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Baker Tilly Virchow Krause, LLP
T'en Terrace Cr, PQ Box 7398
Madison, W1 53707-7398

el 608 249 6622

Fax GO8 249 8532

bakertilly.com

ACCOUNTANTS’ COMPILATION REPORT

To the City Council
City of River Falls
River Falls, Wisconsin

We have compiled the accompanying Balance Sheet, Historical Summary of Project Costs, Project Revenues
and Net Cost to be Recovered Through Tax Increments and Historical Summary of Sources, Uses, and Status
of Funds of the City of River Falls’ Tax Incremental Districts No. 4, 5, 6, 7, 8, and 9 as of and for the year ended
December 31, 2012 and from the date of creation through December 31, 2012. We have not audited or
reviewed the accompanying financial statements and, accordingly, do not express an opinion or provide any
assurance about whether the financial statements are in accordance with accounting principles generally
accepted in the United States of America.

Management is responsible for the préparation and fair presentation of the financial statements in accordance
with accounting principles generally accepted in the United States of America and for designing, implementing,
and maintaining internal control relevant to the preparation and fair presentation of the financial statements.

Our responsibility is to conduct the compilation in accordance with Statements on Standards for Accounting and
Review Services issued by the American Institute of Certified Public Accountants. The objective of a compilation
is to assist management in presenting financial information in the form of financial statements without

undertaking to obtain or provide any assurance that there are no material modifications that should be made to
the financial statements.

As discussed in Note 1, the financial statements present only the transactions of the districts and do not purport
to, and do not, present fairly the financial position of the City of River Falls as of December 31, 2012, and the
changes in its financial position for the year then ended in conformity with accounting principles generally
accepted in the United States of America.

The supplementary information as listed in the table of contents is presented for purposes of additional analysis
and is not a required part of the financial statements. The supplementary information has been compiled from
information that is the representation of management. We have not audited or reviewed the supplementary

information and, accordingly, do not express an opinion or provide any assurance on such supplementary
information.

Management has omitted the management’s discussion and analysis that is required to be presented for
purposes of additional analysis. Such missing information, although not a required part of the financial
statements, is required by accounting principles generally accepted in the United States of America and is

considered to be an essential part of financial reporting for placing the financial statements in an appropriate
operational, economical, or historical context.

e 'T% Vi lbama 2P

April 22, 2013
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CITY OF RIVER FALLS
TAX INCREMENTAL DISTRICTS NO. 4, NO. 5, NO. 6, NO. 7, NO. 8, AND NO. 9
COMPILED
BALANCE SHEET
As of December 31, 2012
TIDNO.4 TIDNO.5 TIBNG.B TIDNO.7 TIDNO.8 TIDNO.9
ASSETS
Cash and investments $ 17,735 § - % -8 - % - % -
Taxes receivable 238,403 486,888 198,368 16,751 35,935 -
Accounts receivable - - 25,118 - - -
TOTAL ASSETS $ 256138 % 486,888 $ 223486 $ 16751 $ 35935 § -
LIABILITIES AND FUND BALANCES
Liabilities
Accounts payable 5 - % 1,345 $ 240,150 $ 412 $ - % 13,379
Deferred revenue 238,403 486,888 168,368 16,751 35,935 -
Advance from other City funds - 2,337,221 651,202 448,670 13,629 199,451
Total Liabilities 238,403 2,825,454 1,089,810 465,733 49564 212,830
" Fund Balance {Deficit}

Restricted for debt service 17,735 - - - - -
Unassigned {deficit} - _(2,338,566) (866,324) (448,982} (13,629) {212,830)
Total Fund Balance {Deficit) 17,736  (2,338,566) (866,324} (448,982) (13,629) (212,830}

: . TOTAL LIABILITIES AND FUND BALANCES

$ 256,138

$ 486888 $ 223486 $ 16,751 $ 350935 §

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF RIVER FALLS
TAX INCREMENTAL FINANCING DISTRICTS NO. 4, NO. 5, NO. 6, NO. 7, NO. 8, AND NO. 9

COMPILED
NOTES TO TiF REPORT
From the Date of Creation Through December 31, 2012

NOTE 1 -~ SUMMARY OF SIGNIFICANT ACCOUNTING PoOLICIES

The accounting policies of the City of River Falls' Tax Incremental Financing Districts No. 4, No. 5, No. 6,
No. 7, No. 8, and No. 9 (the "districts") conform to accounting principles as applicable to governmental
units and as defined by Wisconsin Statute Section 66.1105.

