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The Plymouth Redevelopment Commission met in regular session at 5:30 p.m., Tuesday, May 19,
2020, in the Council Chambers of the City Building at 124 North Michigan Street, Plymouth,

Indiana,

As allowed by Governor Holcomb’s Executive Order #20-04 and 20-09, Commissioners were able
to attend the meeting virtually. President Mike Miley called the meeting to order for Commissioners
Billy Ellinger, Nancy Felde, and Craig Hopple. Mayor Mark Senter, City Attorney Sean Surrisi,
City Engineer Rick Gaul, and Clerk-Treasurer Jeanine Xaver were also in attendance.
Commissioners Tom Pedavoli and Melissa Christiansen were absent.

Commissioners Ellinger and Felde moved and seconded to approve the minutes of the regular
session of April 21, 2020 and special session of April 27, 2020. The motion carried.

The following legal notice was advertised in the Pilots Newspaper on May 9, 2020:
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Commissioners Felde and Ellinger moved and seconded to open the public hearing to receive and
hear remonstrances and objections from all persons interested in or affected by the proposed
projects and proceedings pertaining to amending the economic development area, the economic
development plan, and the allocation area for the US 30/ Pine Road Economic Development Arca
(TIF #3) and added to the specific list of projects for TIF #3 support for Marshall County Economic
Development Corporation’s construction of one or more industrial manufacturing centers for new
business attraction, through participation in a lease of said facilities. The motion carried.

City Attorney Surrisi discussed the process for adding this area and project to TIF #3. Heidi
Amspaugh of Baker Tilly prepared a tax impact statement, as required by the bonds currently in
place for the Aquatic Center. '

Amspaugh attended the meeting virtually and presented the following information for the board:
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THE OVERLAPPING TAXING UNITS

The Plymouth Redevelopmen! Cormenission (ke “Commission’} is required by Indians Code 368-7-14 as amendsed
{ihe “Acl"}, to provide e slatement disclosing the impact of amending & lax allocation area ot the overlapping tasing
units. This impac! statement discioses and explains fe impac on the overlapping faxing unils caused by armerding
the pilocstion area gnd capiuring Tax Incrament {as hareinafier defified).

AMENDMENT OF THE AREA, ALLOCATION AREA AND THE ECONOMIC DEVELOPMENT PLAN

On Fabruary 23, 2004, the Commission adopled & deciaratory resofution {lhe “Originat Declaraiony Resolutkn”)
establishing the US 30/Pine Road Economic Development Area {the “Origina Area”), & cotermsnous allecalion srea
the US 30/Pine Boad Allocation Area (the “Original Allocalion Area™, both commondy referred lo now as TiF #3,
and appfoved an Economit Developroerd Plan (the “Original Plan™k

The Original Dedlaratory Resolution has bean amended saveral fimes and ss amonded Is rélerenced lo throughout
as {the "Declaralory Resuiution”) aleng with the Orginal Plan amendments {ihe “Econemic Developrsnt Plan'h
The Original Area and Originat Allocalion Area have been amended and as smended are reterenced to throughout
as {the "Exisling Area™} and {the “"Existing Allocation Area”).

On March 17, 2020, lhe Comimifssion amended the Declaratory Resgiufion {fhe “Amending Resolution”} 1o {1) ady
parcel 50-42-31-301-005.000-018, which is located outside the Exisling Area, fo the Existing Ares {lhe "Expansion
Ares” and, together wilh the Exisling Area, the “Area’; and 10 e Existing Allocalion Area {lhe "Expansian Allocation
Area” and, lagether with lhe Exisling Allncation Ares, the “Allocation Area™) and (2} amaend the Economic
Daveiopment Plan {the “Amended Economic Developrmenl Plan™) to add a specilic fisl of projecls to suppord
Marshall County Econemic Developmaent Corporation’s eonstruction of an industria) manulactzing center tor new
buginess altraction, through participation in a lease of said laciiilies {ooliectively, the “Amendments”).

