Joint Review Board
Special Meeting — Tax Incremental District No. 2 and No. 3
Village of Holmen

February 24, 2022 — Minutes

Chair Patrick Barlow called the meeting to order of the Joint Review Board at 6:03pm on February 24,
2022. Members present: Chair Patrick Barlow (Village of Holmen), Vice Chair Brian Fukuda (La Crosse
County), Julie Holman for Kristin Mueller (Holmen School District) and Neal Forde (Village of Holmen
Public Member); Wade Hackbarth (Western Tech.) was absent. Also in attendance was advisory
member Scott Heinig (Village Administrator).

Motion by Fukuda, seconded by Forde to approve the minutes of the June 15, 2021 meeting. Motion
carried 4-0.

Barlow opened the floor to Administrator Scott Heinig to discuss and review a request from the Village
of Holmen to extend the life of Tax Incremental District No. 2 as permitted by Wis. Statutes
66.1105(7)(am)1,2,3 and 66.1105(7)(am)4.

On behalf of the Village of Holmen, Administrator Heinig outlined the history of TIF No. 2. Created in
2008, TIF No. 2 covered an ambitious land area with six different property owners at the time, and had
no planned income/increment generator to offset initial or planned investments (most all of which
included significant expansions of water and sewer utilities to and throughout the entire TIF No. 2 area
in North Holmen). The “first phase/investment” that took place immediately in 2009 was a 2-mile sewer
and water utility line extension from the Village proper to the edge of TIF No. 2. That extension also
served areas outside of the TIF, providing utilities to a new elementary school and subdivision, but
provided no income/increment generation to pay the debt service on the utility loan of $2.5 million.
Unfortunately, the “Great Recession” also was taking place immediately after TIF No. 2’s creation, which
slowed or stopped any further private investment from taking place, for years—with the exception of
Bluffview Memory Care Center, which was completed in 2011, but “job incentives” canceled out any TIF
income generation. The result was a stagnant TIF District that brought in no significant new
income/increment for nearly seven years, forcing the Village of Holmen’s utilities to pay TIF No. 2’s debt
service on the original utility loan, at a cost of $130K per year, resulting in an approx. $3 million of
combined TIF. No 2 debt by approximately 2015 (not counting job incentives).

In 2012, the Village spearheaded an aggressive effort to partner with every property owner in TIF No. 2,
committed to fulfilling the promises made when the TIF was created, that we would indeed finish the
original TIF No. 2 Project Plan and extend the sewer and water systems to their properties to encourage
new development investments, which would require significantly more public investment that would
result in two new sewer lift stations, a water well, a wellhouse, a water reservoir, over 1.5-miles of new
sewer and water mains, a primary collector road to bring the entire system together and land
acquisitions and easement rights to accommodate the infrastructure. The effort would also require a
five (5) year negotiation and planning effort with the State DOT to ensure access to Hwy. 35 to serve the
various TIF No. 2 properties, as no access rights to Hwy. 35 existed—a problematic hurdle, that without
resolution, would render the entire TIF No. 2 Project Plan useless—making the entire North Holmen
area, undevelopable. In exchange for the Village’s efforts to phase in sewer and water expansion to the
various properties (building off from the “first phase” that took place in 2009) and financing the
construction of the ultimately permitted access to Hwy. 35, each property owner would agree to build



out their properties with various residential, commercial and light industrial subdivisions at their cost.

By 2018, the result was that the Village of Holmen had invested another $3.5 million in completing the
“second phase” of TIF No. 2 (totaling approx. $6.5 million to date and extending sewer, water and roads
all the way to Old 93); and simultaneously, private property owners had invested over $9 million in
dedicated infrastructure in TIF No. 2 (and another $4 million just outside of TIF No. 2). The plan and
investments worked—for along with these investments came significant development start-ups, new
subdivisions, commercial investments and light industrial investments (which included Holmen Cheese,
who received “job incentives” from the TIF). Finally, by 2020, TIF No. 2, no longer had a negative income
to expense ratio, and was finally able to seriously begin repaying its debt obligations (for those TIF
Projects charged to date).