The City of River Falls has implemented accounting principles generally accepted in the United States of
America to the extent they apply in determining the scope of the activity of Tax Incremental Districis No. 4,
No. 5, No. 6, No. 7, No. 8, and No. 9. The accompanying financial statements reflect all the significant
operations of the City of River Falls’ Tax Incremental Districts No. 4, No. 5, No. 8, No. 7, No. 8, and No. 9.
The accompanying financial statements do not include the full presentation of the City of River Falls.

A. DESCRIPTION OF FUND AND LONG-TERM DEBT

This report contains the financial information of the City of River Falls' Tax Incremental Financing Districts
No. 4, No. 5, No. 6, No. 7, No. 8, and No. 9. The summary statements were prepared from data recorded
in the special revenue and capital projects funds and the city's long-term debt.

Detailed descriptions of these funds can be found in the City of River Falls’ basic financial statements.

The data was consolidated for purposes of this report. Therefore, the amounts shown in the
accompanying statements will not directly correlate with amounts shown in the basic financial statements.

The districts were created under the provisions of Wisconsin Statute Section 66.1105. The purpose of that
section is to allow a municipality to recover development and improvement costs in a designated area
from the property taxes generated on the increased value of the property after the creation date of the
district. The tax on the increased value is called a tax increment.

The statutes altow the districts to coffect tax increments until the net project cost has been fully recovered,
or until 20-27 years after the creation date, whichever occurs first. Project costs uncollected at the
dissolution date are absorbed by the city's general fund. Project costs may be incurred up to five years
before the unextended termination date of the district.

TIDNo.4 TIDNo.5 TIDNo.6 TIDNo.7 TIDNo.8 TID No.9

“ " Creation Year 1988 1994 2005 2009 2010 2011

-+ End of Expenditure Period* 2010 2016 2027 2024 2032 2034
=+ Maximum Life of District 2015 2021 2032 2029 2037 2039

. *The project plan of TID No. 4 was amended in 2005 so that its original 1998 end-of-expenditure period

e .. was extended until 2010,

- The project plans of TID No. 4 and 5 were amended in 2010 to allow the sharing of increment. See
v Note 6.

Page 5
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CITY OF RIVER FALLS
TAX INCREMENTAL FINANCING DISTRICTS NO. 4, NO. 5, NO. 6, NO. 7, NO. 8, AND NO. 9

COMPILED
NOTES TO TIF REPORT
From the Date of Creation Through December 31, 2012

NOTE 1 — SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (cont.)

B. BASIS OF ACCOUNTING

The modified accrual basis of accounting was followed in the preparation of these statements. Under the
modified accrual basis of accounting, revenues are recorded when susceptible to accrual, i.e. both
measurable and available. Available means collectible within the current period or soon encugh thereafter
to be used to pay liabifities of the current period. Project costs, other than interest on long-term debt, are
recorded when the related liability is incurred.

District increments are recorded as revenue in the year due. Intergovernmental aids and grants are
recognized as revenues in the period the related expenditures are incurred, if applicable, or when the city
is entitled to the aids.

Special assessments are recorded as revenues when collected. Annual installments due in future years
are accounted for as receivables and deferred revenues.

Other general revenues are recognized when received in cash or when measurable and avaitable under
the criteria described above.

C. RMEASUREMENT Focus

The measurement focus of all governmental funds is the funds fiow concept. Under the funds flow
concept, sources and uses of financial resources, including capital outlays, debt proceeds and debt
retirements are reflected in operations. Resources not available to finance expenditures and commitments
of the current period are recognized as deferred revenue or as nonspendable fund equity. Liabilities for
claims, judgments, compensated absences and pension contributions which will not be currently liquidated
using expendable available financial resources are shown in the long-term debt footnote disclosure. The
related expenditures are recognized when the liabilities are liquidated.

D. Use oF ESTIMATES

The preparation of financial statements in conformity with generaliy accepted accounting principles
requires management to make estimates and assumptions that affect the reported amounis of assets and
liabilities and disclosure of contingent assets and liabilities at the date of the financial statements and

reported amounts of revenues and expenses during the reporting period. Actual results could differ from
those estimates.

E. PRroJECT PLAN BUDGETS

: The estimated revenues and expenditures of the districts are adopted in the project plans. Those

estimates are for the entire life of the districts (up to 27 years), and may not be comparable fo interim
results presented in this report.