The Amending Resolulion aliows for ths capture of incremental real properly assessed value from growih within the
Expansion Allocation Arga. Tax Incramenl consigts of all property lax proceeds from the assessed valuation of nen-
ragiduntial roal and depreciable personal properly in the Allocalion Area as of Ibe assessmard dale in excsss of the
base assessed valuation described in Section 3%bi( 1) of the Acl, rmultiplied by the current properly lax rale,
extluding Bsny rate estabdishud by reforendum {refarred to throweghoot as the “Tax increment’). The base assessad
value means the net sssessed value of all propary in the alfocation Ares as finally determined for the assesament
dute immediataly preceding the effective date of the declaratory regolulion eslablisting tha allocation area pursuant
to Seclion 30 of indiana Code 36-7-14. The base assessment dala for e Expansion Allocelion Arga is January ¥,
2020. The Expansion Aliccalion Area shall expire no lster then 25 years afler the date om which the first obligation
i Incurrad (o pay principal and interest on bords or lesses payebie from Tax ircrament generated in the Expansion
Allocation Area. The Expansion Allocalion Area is iccated i the City of Plymoulh — Center Township taxing districl.

in the Amending Resolution, the Commission finds that the Amendmenls promols significant opportunities for thae
gainful employiment of the citizens of the City of Plymouth (the “Cily"}, attracls a major rew business enterprise o
tha City, relains or expands a significant business erderprise in the boundaries of the Cily, or meets other purposes
of the Act. Specifically, the construction of an indusirial manufasturing cener within the Area by Marshall Counly
Ecoromie Development Corporation prasents an opporiunity fo atlract new business lo the communily, bringing
mary néw jobs with il

The Commission finds that the Amendment cannol be achieved by regulatory processes or by the ordinary
oparation of private anterprise without resort to the powars sfiowed under the Acl. The Commission fusther finds
that the Amended Ecanomic Development Plan condorms fo other development and redevelopment plans for he
City and is reasonable and appropriate when considerad In relation lo the Ared’s Original Plan. The expansion of
the Existing Allocation Area will resull in new groperly Taxes that would nof have been generated bt for the adoption
of the atlocation provision.
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tdarshall County Economic Development Commission is proposing {0 build approximately a 50,000 square foel
manufacturing facility located st 2840 Jim Néu Drive in the Cily af Plymouth — Center Township lexing district wilh
an initial investment of appraximately $2,000,000 in reaf property improvements {the "New Development").

ESTIMATED TAX INCREMENT

The Commission Intends to caplure the real propetly Tax Incremard from the New Development in the Allocation
Area. For purposes of this impact analysis, the estimaled real property Tax Increment from the New Developrent
iz basad on an estimaled real propery incremantal assassed value of $2,000,000 in the Cily of Plymouth - Cardar
Township taxing district. The estimated incremenlal real property sssessed value from the New Developmenl is
multiplied by the certifisd 2020 tax rate of $3.4728 (per $100 of assessed vaiue) for the City of Plymouth - Canlar
Township taxing districl to generate annuai real property Tax increment of $60.000, afler the appication of the
Circuit Breaker Tax Credits.

The aclual nssessed value of the New Development argd other fulure development will be determingd by the
bdarshall County Assessor upon complalion. No adjustment for future stalevide reassessments or lrending was
made in this analysls. Fulure tax rates and assessed valua may differ from the tax rales and assessed value used
in this ilustrative analysis, and the differences could have & meterial impact on the actuzl Tax Increment bul shoud
nod significantly change the impact of amending the Area on the overlapping taxing units. See the saciions below
tor addilioral information sbaut the Clrsuit Breake: Tax Cradil as il relates o property lax changes.

The caleulation of Tax iacrement may not inclede 3 tax rate thal is impesed as a resull of a referendum passed
afier 2009. Currenily, no post-2009 referendum tax rates ars in place in the Cily of Plymouth — Canter Township
taxing district. Assuming ro change is law, say fulure meferendurn-approved tax rales will aol be included in {be
calcutation of Tax Incrament in the Allocatios Amea. The incremental assessed value thal will result from the New
Devetopment or any additional fulure developrent will be included in the lax base of the applicable taxing unit for
the purposes of cakulating the property tax levy associated with a referendum-approved tax rata.