The last remaining part of the TIF No. 2 Project Plan was completing the water utility’s capacity
expansion by finishing the water well, wellhouse, water main, water reservoir and roadways connecting
them. The most complex aspect of the TIF No. 2 Project Plan, this “third phase” was by far the most
expensive and took the most time to design and plan. This final project had been in design since 2018
and is now planned for bid in 2022, and planned for construction in 2023 (which is the last year the
Village can “charge” expenses to the TIF). Yet even with a steady expected income/increment finally
coming into TIF No. 2, it is evident that there are simply not enough remaining years to pay for the full
debt of this final project (the TIF ends in 2029). The “phase three” water project is arguably the most
important part of the TIF No. 2 Project Plan, as without it, the water system is faced with dangerous
redundancy and pressure issues with the possibility of water service failures throughout a 3.5-mile
territory. Thus, the reason for tonight’s meeting, is to discuss the possibility of jointly supporting a time
extension to TIF No. 2, to ensure the income generation to pay off all of the final project.

The Village of Holmen is committed to its honest and transparent partnership with the members of the
TIF Joint Review Board (JRB), and respectfully would like to move forward together with two, three-year
time extensions for TIF No. 2 that are permitted under Wis. Statues 66.1105(7)(am)1,2,3 and
66.1105(7)(am)4, as the Village of Holmen’s TIF No. 2 qualifies for both circumstances, permitting a total
time extension of six (6) years. Doing so would unquestionably resolve the debt repayment issues the
Village faces for finishing the TIF No. 2 Project Plan, and the TIF “losses” incurred when the State of
Wisconsin removed significant Technical College dollars from the local levy (equating to $1.35 million in
lost TIF revenue over the remaining life of the district).

Various questions were then posed by the members. The Village explained the financial complexities it
faced should the TIF time extension not take place—that it may in-fact not be possible to cover the cost
of the final water project, because state DOA and DNR rules preclude the Village from participating in
grants or low interest loans, and the PSC has stated their aversion to a 100% water utility rate increase,
which is what would be required to finance the level of debt service involved. Even if the water utility
took resources from four or five different avenues, which still includes charging at least $2 million of the
project to TIF No. 2, it’s still not possible to cover the remaining project debt/costs on the back of the
water utility alone—it would most likely need to place the burden on the tax roll/levy, which would have
much more serious tax implications.

It was suggested that perhaps it was irresponsible to phase TIF No. 2 so that the most important project
was done last. The Village agreed with that statement, that the phasing of TIF No. 2 in a “backward”
manner, that would knowingly create water redundancy and pressure issues was certainly not ideal.
However, the fact that there was no other way to address that problem under the very specific
circumstances that TIF No. 2 was created, that problem was impossible to avoid. The fact is that had the



Village not taken an aggressive initiative in 2012 to invest in “phase two” of TIF No. 2, that nothing
would exist in that area to this very day, and the TIF would still have no way to pay its $3 million of
original debt. And, we couldn’t obviously have moved into completing “phase three” until all of the
investment in “phase two” paved the way, which took about ten years to “take off” and finish. The
Village then pointed to TIF No. 3, showing the difference of how that TIF was designed and planned from
its inception with a known income/increment generator from the beginning, and the result is a VERY
successful TIF that could unquestionably be paid off early, with no issues.

Members recognized that the Village has a valid legal process to move forward with the time extension
even without their permission and were thankful for the discussion and willingness of the Village to
partner together with them on a solution. One concern, however, was that permitting a time extension
to the TIF would potentially allow the Village flexibility to charge additional project costs to the TIF, such
as a “jobs incentive” to a major employer for example (at least through 2023). The Village immediately
agreed that no additional charges to TIF No. 2 (outside of those already approved in the TIF No. 2 Project
Plan) would be considered without formal JRB consideration and approval (however unlikely,
considering less than two years remain for any such action). Members also asked the Village to consider
if charging the entire water reservoir to the TIF was appropriate, as the reservoir could ultimately serve
a much larger area overall. The Village stated that while the reservoir could absolutely be fully charged
to the TIF, it would indeed take tonight’s comments into consideration.

The Village was asked, based on new construction and increment projections, what is realistically the
earliest TIF No. 2 could be retired beyond the original 2029 timeline, while paying for all Project Plan
debt? It is believed that the growth in the TIF could result in closing the TIF in/around four (4) years
(2033), maybe three (3) years (2032) if growth continue at its current pace. It was suggested that
perhaps we should just consider a three (3) year extension, rather than a total of six (6) years based on
those growth projections. The Village agreed that was maybe feasible, but wanted the assurance that if
the economy just shut down today, and nothing else was developed, that all of the TIF No. 2 debt could
be paid for based on current known projections—six (6) years (2035) gives the Village that assurance.
Once the debt is paid however, the TIF closes, even if earlier than 2035.

