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CITY OF MARSHFIELD
OVERVIEW OF TAX INCREMENTAL FINANCING PROGRAM

BACKGROUND

The City of Marshfield has successfully used tax incremental financing

( TIF ) fo assist with funding redevelopment and industrial development projects within the
City. The City created eight tax increment districts ( TID ). Seven of these districts are still
currently in place.

The City has been very successful using TIF to help redevelop Tower Hall, Purdy building and
stimulate improvements within the downtown. TIF has also been used to develop Mill Creek
Business Park and Yellowstone Industrial Park. As of 01/01/10, $47,048,700 of new tax base has
been created within the existing TIDs.

In February 2008 and October 2009, the Wisconsin legislature made significant changes to

the TIF law. The 2008 change allows TIF expenditures for eligible project costs to be made in

an area that is within a radius of one-half mile of a TID. This law change applies to all seven of

the City's remaining TIDs. Following is an overview of how the new TIF law change can be

applied:

e Allows TIF expenditures for eligible project costs in an area that is within a radius of one-
half mile of a TID.

e Projects must be identified within the TID Project Plan. If they are not, the Project Plan
would need fo be amended.,

e A Project Plan Amendment process must convene the Joint Review Board for their review
and approval.

¢ Projects must benefit the TID.

¢ New development within the one-half mile area is not considered TID increment.

e Transferred funds from and/or to TIDs created before October 1, 1995 may be used for
any eligible project costs. ‘

o Transferred funds from TIDs created after September 30, 1995 may be used for only low-
cost housing and environmental remediation.

In 2009 legislation was approved enabling municipdlities to declare certain TIDs as distressed,
which will allow greater transfer of funds from other TIDs and extend the life of disiressed TIDs.
A distressed TID declaration must be made within two years of the effective date of the
legislation, which is October 1, 2009. After a Distressed TID designation is made, the
Distressed TID may not be amended.

With this latest TIF law change, the City should re-evaluate the TIF program and develop new
strategies to optimize the use of TIF in the future. With each passing year, the end of the TIF
expenditure period is coming closer. The City has a limited window of opportunity to use TIF
to fund needed projects. Following is o brief summary of some of the issues and options the
City should consider.

ISSUES AND OPTIONS
A. New TIF Legislation

The recent TIF law modifications will enable the City to add eligible project costs to
their existing TIDs. This will allow the City to use the TIF program to help fund upcoming
projects that are located outside of the TIDs, but will benefit the TIDs.
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The City should evaluate each TID and determine what additional expenditures

could be made as a result of the recent TIF law change. The information to be

evaluated includes:

e Upcoming projects within a radius of one-half mile of existing TIDs that benefit the
TIDs.

¢ The cost of the eligible projects and the amount that can be charged toward

TiDs.

Schedule of the upcoming projects versus the TIF expenditure periods.

Potential for additional development in each TID.

Financial capability of the TIDs to fund the additional eligible projects.

Benefit to the City and overlying taxing enfities.

Conformity with the City's Smart Growth Comprehensive Plan.

TID Valuation vs. Statutory 12% Threshold

The total equalized value of the City on 01/01/10 was $1,332,746,600. The total
valuation in the existing TIDs is $102,237,600. The increment in the existing TIDs
(increase in tax value since the TIDs were created) is $47,048,700, which represents
3.53% of the City's fotal valuation.

To be able to create a new TID, or add territory to an existing TID, the value of the
increment in existing TIDs, plus the base value of a new TID, must be less than 12% of
the City's total equalized value. Based upon the 2010 total equalized value of the
City, the 12% threshold is equal to $159,929,592 of equalized valuation. This is
$112,880,892 more than the current increment.

Table No. 1 summarizes the 01/01/10 valuations for Marshfield's TIDs:

Table No. 1: Valuation Summary of Existing TIDs

TID No. Base Value . Current Value Increment Value
2 $0 $4,360,300 $ 4,360,300
3 $128,300 $531,900 $ 403,600
4 $37,757,800 $67,974,900 $30,217,100
5 $299,500 $ 8,178,000 $7.878,500
6 $2,605,200 $2,220,000 $(385,200)
7 $2,126,300 $4,942,800 $2,816,500
8 $12,657,000 $14,029,700 $1,372, 700
Totals $ 53,898,500 $102,237,600 $47,048,700

Marshfield has a sizable TIF valuation capacity to amend or create new Tax
Increment Districts.

