CITY OF WANAMINGO, MN
&
WANAMINGO ECONOMIC DEVELOPMENT AUTHORITY



1. PURPOSE

1.1 The purpose of this policy is to establish the city’s position as relates to the use of tax increment financing for private development.  This policy shall be used as a guide in processing and reviewing applications requesting tax increment financing assistance.

1.2 The city shall have the option of amending or waiving sections of this   
policy when determined necessary or appropriate.

2. STATUTORY LIMITS

2.1 In accordance with the tax increment policy, tif requests must comply with applicable State Statues.  The City of Wanamingo is governed by limitations established in Minnesota Statues including the Minnesota Tax Increment Financing Act.

3. ESTABLISHED USES FOR TAC INCREMENT FINANCING
3.1 As a matter of adopted policy, The City of Wanamingo will consider using tax increment financing (tif) to assist private developments only in those circumstances in which the proposed private projects meet one or more of the following uses:
        		         (a)  To redevelop blighted or under-utilized areas of the community
    (b)  To remove blight and encourage redevelopment in the commercial       and industrial areas of the city in order to encourage high levels of               property maintenance and private reinvestment in those areas.
     (c)  To increase the tax base of the city in order to ensure the long-term   ability of the city to provide adequate services for its residents while reducing the reliance on residential property tax.
      (d)  To retain local jobs, increase the local job base, and provide diversity in that job base.
       (e)  To increase the local business and industrial market potential of the City of Wanamingo.
       (f)  To provide adequate short-term business and shopper parking and residential parking.
        (g)  To encourage additional unsubsidized private development in the area, either directly or through secondary “spin-off” development.
        (h)  To promote the potential future usage of a public transit light rail line through maximizing the development potential of parcels adjacent to the system station.
	(i)  To offset increased costs of development, over and above those costs that a developer would incur in normal redevelopment.
	(j)  To accelerate the development process and to achieve development on sites which would not be developed without this assistance.
4.  TAX INCREMENT PROJECT MANDATORY MINIMUM REQUIREMENTS FOR EVALUATION.
	4.01 In order to be considered for further evaluation and approval, tax increment 	           financing proposals must, at a minimum, include the following features:  
	(a)  A statement from the applicant that the proposed project complies with applicable restrictions on tax increment financing debt limit guidelines and financial requirements for local government.
	(b)  A detailed statement from the applicant on how the project meets one or more of the tax increment financing goals of the City.
	(c)  A statement from the applicant that the project (i) complies with all zoning requirements or (ii) that any required changes to the local zoning plan and ordinances are under active consideration by the City.
	(d)  A statement from the applicant that (i) the project would not be economically feasible without the benefit of tax increment financing and (ii) the applicant in sot applying for tax increment financing solely to broaden profit margins.
	(e)  A statement that the applicant will provide all necessary assistance to the City, or its agents so that the City may thoroughly evaluate the proposal or, if it chooses undertake an independent underwriting of assessment of the project.  This assistance may include, but is not limited to, providing market and financial feasibility studies, appraisals, soil borings, and information provided to potential or actual private lenders for the project.
	(f)  A statement from the applicant that (i) the project will maintain at least a 1.2 to 1 debt service coverage ratio (a ratio of the funds projected to be available to funds fore debt service) or (ii) a detailed description why the 1.2 to 1 debt service coverage ratio is not possible.
	(g)  Adequate financial guarantees, including but not limited to  assessment agreements and letters of credit so as to assure the timely repayment of any tax increment financing subsidy.
	(h)  A detailed description of the applicants past successful general development capability as well as specific capability in the type and size of development proposed.
	(i)  The developer should retain ownership of the project management, and to initiate repayment of the tif.
5. TAX INCREMENT PROJECT EVALUATION CRITERIA
	5.01 All projects will be evaluated on the following criteria for comparison with other proposed tif projects reviewed by the City, and for comparison with other subsidy standards (where appropriate) it is realized that changes in local markets, costs of construction, and interest rates may cause changes in the amounts of tax increment subsidies that a given project may require at any given time.
	5.02  Some criteria by their very nature are subjective however some “benchmark” criteria have been established for review purposes.  The fact that a given proposal meets one or more of the “benchmark” does not mean that it is entitled to funding under this policy, but rather that the City is in a position to proceed with the evaluations of (and comparisons between) various tif proposals.
	5.03  Following are the evaluation criteria that will be used by the City of Wanamingo.
	(a)  All tif proposals should optimize the private development potential of a site
	(b)  All tif proposals should maximize the ratio between private and public investment.
	(c)  All tif proposals maximize the number of new jobs at the new site.
	(d)  All tif proposals should maximize the ratio of property taxes paid after the redevelopment of the project with the taxes paid before the redevelopment of the project.
	5.04 Program Restictions.
	(a)  The degree to which the proposed project meets the development objectives of the city
	(b)  The degree to which the project avoids the restrictions set forth in section 5.04 or any other applicable law.
	(c)   Tif will normally not be used in a project that involves an excessive land and/or property price.  This will normally be where the acquisition price is more than 10% in excess of market value. 
	(d)  All tif projects will need to meet the “but for” test.  Tif will not be used unless the need for the city’s economic participation is sufficient that, without that assistance, the project could not proceed in the manner proposed.
	(e)  Tif will not be used in projects that would five a significant, competitive advantage over similar projects in the area due to the use of tax increment subsidies.
	(f)  Tif will not be used when the developers credentials, in the sole judgment of the city, are inadequate due to past track record relation to:  completion of projects, general reputation and/or bankruptcy, or other problems or issues considered relevant by the city,
	(g)  A developer using tif will need to provide a financial guarantee for the repayment of tif within the constraints of existing tax law.
	(h)  Tif will not be used to support projects that place demands on city services, or other capital or operating expenditures that exceed the average city expenditures for similar facilities.  Consideration will be given to the total public costs that are required to support the project, including costs that are required.
	(i)   Tif will not normally be used for projects that would generate significant environmental problems in the opinion of the local, state or federal governments.
	(j)   Tif will not be used when the schedule for development has exceeded the schedule established in the redevelopment agreement, and where the city has not agreed to extensions of the schedule.
	(k)   Tif funding should not be provided to those projects that fail to meet good public policy criteria as determined by the council including: poor project quality, projects that are not in accord with the zoning plans and city policies, projects that provide no significant improvements to surrounding land uses, the neighborhood, and/or the city, projects that do not provide a significant increase in tax base, projects that do not have significant new, or retained employment, and projects that do not provide the highest and best desired use for the property.