Motion by Fukuda, seconded by Forde to approve resolutions supporting a time extension to TIF No. 2
totaling six (6) additional years, invoking the extension options permitted in State Statutes
66.1105(7)(am)1,2,3 and 66.1105(7)(am)4, supporting existing TIF No. 2 Project Plan items without any
further approval needed. Motion carried 4-0.

Motion by Fukuda, seconded by Holman, to adjourn at 7:10pm. Motion carried 4-0.

Minutes were recorded by:
Scott Heinig, Village Administrator



Tax Incremental District (TID) Standard Extension Resolution

\/i\\aqe, of \'-\b\me,r\ TID &) Resoluton JdRR |- 2622

(town, village,\lity) (municipality) (number)

(number)

WHEREAS, TID o was created on Dee \\ , 2B Pand has a maximum life date of 2e¢ \\, 262% and

(month) (day) (year) (month) (day) (year)

WHEREAS, the \/f\\&?ﬁ- of %\m TID_&) is not expected to generate sufficient revenue to recover
its project costs within its maximum life; and

WHEREAS, under state law (sec. 66.1105(7)(am)1.- 3., Wis. Stats.), a municipality may request that the Joint Review
Board (JRB) extend the life of a TID if the annual and total amount of tax increments over the remaining life of the district
are not expected to generate sufficient revenue to recover its project costs.

TID Type: (check one)

Blight — creation resolution adopted 10/1/95-9/30/04, allows four additional years

Rehabilitation/Conservation — creation resolution adopted 10/1/95-9/30/04, allows four additional years

Blight — creation resolution adopted after 10/01/04, allows three additional years

Rehabilitation/Conservation — creation resolution adopted after 10/01/04, allows three additional years
Industrial — creation resolution adopted after 10/01/04, allows three additional years

w Mixed-use — creation resolution adopted after 10/01/04, allows three additional years

D Environmental Remediation — creation resolution adopted after 11/29/17, allows three additional years

OO0

WHEREAS, under state law (sec. 66.1105(7)(am), Wis. Stats.), the municipality, together with the extension request:

Provided an independent audit, which demonstrated the TID is unable to pay off its project costs by the required
maximum life date (JRB must approve)

]ZP Did not provide an independent audit but provided documentation on the TID's finances (JRB may deny or approve)

THEREFORE BE IT RESOLVED, that the JRB hereby approves the extension of TID Q by an additional ,S years
to Dee. 1\, 20381; and

BE IT FURTHER RESOLVED, that the V)\ \&632, of pﬂb\\mﬁ ™ Clerk shall notify the Wisconsin
Department of Revenue by providing a copy of this resolution.

Adopted this@dy day of E;brga\g# 202
(day) (month) (vear)

Resolution introduced and adoption moved by JRB member ]Sﬁan E: JKUQJ é Lo Crosse ClNhi“o

Motion for adoption seconded by JRB member [\LQQ\ For de ( Bavamornil 1 e Be.r)

On roll call motion passed by a vote of L-{ ayes to O nays

A RGN
/ ‘.
Joint Review Board Chairperson Signature Clege'Signaturé = é




Tax Incremental District (TID) Technical College Extension Resolution

Viloae o Po\men To_&  Resouton_ IR} 2 - 202D
(town, village ¥ity)

(municipality) (number) (number)

WHEREAS, TID o2 was created on De. 11, 208 and has a maximum life date of D¢, \\, 2R and

(month) (day) (year) (month) (day) (vear)

WHEREAS, the Vil\aag of ]‘lrb\w% TID 2 is not expected to generate sufficient revenue to recoup
its project costs within it;" maximum life; and

WHEREAS, under state law (sec. 66.1105(7)(am)4.a, Wis. Stats.), a municipality may request that the Joint Review
Board (JRB) extend the life of a TID an additional three years if the annual and total amount of tax increments over the
life of the district were adversely impacted by 2013 Wisconsin Act 145; and

WHEREAS, under state law (sec. 66.1105(7)(am)4.b., Wis. Stats.), the municipality, together with the extension request:

Provided an independent audit, which demonstrated the TID is unable to pay off its project costs by the required
maximum life date (JRB must approve)

W Did not provide an independent audit but provided documentation on the TID's finances (JRB may deny or approve)

WHEREAS, the _Vi\&a.e of _ Folmen has demonstrated to the JRB that TID_eed was adversely

impacted by a decrease in revenues following 2013 Wisconsin Act 145; and

THEREFORE BE IT RESOLVED, that the JRB hereby approves the extension of TID ;2 by an additional three years
to Pee 1\ , 2684 pursuant to Wisconsin Act 254; and

(month) (day)  (vear)

BE IT FURTHER RESOLVED, thatthe Y \ of \Ab\rn-(’.(\ Clerk shall notify the Wisconsin
Department of Revenue by providing a copy of thi§ resolution.

