JOINT PLANNING COMMISSION / ECONOMIC DEVELOPMENT COMMITTEE
AND SPECIAL VILLAGE BOARD

AGENDA
VILLAGE OF DEERFIELD

FOR A JOINT MEETING OF THE PLANNING COMMISSION / ECONOMIC DEVELOPMENT
COMMITTEE AND DEERFIELD VILLAGE BOARD OF THE VILLAGE OF DEERFIELD TO BE HELD
AT THE DEERFIELD VILLAGE HALL, 4 N. MAIN STREET, DEERFIELD, WISCONSIN ON
MONDAY, MARCH 25, 2019 AT 5:45 P.M.

I. CALL TO ORDER - NOTING OF ROLL BY CLERK
II. CONSENT AGENDA

III. PUBLIC APPEARANCES
A. PUBLIC COMMENTS
B. ECONOMIC DEVELOPMENT/REDEVELOPMENT COORDINATOR UPDATE -
REDEVELOPMENT RESOURCES/KRISTIN FISH
C. EHLERS PRESENTATION ON TRUCKSTAR COLLISON CENTER/GREKA HOLDINGS
GRANT REQUEST

IV. UNFINISHED BUSINESS, REVIEW & ACTION THERE ON

V. NEW BUSINESS
A. RESOLUTIONS
B. REVIEW & ACTION
1. DISCUSS/CONSIDER A CHANGE TO THE C-1 ZONING CODE TO ALLOW
RESIDENTIAL AND BUSINESS/COMMERCIAL USES ON THE SAME FLOOR FOR
PROPERTIES IN THE DOWNTOWN DISTRICT ONLY
2. DISCUSS/CONSIDER A MOVE TO CLOSED SESSION PURSUANT TO WIS. STAT.
§19.85(1)(E) FOR THE PURPOSE OF DELIBERATING OR NEGOTIATING THE
INVESTING OF PUBLIC FUNDS AND CONDUCTING OTHER SPECIFIED PUBLIC
BUSINESS, WHENEVER COMPETITIVE OR BARGAINING REASONS REQUIRE A
CLOSED SESSION, SPECIFICALLY FOR DELIBERATION OF A GRANT REQUEST
FROM TRUCKSTAR COLLISON CENTER/GREKA HOLDINGS
3. CONSIDER A MOVE TO OPEN SESSION TO TAKE ACTION, IF ANY, ON GRANT
REQUEST FROM TRUCKSTAR COLLISION CENTER/GREKA HOLDINGS

VI. COMMUNICATIONS
VII. STAFF REPORTS
VIII. ADJOURN

Notice is hereby given that it is possible that a majority of the Village Board or other governmental body may be present at the above meeting of the

JOINT PLANNING COMMISSION AND ECONOMIC DEVELOPMENT COMMITTEE/SPECIAL VILLAGE BOARD _ to gather information about a subject
over which they have ultimate decision making responsibility. If such a majority is present, it will constitute a meeting of the Village Board or other governmental
body under Wisconsin's Open Meeting Laws and is hereby being noticed as such, although only the _JOINT PLANNING COMMISSION AND ECONOMIC
DEVELOPMENT COMMITTEE/SPECIAL VILLAGE BOARD _ will take formal action at the above meeting.

If you require an interpreter, materials in alternate formats, or other accommodations to access this meeting, please contact the Village Clerk at 764-5404 at least 24
hours prior to the meeting.

Elizabeth McCredie, Clerk
Village of Deerfield

Posted 3/22/2019
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ECONOMIC DEVELOPMENT & REDEVELOPMENT

March 25, 2019

Tax Incremental Finance District #3 Analysis

Village of Deerfield, Wisconsin

Prepared by:

Greg Johnson

Senior Municipal Advisor

Frank Roman

Economic Development Advisor

1(800) 552-1171

www.ehlers-inc.com
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{EHLERS

JBLIC FINANCE

Memo

To: Elizabeth McCredie, Village of Deerfield Administrator
From: Greg Johnson, Ehlers Senior Municipal Advisor

Frank Roman, Ehlers Economic Development Specialist
Date: March 25, 2019

Subject: Deerfield TID #3 and Truckstar Request

Update to TID #3 cash flow projections

The Village of Deerfield has received a preliminary draft of the 2018 audit for TID #3. At the end
of 12/31/2018, TID #3 had a deficit fund balance of ($582,860). A summary of the draft audit is
included on page in this report.

Ehlers’ cash flow projection for TID #3 has been updated to take into account the draft 2018
audit results. In addition, the WEDC site access grant was extended and is now shown as
revenue to TID #3 in 2019.

Ability of TID #3 to support additional project costs

Since TID #3 is in a deficit position, the Village will need to borrow funds prior to the end of the
expenditure period on 9/12/2020 to fund any new initiatives. Depending on the amount funded
and the scope of the projects, the Village may need to undertake a project plan amendment to
obtain approval from the Joint Review Board to undertake costs beyond what was granted in
previous TID #3 project plans.

If the Village borrows funds prior to the end of the expenditure period, the Village should
understand it is pledging future increment to pay the debt service costs. TID #3 is not projected
to recover its deficit until 2021.