TIF Expenditure Period Versus Project Schedules

The City can spend TiIF funds unfil the end of the expenditure period for each
respective TID. Table No. 2 below summarizes the expenditure dates. If the City wants
to use TIF to fund additional eligible projects, the schedule for upcoming projects will
need to coincide with the TIF expenditure period schedule. Pursuant to State Statute,
the expenditure of funds means the exchange of money for the delivery of goods
and services.
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The City should develop a strategy for maximizing the use of TIF funds toward projects
whose execution will go beyond the end of the expenditure period. The City should
solicit an opinion from its legal counse! and auditor regarding these strategies.

Another issue to take into account is the requirement to terminate a TID after the
revenue is equal to the expenditures. As can be seen in Table No. 2, several of the
TIDs are projected to be debt free prior to the end of the expenditure period.
Therefore, in these cases, the City will need to expend additional funds or be required
to terminate the TID.

Table No. 2 summarizes the key dates for Marshfield's TIDs:

Table No. 2: Summary of Key Dates for Existing TIDs

Projected
Latest New
Base . . Debt
TID No Termination Expenditure
Year Repayment
Date Date
Date
2 1993 2020 03/09/2015 2015
3 1993 2020 05/27/2015 2013
4 1996 2023 09/24/2018 2023
5 1997 2020 03/25/2015 2019
6 1999 2021 12/22/2016 2009*
7 2001 2024 05/22/2019 2024
8 2006 2033 02/21/2028 o

*TID 6 currently has negative incremeni. TID No. 6 has a negative fund balance of
$33,185 as of 12-31-09.

**TID 8 has not had any significant expenditure made to date.

The projected debt repayment dates were obtained from the financial summary
provided by the City Finance Director.

Transfer of TIF Funds

The City may transfer funds between TIDs if the donor TID can demonstrate it has the
financial ability to transfer surplus funds. In addition, the rules regarding fransfer of
funds are different depending upon the type of TID and when the TID was created.
Following is an overview of the TIF fransfer of funds rules:

e The project plan for the donor TID must be amended to authorize transfer of
surplus funds to other TIDs.

¢ The authorization to transfer funds may not exceed a five year period, except
that if the planning commission determines that the transfer may be needed for a
period longer than five years, the project plan may be amended in the fourth
year to add up to an additional five year period. In no case may surplus revenue
be transferred for a period of more than ten years.

e TIDs created before 10/01/95 can transfer funds to other TIDs created before
10/01/95 for any eligible project cost. Marshfield's TID Nos. 2 and 3 fall into this
category.

¢ TIDs created after 09/30/95 can transfer funds to other TIDs provided the recipient
districts are limited to using the transferred funds for low-cost housing and
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remediation of environmental contamination: or TID's declared to be blighted or
rehab districts. In the case of the recipient district being a blight or rehab district,
the transferred funds may be used for any eligible cost identified in the project
plan. TID Nos. 5, 6 and 7 were created after 09/30/95 and are industrial
development TIDs. Transferred funds may only be used for low-cost housing and
environmental remediation.

Based on the above rules, the City could transfer funds between districts as follows:

e TID No. 2: Could transfer funds to TID Nos. 3, 4 and 8 for any eligible project cost.

o TID No. 2: Could transfer funds to TID Nos. 5, é and 7 for low-cost housing or
environmental contamination.
TID No. 3: Could fransfer funds to TID Nos. 2, 4 and 8 for any eligible project cost.

o TID No. 3: Could transfer funds fo TID Nos. 5, 6 and 7 for low-cost housing or
environmental contamination.

s TID No. 4: Could transfer funds to TID Nos. 2, 3 and 8 for any eligible project cost.

e TID No. 4: Couid transfer funds to TID Nos. 5, 6 and 7 for low-cost housing or
environmental contamination.
TID No. 5: Could transfer funds to TID Nos. 2, 3, 4 and 8 for any eligible project cost.
TID No. 5: Could fransfer funds to TID Nos. é and 7 for low-cost housing or
environmental contamination.

e TID No. 6: Could transfer funds to TID Nos. 2, 3, 4, and 8 for any eligible project
cost.

¢ TID No. 6: Could transfer funds to TID Nos. 5 and 7 for low-cost housing or
environmental contamination.