Circuit Breaker Tax Credits (Property Tax Caps}

Ariicla 10, Section 1 of the ConsbBilution of the State of Indiane (the “Conslitutional Provision”} provides thal, for
property taxes first due and payable in 2012 and thereafter, the Indiana Generat Assembly shall, by law, fmit a
taxpayer's property tax Hability W a specified percenage of the gross assessed value of the faxpayer's real snd
personat property. indiana Code § 6-1.1-20.6 (the “Stalute”} suthorizes such imils irs the torm af a lax credi for all
propery {axes v an amount that excesds the gross sasessed vaiua of real and personal propery eligibde for the
eradit (the “Clreuit Breaker Tax Credil™). For proparly assessed as a homestead (#s defined in Indiana Code § 8-
1.1-12-37}, the Chrouil Breaker Tax Credil is equal to the amount by which the property taxes allribulable lo ke
horrestesd oxcesd 1% of the gross assessed value of the homestead. Properly texes attribulable o the gross
assessed value of other residential propady, agricultural property, and ong-term care Taciiities are Bmiled Lo 2% of
the gross assessed value, propery taxes attributabie fo olher non-residendial real proparty and perscnal praparty
are imiled to 3% of the gross assessed valua. The Statule provides additionat praparty Lax tiemils for property laxes
paid by cerain senior cilizens.

if applicable, the Circuit Breaker Tax Croadit will resull in a raduction of property lax colleclions for each polticat
subdivision in which the Ciroult Breaker Tax Credit ic spplied. Political subdivisions may nol increase their propety
tax lavy or borrow raoney lo make up for any property tax revenus shortiadl dus lo the application of the Circuil
Breaker Tax Credit.
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Circuit Breaker Tax Credits (Property Tax Capsj (Cont'd)

The Constitulional Prevision excludes Irom the spplication of the Circuit Breaker Tax Credil property taxes first due
and payable i 2012, and thereafier, that are imposed after betng approved by the volers in a relersncum. The
Statile codifies this axveption, proviging that, with respect {o properly taxes first due and payalde in 2012 ard
thoraafter, property laxes imposed éfter being approved by Whe volers in a referandum will not be considered for
purposes of calcutating tha limils to property lax lability ueder tha provisions of the Slatute.

in this anatysts, the Cirouit Breaker Tax Cradil Is estimatad 1o reduce the lotal Tax indramerndt [or lhe Allozation Arez,
due ta the {act that lhe eslimated Tax Incremant, based o the certified pay 2020 tax rales, is above Lha maximum
threghold of 3.0% of ihe gross assessed vatues for commercial propesty for the Cily of Plymouth - Canter Township
taing digirivt. There can be no assurance that the levies and tax rates of the City and the everlapping laxing uls
will sot Increase in some fuldre year to cause the Clroult Breaker Tax Cradil o be further applied fo laxpayers” tax
bills,
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LOCATION AREA ON THE OVERLAPPING TAXING
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EXPANDING THE EXISTING AREA AND EXISTING AL
UNITS

The schedule entilled “Estimated tmpaci of Amending the US 30/Pine Road Economic Development Plan and
Exparling the Existing Area and Existing Allocation Area on the Cvarlapping Taxing nifs” provides an estimate
of the effect on the tax rates of the overapping taxing units (holding aif other faciore consfant} of amending the
allocation area provision to capiure incremental real and depreciable personai property assessed vakue from the
New Devetoprment in the Allocation Area.

Scenario I: Present Situation (Prior fo Expanding the Exisling Area and Existing Aligeation Area
Scenatic | reprasents the current situalion (based on payable 2020 properly tax information) prior o the expansion

of the Existing Area and Exisling Allpsalion Area. Scenario | presents the payable 2020 assessed values, property
tax favies, and lax rates for the overfapping faxing units in the City of Piymoutts - Cenler Township taxing cislrict.

Scenario H: Assumes the Existing Area and Existing Alfocation Ares are Expanded

Scanario I daplcts the impact on the overlapping taxing units fholding all other facfors constant if the Exisling Arsa
and Existing Alveation Aren are expandsd and assumes thal the eslimated $2,000.000 of incremenial assessad
valua from the New Development is caplured. Tha #ustalive incrementsl assessed value from the Kew
Davelopment is estintaled to generate appréximately $60.000 of annual Tax Incrament in ihe Atlocation Area {after
application of Cireult Breaker Tax Credils).