Since the Village is still evaluating if potential projects will be used for public improvements,
projects benefitting private entities, or both the State Trust Fund Loan is the benchmark being
used to evaluate future financing options since it makes no distinction between taxable and tax-
exempt projects. The interest rate for a State Trust Fund Loan with a term of 6-10 years is now
4.25% (it was reduced within the past week).

e Ifthe TID #3 increment value does not increase, TID #3 can support approximately
$975,000 of project costs within its remaining maximum life.

o If TID #3 appreciates in value at a rate of 1.25% annually, TID #3 can support
approximately $1.1 million of project costs within its remaining maximum life.

BUILDING COMMUNITIES. IT'S WHAT WE DO. U< info@ehlers-inc.com 1(800) 552-171 = www.ehlers-inc.com
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Truckstar request

Truckstar has requested financial assistance to expand their current facility by 16,500sf, from
18,500sf to 35,000sf total. This addition will extend the current building at 38 W. Nelson to the
west onto the 40 W. Nelson parcel, which is currently owned by the Village. Truckstar expects
to increase the number of jobs between 2 - 4 positions per year. It is represented that the
expansion is needed to continue operations within the Village under one roof, rather than split
the business with another location, or move the operations in its entirety. The current building is
owned by GreKa, which would be under a related ownership with Truckstar for the expansion.

The expansion site is challenged by environmental contamination on the northern portion of the
parcel; for this reason, the company proposes to ground lease that portion from the Village,
which will be paved and used for access/parking and purchase the southern portion for the
building expansion. This leaves the contaminated area in the ownership of the Village, with
ongoing monitoring responsibilities.

Truckstar’s request included costs for the expansion itself and related infrastructure
improvements including lowering Nelson Street. The total ask for TID assistance was $375,000
up front and $195,000 in pay as you go assistance.

Ehlers’ attempted to obtain input from the Village Assessor on the method of valuation and
possible increment value generated by the expansion. We were unable to get any input. Ehlers
has looked at comparable properties to estimate the increment value of the expansion.

DEERFIELD COMPARABLES - STEEL STRUCTURE BUILDINGS

Year Square Taxes per Assessed Implied  Assessed
Property (1) Address Municipality Built Feet SqFt Implied Value Value (2) Value /SF Value / SF
RG Huston Co 2561 Coffeytown Cottage Grove 66,690 $0.37  $1,158,875 $1,223,600 $17.38 518.35
Landmark Co-op 2580 Coffeytown Cottage Grove 76,950 $0.74  $2,674,327 $34.75
Business Park Dev 4776 Cty Hwy TT Cottage Grove 50,350 $0.48 1,135,050 $1,377,800 $22.54 $27.36
BCP Properties 1 Golf Rd Deerfield 1975 81,000 50.41 $1,559,707  $1,491,500 $19.26 $18.41
Products Deerfield 54 Golf Rd Deerfield 1980 79,500 $0.32  $1,194,789  $1,096,200 $15.03 $13.79
Wisco Built Prop 201 Interplane  Deerfield 1986 103,000 $0.40  $1,934958 $1,754,600 $18.79 $17.03
Hydrite Chemical 114 N Main Cottage Grove 85,500 $2,098,200 $24.54
542,990 $21.29 $19.91
(1) Property tax information provided by CoStar ©
(2) Assessed values per Access Dane
COMPARABLE APPROACH
$21.29 Avg Value/SF
16.500 SF (Addition)
$351,298 Value (Addition)
$7.480 RE Tax (Add)
35,000 Total SF
$745,178 Total Value
$15,865 RE Tax (Total)
BUILDING COMMUNITIES. IT'S WHAT WE DO. -] info@ehlers-inc.com X -, 1(800) 552-171 www.ehlers-inc.com
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Based on this comparable data, the estimated increment value for the expansion is
approximately $351,300. At the current TID tax rate that generates approximately $7,480 of
increment per year. If this project were included in an overlay district with a maximum life of 20
years, and the increment value appreciated at a rate of 1.25% per year, the tax increment
collected over 20 years is estimated at $168,000. On a stand-alone basis, the project is not
anticipated to generate sufficient tax increment to cover the TID request. If the Village chooses
to incentivize the project at a higher level than what the project supports it will require
assistance from TID #3 overall, reducing funds available for other TID #3 initiatives.

Additional discussion will occur with the Village Board in closed session regarding the proforma
analysis and specific TID request for this project.
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ECONOMIC DEVELOPMENT & REDEVELOPMENT E

TID #3 Status based on current increment value
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VILLAGE OF DEERFIELD
TAX INCREMENTAL DISTRICT NO. 3

COMPILED
HISTORICAL SUMMARY OF SOURCES, USES, AND STATUS OF FUNDS
For the Year Ended December 31, 2018
and From the Date of Creation Through December 31, 2018

Year From Date
Ended of Creation
SOURCES OF FUNDS
Tax increments $ 428976 $ 2,141,770
Intergovernmental 338 4,352
Investment income - 25,839
Miscellaneous revenues - 53,722
Long-term debt issued - 3,905,548
Total Sources of Funds 429,314 6,131,231
USES OF FUNDS
Capital expenditures 142,698 3,260,485
Professional services 10,940 21,638
Administration (in-house) 20,120 76,595
Interest and fiscal charges 30,798 786,273
Interest on advances 305 1,711
Debt issuance costs - 96,061
Principal on long-term debt 165,740 2,347,630
Payment to escrow agent - fees - 123,698

Total Uses of Funds 370,601 6,714,091

ds over uses of funds 58,713 (582,860)

(641,573) -

$ (682,860) $ (582,860)

See accompanying notes to financial statements and accountants' compilation report.
4
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TID #3 with 1.25% annual appreciation
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