the time 

when the related costs or monetary obligations are to be incurred; 
e. A map showing existing uses and conditions of real property in the District; 
f. A map showing proposed improvements and uses in the District; 
g. Proposed changes of zoning ordinances, master plan, map, building codes and City 

ordinances; 
h. A list of estimated non-project costs; 
i. A statement of the proposed plan for relocation of any persons to be displaced; 
j. A statement indicating how the District promotes the orderly development of the City; 
k. An opinion of the City Attorney 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 
 
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: 
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City of Merrill, Wisconsin Tax Incremental District No. 12 RDA Resolution 
 

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

EXHIBIT A - 
 
 
 
 
 

TAX INCREMENTAL DISTRICT NO. 12 
BOUNDARY MAP 

 
 
 
 
 
 
 
 
 
 
 

[INCLUDED IN PROJECT PLAN] 
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City of Merrill, Wisconsin Tax Incremental District No. 12 RDA Resolution 

EXHIBIT B - 

PROJECT PLAN 

[DISTRIBUTED SEPARATELY] 
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November 12, 2024

PROJECT PLAN AMENDMENT

City of Merrill, Wisconsin
Tax Incremental District No. 12 

PPreparedd by:: 

Ehlers 
3060 Centre Pointe Drive
Roseville, MN 55113

BUILDING COMMUNITIES. IT’S WHAT WE DO.
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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:  
 

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)(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 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 
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within the timeframe desired by the City. In making this determination, the 
City has considered the following information: 

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

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. 

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. TThe 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 
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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. TThe 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).  
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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. 
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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. 
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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:   

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

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

The Donor District is able to demonstrate, based on the positive tax 
increments that are currently generated, that it has sufficient revenues to 
pay for all Project Costs that have been incurred under the Project Plan 
for that District and sufficient surplus revenues to pay for some of the 
eligible costs of the Recipient Districts. 

The Recipient Districts 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. 
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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. 
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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: 

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.  

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. 

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) 
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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)(i)4. 

 

 

Revenue 
Year

Lincoln 
County City of Merrill Merrill Area 

School District

North Central 
Technical 
College

Total Revenue 
Year

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

Estimated portion of taxes that owners of taxable property in each taxing 
jurisdiction overlaying district would pay by jurisdiction.

City of Merrill, Wisconsin
Tax Increment District No. 12
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