Seanatio | represanis the impact on the overapping faxing units if the Existing Araa and Exisling Allocation Area
are not expanded and therefore, assumes the Project cannot be funded and the New Development does nol ooour,

Impact Summary

The Commission finds thal lhe expansion of lhe Existing Area and Exisling Allocalion Ares will result in new property
taxes tha! would not have besn generated without this new aliocation provision. Wilthout the expansion of the
Exlsting Area and Exisling Allocalion Area, the Commission lacks the ability 1o provide incentives to attracl private
investmunt 1o the Area. The Project cannol bi funded by the regulatory processes or by the ordinary eperations of
private enterprise without resort & the powers of Lhe Commission under the Act because of ihe tack of locat public
improvements. Neither the Commission nor the City has the financlat capacily 1o furd the Project.
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impact Summary [Cont'd}

The Cily does not have any othar method of financing the Project {with the underying assumption that the Cily
woultl mot issue bonds payable from propesty Laxes or fom another source of funding, without the prospect of
replacing some or all of thal source with Tax increment). Tharefore, by expanding he Existing Area and Existing
Allocation Arss and capluring Tax Incratnent in the Expansion Area, the Corgnission belisves thal there is not an
npact on the laxpayers or he ovedapping taxing unils and the Coirsnission would net be able lo fund the Project
as desoribad in the Plan withoul the nesd to mly upen othar City funds. During the period of the Tex {ncrerrant
caplurs, tha tax base of the overlapping taxing units would remain the same (holding other [sctors constand). Afler
the @xpiration of the Allocation Area, the addilional assessed vaiue will increase the property tax base of all the
ovarlapping taxing unils.

Please note that for purposes of sstirmaling the mpact of Tax incremeed fhancing, certain facions were held constant
in this analysis. No other growth in assessed value was assumed o take place anywhere in the City or within the
Allocation Ares. No intreases in the budgels of the overdapping faxing unils were assumed for purposes of Lhis
analysis. Polenlial impacks from fulure slatewide reassessments or frending were nol included in this anatysis.

Additicnal local income taxes could polentially be generated from any new jobs associated with the Naw
Davelopment, assuming new smployees will be new residents of Marshall County or from incremantat growth &
wagas and income of current and now employees. Increases in amployees and wages, wouid, in furn, inGrease
joca spending and commercial activity. Additiona? rsevenue souress, which would potentially increase as a resull of
new businass enterprises which focale in the Allocalion Area include food and beverage revenues, molor vehicle
highweay funds, local road and street funds snd excise taxes.
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Amspaugh summarized by saying that there will be no tax impact to the overlapping taxing unit
with the addition of this parcel to the TIF district.

There were no comments from the commissioners nor the public. City Attorney Surrisi added that
he feels this a perfect example for the public to see that this has no impact on the overlapping
taxing units because the parcel was previously held by the county and did not generate any of the
taxes that will now come from the development.

Commissioners Ellinger and Hopple moved and seconded to close the public hearing. The motion
carried.

TIF #1

Update on Hoham Drive Reconstruction Project

City Engineer Gaul provided an update on this project. He said the property acquisition phase has
started and noted that the underground detention basin will be in the front of the property out by
the street. Storm water will run close to the street, into the underground basin, and go through a
single pipe out to the ditch. The original construction estimate was $150,000. The project is
potentially eligible for the 80% / 20% split with the state, but written confirmation is pending. Due
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to the changes in the underground water detention area, the project is looking at increased design
fees.

Gaul requested the commission’s approval to obtain an updated cost including the increase in design
fees, obtain a more accurate estimate on construction fees, and coordinate with INDOT so that he
can present documents to the commission at the June 2020 meeting.

Commissioners Felde and Ellinger moved and seconded to allow Gaul to move forward with
updated estimates.