¢ TID No. 7: Could transfer funds to TID Nos. 2, 3, 4 and 8 for any eligible project cost.

e TID No. 7: Could transfer funds to TID Nos. 5 and é for low-cost housing or
environmental contamination.

e TID No. 8: Could transfer funds o TID Nos. 2, 3, and 4 for any eligible project cost.

e TID No. 8: Could transfer funds to TID Nos. 5, 6 and 7 for low-cost housing or
environmental contamination.

One-Half Mile TID Legislation

TIF law modification (2007 Wisconsin Act 57} allows municipalities to use TIF funds to
help fund projects that are located within a radius of one-half mile of existing TiDs.
The project being funded needs to benefit the TID. The project plan for the TID also
needs to be amended to include these new projects. The project plan amendment

requires Joint Review Board approval. Maps of each Marshfield TID with the half-mile
radius are included in Section 4,

Distressed TID Legislation

New Distressed TID legislation has been approved by the Wisconsin Legislature. The
new legislation enables municipdlities to declare certain TIDs as distressed which will
allow greater transfer of funds from other TIDs and extend the life of distressed TIDs by
up fo 10 years. Distressed TIDs must have been in existence for 7 years and cannot
expend funds on projects outside their boundary and may not amend the project
plan to add new territory or add new project expenditures. This new law will allow
Marshfield to declare TID Nos. 5, 6, and 7 as Distressed TIDs and transfer funds from
other TIDs generating surplus revenue. Based on the financial projections provided
by the City Finance Director TIDs 5, 6 and 7 will run a deficit for the life of the TID unless
substantial future development occurs and creates increment, TID No. é(Figi's)
valuation has declined limiting the amount of TIF increment, this district is a candidate
for the distressed TID designation.

\/
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Project Plan Amendments and Timing

The City will need to amend the project plans for the existing TIDs if they will want to
do any of the following:

e Add new projects to the list of eligible costs within the TIDs.

e Add new eligible projects within the one-half mile radius of existing TIDs.

e Transfer surplus funds to other TIDs.

The amendment process takes a minimum of two months and requires the City to
obtain approval from the Joint Review Board. Redalistically, the City should anticipate
using up to three months to go through the amendment process because of upfront
planning that needs to be done and coordination with the overlying taxing entities.

The TID amendment process must be completed before new expenditures are TIF
eligible. A project plan amendment is also needed for TIDs being designated as
donor districts.

The distressed TID desighation has a sunset date of October 1, 2011. The City should
begin the distressed TID designation process no later than July 2011.
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SUMMARY OF EXISTING TAX INCREMENT DISTRICTS
AND POTENTIAL NEW OPPORTUNITIES

TID NO. 2 (Purdy Building)

A. Creation Date: March 9, 1993

B. Latest Termination Date: March 9, 2020

C. End of Expenditure Period: March 9, 2015

D Valuation, Revenue & Debt Summary

e Basevalue=$0

01/01/10 Increment Value = $4,340,300

Projected Debt Repayment = 2015

Current Projected Termination Date = 2015

Projected Revenue Available for Future Projects = $ 545,000.

E. Current Status

e TID No. 2is cash flowing

¢ Single purpose TID

Existing Projects are Completed.

Potential New Projects Within the one-half mile radius

Transfer of Funds

e TID No. 2 can currently transfer surplus funds to TID Nos. 3, 4 and 8 for any eligible
projects in the respective project plans.

¢ TID No. 2 can currently transfer surplus funds to TID Nos. 5, 6, and 7 for low-cost
housing and environmental contamination.

¢ TID No. 2 could provide surplus revenue to Distressed TIDs.

TOm

TID NO. 3 (Tower Hall)

Creation Date: May 27, 1993

Latest Termination Date: May 27, 2020

End of New Expenditure Period: May 27, 2015

Valuation, Revenue & Debt Summary

e Base Value =$ 128,300

01/01/10 Increment Value = $ 403,600

Projected Debt Repayment = 2013

Current Projected Termination Date = 2013

Projected Revenue Available for Future Projects = $ 56,000

E. Current Status

¢ TID No. 3 successfully funded redevelopment of Tower Halll.

¢ Minimal increment generation for additional projects.

¢ Single purpose TID

Existing Projects are Completed

Potential New Projects Within the one-half mile radius

Transfer of Funds

e TID No. 3 could transfer funds to TID Nos. 5, 6, and 7 for low-cost housing and
environmental contamination.