Adopted thised™ day of | DR
(day) g (month) (vear)
Resolution introduced and adoption moved by JRB member E!C‘Q ~ E !KUAE ([ a CEES& C: *1 D
Motion for adoption seconded by JRB member NCA\ Corde. ((.Ommuh:\-\l Menr e\
Y] l P

On roll call motion passed by a vote of ‘—'l ayesto (D nays

(i bt~ TR

Joint Review Board Chairperson Signature Cletk Signature A
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Memo

To: Joint Review Board Members
From: Sean Lentz, Ehlers
Josh Low, Ehlers
Cc: Scott Heinig, Administrator, Village of Holmen
Angela Hornberg, Clerk/Treasurer, Village of Holmen
Date: January 19, 2022
Subject: Request to Extend the Maximum Life of Tax Increment District No. 2

Summary of Request

The Village of Holmen is requesting that the Joint Review Board (“JRB”) extend the life of Tax
Incremental District No. 2 (“District”) as permitted by Wis. Stat. §66.1105(7)(am)1,2,3 and
§66.1105(7)(am)4. Statute §66.1105(7)(am)1,2,3 provides authority for a JRB to grant a three-
year extension to the maximum life of a Tax Increment District (‘TID”) if the district cannot repay
project costs within its maximum life. Statute § 66.1105(7)(am)4 provides authority for a JRB to
grant a three-year extension to the maximum life of a tax incremental district if during the
district's existence the annual and total amount of tax increments to be generated were
adversely impacted by 2013 Wisconsin Act 145 (“Act 145”). Act 145 provided technical college
property tax relief which reduced mill rates and diminished tax incremental revenues beginning
with the 2014 tax levy. The total extension that is requested is for six years.

If a community provides the JRB with an independent audit demonstrating that a district is
unable to recover its project costs within its maximum statutory life, the JRB must approve the
request. If such an audit is not provided, the JRB may approve or deny the request. The Village
is making its request to the JRB on a discretionary basis and is not providing an
independent audit.

Reason for the Request

Tax Increment District No. 2, approved in 2008, has a 20-year maximum life prior to any
potential extensions. The expected development in TID No. 2 was significantly delayed due to
the economic downturn caused primarily by the housing market collapse. Due to the delayed
development, the period in which the Village can collect revenues from TID No. 2 to provide
funding for vital infrastructure improvements has been significantly shortened. The Water Utility
Improvements (Reservoir, Mains, Well House, & Pumping Station) are estimated at
approximately $6 million and were expected development costs of the TID No. 2 Project Plan
(Water Utility Capacity Expansion). These Water System Improvements are integral to both the
development that has been constructed in TID No. 2 (ex. Holmen Cheese) as well as the ability
to support future development in the District. Based on the TID No. 2 cash flow projections,
without the requested extensions, the District will not be able to undertake the Water Utility
Improvements and repay existing TID No. 2 expenses. Without the extensions, by 2029, the
anticipated TID No. 2 cash flow shortfall would be almost $6.3 Million. This forecast assumes
$10 Million in development in 2022 but not additional development thereafter.

BUILDING COMMUNITIES, IT'S WHAT WE DO. [~ info@ehlers-inc.com ML 1(800) 552-1171 {5 www.ehlers-inc.com



Calculation of Incremental Revenue Lost Due to Act 145
As part of the 2013 levy for 2014 budget, the District received $10,386 in tax incremental
revenue based on Western Technical College’s $2.48 mil rate. Following implementation of Act
145, the College’s mil rate dropped to $1.59 diminishing the incremental revenue by $3,700.
Holding the most current mil rate constant, the current increment constant, and comparing that
to the pre-Act 145 rate of $2.48, the projected total loss of revenue to the District from 2015
through 2029 is $1,346,338. Based on this analysis, the District qualifies to request a
three-year life extension as the annual and total amount of tax increments to be
generated over the life of the District were adversely impacted by Act 145.