Update on Pioneer Drive Reconstruction Project

City Engineer Gaul updated the commission members on the Pioneer Drive Project. He said Street
Superintendent Marquardt was consulted regarding the construction inspections for this project.
Marquardt said the street department is not comfortable conducting the inspection, as it will take
too much time away from an already full schedule for his employees. Lochmueller provided the
following fee schedule for inspection services:

Part-Time inspection services;
1. Provide services related to the subgrade preparation, proof-rolliag, undercut, and subgrade treatment instaliation. For this we would anticipate
approximately 3 weeks, at 40 hrs/week. The fee would he approximately $17,800.00

2, Provide part-time services for storm sewer installatian (2 days), subgrade preparation/proof-rofling/fundercut/subgrade treatment installation (3
wasks), paving operations (3 days), misc. questions/meatings/scheduling (2 days). Yhis fee would be approximately $26,000.00

Full Time Inspection Services:
1, As an alternative | wanted to provide a fee for full-time inspection services on this project as well. Assuming a 9 week project duration at 40
hrsfweek, the fuli-time inspection fae would be approximately $52,8000.00. This would be on-site inspection but does not inclide the reporting
or developraent of any final construction records as required for INDOT projects,

These prices do not include the final construction records, but the plan is for the city to complete
these documents. Gaul explained that this project is part of the Community Crossings Matching
Grant, however if the project goes over budget the city would be responsible for paying the full cost
of overruns. He provided an updated project cost of $857,251.11 with the city’s share being
$428.625.56. Gaul said that he would need to re-prioritize his schedule to accommodate the
oversight and inspection of this project if the commission chose not to utilize Lochmueller’s
services.

Felde asked if the part time services would suffice for this project or if the full-time services are
needed to get the project done. Gaul said we do not know who the contractor will be at this point
and it could make a difference. He noted that the school corporation hired a project manager to
come in and oversee the daily operations of their school renovation project; as did the city with the
Greenway Trails project. He said the benefit of hiring full-time is that it less work on the city. In
addition, the project manager will be very familiar with the design and knowledgeable about this
type of project.

Miley asked if hiring for full-time inspection services will potentially save the city in overruns.
Gaul said someone present full-time can watch and see what is going on each day, keep people out
of trouble, and help try to avoid cost overruns.
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Ellinger said he would hate to spend the extra money, but it will be important to have someone
there with a set of eyes on everything happening. He thinks it could save the city money in the long
run.

Commissioners Ellinger and Felde moved and seconded to approve to addition of the Full Time
Inspection Services with Lochmueller. The motion carried.

TIE #2

COVID-19 Relief Funds

City Attorney Surrisi said the COVID-19 Relief funds approved by the Redevelopment
Commission and Common Council at the April 27 special session have not yet been transferred.
The city is waiting on an invoice from United Way. Surrisi said there is a conference tomorrow
with a broad group of community members to discuss relief options for small business using some
of these funds that were designated by the city out of TIF #2. This will be the subcommittee that
will determine how funds will be dispersed.

Felde said the plan for the distribution of the funds is that 50% would go to “Fund the Essentials”
and 50% to help businesses. She asked if that was still the plan. Surrisi said yes; that was guidance
that the commission provided when they approved the funds in April. He noted that all the funds
will go to United Way of Marshall County towards the “Fund the Essentials” campaign. From there,
the 50% for businesses will be distributed based on the small business relief subcommittee.

TIF #3

Aquatic Center Update

City Attorney Surrisi said the aquatic center is reopening on Sunday with certain limitations and
enhanced cleaning practices with social distancing. Felde asked if there is a new manager. Surrisi
said they are still working on that process.

Manufacturing Center Discussion

City Attorney Surrisi presented Resolution No. 2020-904, A Confirmatory Resolution by the
Plymouth Redevelopment Commission Amending the Economic Development Area, the Economic
Development Plan, and the Allocation Area for the US 30 / Pine Road Economic Development
Area (TIF #3) for the Purposes of Tax Increment Financing.

Surrisi noted that this is not entering into any agreement or lease for the project, it is simply adding
this parcel of land to the TIF district and adding the development to the project list.

Commissioners Hopple and Ellinger moved and seconded to approve Resolution No. 2020-904, A
Confirmatory Resolution by the Plymouth Redevelopment Commission Amending the Economic
Development Area, the Economic Development Plan, and the Allocation Area for the US 30/ Pine
Road Economic Development Area (TIF #3) for the Purposes of Tax Increment Financing. The
motion carried.

TIF #4 - River Gate South Project
Felde said that Rick Gaul met with the general contractor to discuss the pavement work that they
will begin updating soon. She met with Lakeshore Landscaping, the company that will oversee the
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testoration of the planting beds. Based on her input, they feel the work is doable and within budget.
This work will not start until after the correction of the hardscaping,.