¢ TID No. 3 could transfer funds to TID Nos. 2, 4, and 8 for any eligible project costs.

o TID No. 3 could provide funds to distressed TIDs

oOw>

TGO

TID NO. 4 (Downtown Redevelopment)

Creation Date: September 24, 1996

Latest Termination Date: September 24, 2023

End of New Expenditure Period: September 24, 2018
Valuation, Revenue & Debt Summary
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TID NO.

co®>

m

o

TID NO

TO®>

Base Value = $ 37,757,800

01/01/10 Increment Value = $30, 217,100

Projected Debt Repayment = 2023

Current Projected Termination Date = 2023

Projected Revenue Avdilable for Future projects = $ 6,638,748

Current Status

o TID No. 4 has a significant positive cash flow.

Existing Projects Not Completed

e Parking Lot Improvements

e Street Improvements

e Blight Elimination

Potential new Projects Within the one-half mile radius

Transfer of Funds

¢ TID No. 4 can currently fransfer surplus funds to TID Nos. 2, 3 and 8 for TID eligible
projects.

¢ TID No. 4 can currently transfer surplus funds to TID Nos. 5, 6 and 7 for low-cost
housing and environmental contamination.

¢ TID No. 4 can provide surplus revenue to Distressed TIDs.

5 (Mill Creek Business Park)

Creation Date: March 25, 1997

Latest Termination Date: March 25, 2020

End of New Expenditure Period: March 25, 2015

TID No. 5 was amended to add the second phase of development of the Business

Park.

Valuation, Revenue & Debt Summary

e Base Value = $ 299,500

01/01/10 Increment Value = $7,878,500

Projected Debt Repayment = 2019

Current Projected Termination Date = 2020

Projected Revenue Available for Future projects = $0

Current Status

s TID No. 5 has a negative cash flow.

o Additional future increment must be generated to support existing debt service
requirements.

Potential New Projects Within the one-half mile radius (Not applicable if distressed).

Transfer of Funds

¢ Due to negative cash flow transfer of funds to other districts is not feasible.

¢ TID No. 5 should be considered a distressed TID.

6 (Figis)

Creation Date: December 22, 1999

Latest Termination Date: December 22, 2021

End of New Expenditure Date: December 22, 2016
Valuation, Revenue & Debt Summary

e Base Value = $ 2,605,200

¢ 01/01/10 Increment Value = ${385,200)

¢ Debt Repayment = 2009

o Latest Termination Date = 2021

¢ Projected Revenue Available for Future projects = $0

Current Status

¢ TID No. 6 has declined in value and did not generate revenue sufficient to meet
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VIiL.

F.

debft obligations. City fronted money to pay-off TID debt.
o Single purpose TID to promote business growth.
e TID No. éis a candidate for distressed TID designation.

Transfer of Funds

¢ TID No. 6 is not a candidate to transfer funds unless it can pay off its current
obligations and generate positive cash flow

TID NO. 7 (Yellowstone Industrial Park)

A.

B.
C.
D

Creation Date: May 22, 2001

Latest Termination Date: May 22, 2024

End of New Expenditure Period: May 22, 2019

Valuation, Revenue & Debt Summary

Base Value = $ 2,126,300

01/01/10 Increment Vaiue = $ 2,816,500

Projected Debt Repayment = 2024

Projected Termination Date = May 22, 2024

Projected Revenue for Other Projects = $0

Current Status

o TID No. 7 currently has a cash flow shortfall. The shortfall is created from the 2009
infrastructure investments and little subsequent new development. Note: A large
industrial prospect recently broke ground.

¢ TID No. 7 has very good development potential as an industrial park. The TID
includes a large amount of developable land which is relatively flat with good
access.

¢ TID No. 7 is identified as an industrial park in the City's Smart Growth
Comprehensive Plan.

+ The City should aggressively promote the development of TID No. 7.

e TID No. 7 boundary has been amended twice to add land with development
potential.

Existing Projects Not Completed

e Infrastructure

¢ Site Development as needed.

Potential New Projects to Serve the Existing TID

Potential New Projects Within the one-half mile radius (Not applicable if distressed).

Transfer of Funds

e If designated as Distressed TID No. 7 could use transferred funds from TIDs No. 1, 2,
and 4 for eligible project costs. This would require a Project Plan amendment.