With Act 145 Without Act 145
Tech College Tech College
Portion of Portion of Difference
Western TID Tech College Tax Tech College Tax
Levy Year/ Technical Increment [Portion of TID Increment |Portion of TID Increment
Budget Year TID Out EV College Value Interim Rate  Collection | Interim Rate  Collection
2011/2012 Actual No Increment -
2012/2013 Actual No Increment -
2013/2014 Actual 520,418,100 1,292,078 4,183,400 2.48 10,386 2.48 10,386 -
2014/2015 Actual 559,437,100 891,056 4,157,100 1.59 6,621 2.48 10,321 (3,700)
2015/2016 Actual 566,340,200 893,359 4,449,900 1.58 7,019 2.48 11,048 (4,029)
2016/2017 Actual 585,948,100 919,015 4,624,500 1.67 7,253 2.48 11,482 (4,228)
2017/2018 Actual 619,435,900 948,984 21,542,500 1.63 33,003 2.48 53,485 (20,482)
2018/2019 Actual 655,196,800 981,076 50,032,100 1.50 74,917 2.48 124,218 (49,301)
2019/2020 Actual 716,116,900 1,035,690 54,967,200 1.45 79,497 2.48 136,471 (56,974)
2020/2021 Actual 751,526,100 1,061,888 88,065,900 1.40 123,263 2.48 218,647 (95,384)
2021/2022 Actual 844,350,800 1,073,770 114,800,400 1:27 145,993 2.48 285,023 (139,030)
2022/2023 Projected 844,350,800 1,073,770 114,800,400 1.27 145,993 2.48 285,023 (139,030)
2023/2024 Projected 844,350,800 1,073,770 114,800,400 1.27 145,993 2.48 285,023 (139,030)
2024/2025 Projected 844,350,800 1,073,770 114,800,400 1.27 145,993 2.48 285,023 (139,030)
2025/2026 Projected 844,350,800 1,073,770 114,800,400 1.27 145,993 2.48 285,023 (139,030),
2026/2027 Projected 844,350,800 1,073,770 114,800,400 1.27 145,993 2.48 285,023 (139,030),
2027/2028 Projected 844,350,800 1,073,770 114,800,400 1.27 145,993 2.48 285,023 (139,030)
2028/2029 Projected 844,350,800 1,073,770 114,800,400 127 145,993 2.48 285,023 (139,030)
Total (1,346,338)

Impact of Six Year Extension & Creation of a new Mixed-Use District

To develop a finance model that provides the best possibility of success to repay the costs of
the proposed Water Utility Improvements and the outstanding TID No. 2 expenses, the Village
proposes to extend the life of TID No. 2 by up to six years. Attached, as exhibits to this memo,
are projected cash flow exhibits without and with the extension of TID No. 2. The first cash flow
exhibit (Exhibit 1) shows the impact of adding the Water Utility Improvements without extending
TID No. 2 by six years. The cash flow projects TID No. 2 will end with a significant deficit of
almost ($6,300,000) in 2029.

The second cash flow exhibit (Exhibit 2) shows a preliminary forecast of proposed TID No. 2
with six additional years of revenue collection added to its life. This TID No. 2 cash flow
reduces the interest rate on the advances to the Water Utility and Sewer Utility (from 2.65% to
2.00%) and prioritizes the repayment of the new debt to finance the $6 Million in Water Utility
Improvements. The existing debt (2013 & 2017 Bonds) and payments to Bluff View and
Holmen Cheese are the next priority in terms of using the available TID No. 2 revenues and are
projected to be 100% repaid. The advances from the Water Utility ($1,422,217) and Sewer
Utility ($3,695,520) to TID No. 2 are the final forecasted use of TID No. 2 revenues and full
repayment, with the 2% interest rate, is projected to occur by 2035.

BUILDING COMMUNITIES. IT'S WHAT WE DO. (7 info@ehlers-inc.com L., 1(800) 552-171 (% www.ehlers-inc.com




Approval Process

To seek approval of this request, the Village must call a meeting of the JRB. Approval of the
extension requests will require an affirmative vote from a majority of the JRB members present.

The Village has scheduled a meeting at 6:00 on February 24th for purposes of this
consideration.

BUILDING COMMUNITIES. IT'S WHAT WE DO, (1 info@ehlers-inc.com L., 1(800) 552-1171 (% www.ehlers-inc.com
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