TIF #5 — No updates.
TIF #6 — No updates.

Other Business

Determination of Excess Assess Valuation in each TIF District

Clerk-Treasurer Xaver said the state requires the Redevelopment Commission to determine the
amount of excess assessed value (AV), if any, by which the AV of taxable property in the allocation
area according to the most recent assessment date minus the base assessed value when multiplied
by the estimated tax rate of the allocation area will exceed the amount of AV needed to produce the
property taxes necessary to make, when due, principle and interest payments on bonds. She said
the AV reports from the county were in the commissioner’s packets.

In the past, TIF #1 passed through $30 million, but was recently changed to $20 million due the
lease payment on the City Hall Renovation Project. TIF’s #2, #3, and #4 have always passed
through $0. Xaver recommends that TIF #1 remain at $20 million. Currently, there is $33.7 million
of AV being captured here. In TIF #2 there is $8.1 million in AV being captured, compared to $11.5
million which is what was in the TIF district when it was created. TIF #3 has $8.5 million AV in
Center Township and $18.5 million in the West Township portion of this allocation area. She
recommended that the commission pass through $5 million of AV from this TIF district. Xaver
recommended TIF #4 remain as is with no pass-through.

City Attorney Surrisi suggested the commission not pass anything through on TIF #3 because they
are looking at the manufacturing center and because there is question about where the aquatic center
is headed. He noted that this is the most active TIF district and with the uncertainty of the effects
of the pandemic on the economy, he feels the city should retain all the assessed value.

Felde asked for some perspective on what it will mean to pass through $5 million in AV for TIF #3
versus not doing that. It was determined that the dollar amount would be $171,000. Xaver said she
asking the commission to pass through $5 million out the $27 million in AV for TIF #3.

Xaver said by passing the assessed value through, it is helping the school corporation, the city tax
payers, and all the other taxing units. She explained that the city’s AV is not increasing from year
to year and it should be. For the last ten years it has actually decreased. When the AV goes down,
the tax rate increases in order to capture the same amount of property tax dollars. Xaver said the
only way to get the assessed value to increase is if there are many home improvements within the
city, annexation or new/improved businesses. The granting of tax abatements for businesses will
also affect the tax dollars.

Hopple asked if the city’s financial obligations can be met if the $5 million is passed through TIF
#3, Xaver said the cash in TIF #3 is increasing by $200,000 each year, therefore she believes the
funds can be passed through.
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There was additional discussion about the pass-through amount being an annual decision, so even
if the commission decides to pass through some AV this year, they could change it next year.

Miley asked when this effects the TIF tax draw. She believes it will be tax draws in June and
December 2021.

Commissioners Ellinger and Hopple moved and seconded to pass through $20 million in TIF #1
and $5 million in TIF #3 as recommended by Clerk-Treasurer Xaver. The motion carried.

Approval of Redevelopment Invoices
President Miley presented the following invoices for the Commission’s approval:

To be paid from TIF 1

- February Progress payment to Lochmueller Group in the amount of $38,967.09 for the
Hoham Drive Project

- Payment to City of Plymouth payment in the amount of $27,500.00 for the semiannual
pledge for the Waterworks Bond payment

Commissioners Felde and Ellinger moved and seconded to approve payment of the invoices as
presented. The motion carried.

The following communications were provided to the Commissioners:
¢ 1993 TIF Trial Balance — April, 2020 (TIF #1)

2000 TIF Trial Balance — April, 2020 (TIF #2}

2005 TIF Trial Balance — April, 2020 (TIF #3)

2016 TIF Trial Balance — April, 2020 (TIF #4)

e Baker Tilly Tax Impact Statement disclosing potential impact of expanding the
Existing Area and Existing Allocation Area and capturing Tax Increment

e 2018 Payable 2019 TIF Extract Data from Marshall County for TIF Districts 1, 2, 3
and 4

Commissioners Hopple and Ellinger moved and seconded to accept the communications as
presented. The motion carried.

The next meeting is scheduled for June 16, 2020, at 5:30 p.m. There being no further business to
discuss, the meeting was declared adjourned at 6:30 p.m. after a motion and second by
Commissioners Felde and Hopple. The motion carried.
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