TID NO. 8(Shoppes at Wood Ridge)

Dow>

Creation Date: February 21, 2006

Latest Termination Date: February 21, 2033

End of New Expenditure Period: February 21, 2028
Valuation, Revenue & Debi Summary

o Base Value: $12,657,000

e 01/01/10 Increment Value = $1,372,700

¢ Projected Debt Repayment = No significant expenditure to date
e Projected Termination Datfe = Not determined

¢ Projected Revenue Available for Future Projects = $0.

Current Status

¢ TID No. 8 has minimal increment to date.

s Purpose to promote redevelopment of retail/commercial area.
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e Arevaluation of property has significantly reduced the value of property in the
TID.

F. Transfer of Funds

¢ TID No. 8 should continue to focus on primary mission and complete projects
listed in project plan.
¢ TID No. 8is a candidate to receive transferred funds from donor TIDs.

Notes:

¢ The projected debt repayment dates are based upon existing conditions. These dates may
change if new expenditures are made and/or new increment is created.
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Section 3

Recommended Strategies



VI

RECOMMENDED STRATEGIES

TID No. 2(Purdy)

Manage TID No. 2 to continue to reduce existing debt. The City could consider utilizing
surplus revenue to pursue additional projects that will serve TID No. 2 or transfer funds to other
TIDs if needed by distressed TID's or TID's needing assistance to pay existing costs. Surplus

revenue can also be utllized to pursue projects within one-half mile of TID No. 2 that serve TID
No. 2.

TID No. 3 (Tower Hall)

Manage TID No. 3 to continue to reduce existing TID debt. Increment generation has been
minimal so there is little potential to address new projects or transfer funds to other TIDs.

TID No. 4 (Downtown Redevelopment)

TID No. 4 is projected to generate significant surplus revenue. TID No. 4 can continue fo fund
projects consistent and listed in the existing project plan. TID No. 4 can also fund projects
located within one-half mile of the TID No. 4 boundary that serve the TID.

TID No. 4 could fransfer funds to TID Nos. 2, 3, and 8 for any eligible project cost. TID No. 4
can transfer funds to any TID declared a distressed TID. The City should consider amending
TID No. 4 Project Plan to make the transfer of funds to distressed TIDs an eligible expense.

TID No. 5 (Mill Creek Business Park)

Manage TID No. 5 to aggressively promote additional development consistent with the
Project Plan. The City should consider declaring TID No. 5 a distressed TID. The distressed.TID
declaration will extend the life of the TID 10 years providing more increment collections to
pay down expenses. Declaring a TID distressed results in the boundary being frozen and new
projects may not be added to the Plan. Mill Creek Business Park is fully served by

infrastructure and the boundary was amended to capture all the land planned to be in the
TID.

TID No. 6 (Figis)

TID No. 6 currently has no fax increment revenue being generated as the value of property
in the TID has been valued at less than the base value of the TID. TID No. é has a $33,185
negative fund balance at the end of 2009, This TID could be kept alive until such time as the
valuation increases and TID increment will be generated to cover the debt owed. The City
could declare TID No, 6 a distressed TID allowing the TID to receive transfers from other TIDs to
pay off the debt. All projects are complete so finding a revenue source such as a transfer or
increased valuation are needed to complete and close this TID. The City should consider
amending the TID No. é Project Plan to declare the TID distressed.

TID No. 7(Yellowstone Industrial Park)

Manage TID No. 7 to promote additional development consistent with the Project Plan. The
TID is now structured to encompass the area with highest development potential. TID No. 7
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could be considered for designation as a distressed TID to protect the City should
development within the TID occur at a slow rate. A significant industrial prospect recently
broke ground within TID No, 7.

VIL TID No. 8(Shoppes at Wood Ridge)

TID No. 8 has had very little expenditure yet has seen in increase in valuation of over $1.3
million. However, a revaluation of property dramatically reduced the TID increment value.
In fact, the valuation is expected to fall well below the base value resulting in a significant
negative increment value.

If there is no City investment in TID No. 8, the City should consider terminating TID No. 8. The
significant value decline will make generating future TIF revenue unlikely or at best very
difficult. The City could create a new tax increment district in this area to reestablish the
lower base value if a development prospect comes forward.

If the City does invest funds for projects in TID No. 8, the City could transfer surplus revenue
from TID Nos. 2, 3, 4, 5 and 7. Upon paying off the City investment with transferred funds, the
City could terminate TID No. 8 and create a new TID when approached with a new
development prospect.

R:\Marshfield 012107409 TID Summary\Summary of TIDS 02-11-11.doc
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Section 4

Tax Increment District Maps
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