F. LonGg-Term DeEBT

Short-term liabilities are recorded as fund liabilities. All other fong-term liabilities are shown in the long-
term debt footnote disclosure.

Page 6
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CITY OF RIVER FALLS
TAX INCREMENTAL FINANCING DISTRICTS NO. 4, NO. 5, NO. 6, NO. 7, NO. 8, AND NO. 9

COMPILED
NOTES TO TIF REFORT
From the Date of Creation Through December 31, 2012

NOTE 1 — SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (cont.)

F. LownG-Term DEBT {cont.)

Proceeds of long-term debt issues not recorded as fund liabilities are reflected as “Sources of Funds” in
the operating statement of the recipient fund. Retirement of these issues is reported as expenditure in the
year in which the debt matures or is repaid, whichever is earlier.

G. CLAIMS AND JUDGMENTS

Claims and judgments are recorded as liabilittes if all the conditions of Governmental Accounting
Standards Board pronouncements are met. The liability and expenditure for claims and judgments is only
reported in governmental funds if it has matured. Claims and judgments are disclosed in the long-term
debt footnote when the related liabilities are incurred. There were no significant claims or judgments at
year end.

NOTE 2 — CASH AND INVESTIVENTS

The districts invest their funds in accordance with the provisions of the Wisconsin Statutes 66.04(2) and
67.11(2).

Invesiments are stated at fair value, which is the amount at which an investment could be exchanged in a
current transaction between willing parties. Fair values are based on quoted market prices. No
investments are reported at amortized cost. Adjustments necessary to record investments at fair value are
recorded in the operating statement as increases or decreases in investment income.

The districts, as funds of the city, maintain separate and common cash and investment accounts at the
same financial institutions utilized by the city. Federal depository insurance and the State of Wisconsin

Guarantee fund insurance apply to the City of River Falls as an individual municipality and, accordingly,
the amount of insured funds is not determinable for the districts.

NOTE 3 — ADVANCES FROM OTHER CiTY FUnNDS

The city’s general fund has advanced funds to the districts. The districts are paying the city’s general fund
interest on the advances, if funds are available to do so. No repayment schedule has been determined for
the advances to TID Nos. 5, 6, 7, 8, and 9. The principal portion of the advance to TID No. 4 has been
repaid, but TID No. 4 anticipates making the following interest payments to the general fund:

2013 $ 185,000
2014 185,000
2015 ' 180,000

Total $ 550,000

Page 7
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CITY OF RIVER FALLS
TAX INCREMENTAL FINANCING DISTRICTS NO. 4, NO. 5, NO. 6, NO. 7, NO. 8, AND NO. 8

COMPILED
NOTES TO TIF REPORT
From the Date of Creation Through December 31, 2012

NOTE 4 — LONG-TERM DEBT

oW

W oW W W

All general obligation notes and bonds payable are backed by the full faith and credit of the municipality.
Notes and bonds borrowed to finance the district expenditures will be retired by future tax increments
accumulated by the districts. If those revenues are not sufficient, payments will be made by future tax levies.

Balance

TID No. 4 Borrowed Repaid 12/31/12
1988 G.0O. Notes. Refunded with 1993 bonds. $ 715000 $ 715,000 § -
1992 $417,770 State Trust Fund Loan. 151,465 151,465 -
1993 $500,000 refunding bonds. 500,000 500,000 -
1994 $100,000 General Obligation Note. 100,000 100,000 -
2006 $44,000 State Trust Fund Loan. ,
Interest at 4%. Due in 2016. ) 44,000 44,000 -
2007 $505,838 General Obligation Note.
interest at 3.5-3.85%. Due in 2017. . 505,838 505,838 -

Totals $ 2016303 $ 2016303 $ -

Page 8
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CITY OF RIVER FALLS

TAX INCREMENTAL FINANCING D!STRICTS NO. 4, NO. 5, NO. 6, NO. 7, NO. 8, AND NO. 9

COMPILED
NOTES TO TIF REPORT

From the Date of Creation Through December 31, 2012

NOTE 4 — LoNG-TERM DEBT (cont.)

TID No. 5
1994 $559,865 Paulson land contract.

1995 $95,555 State Trust Fund Loan.

1995 $359,255 State Trust Fund Loan.

1997 $95,190 State Trust Fund Loan.

1999 $434,474 State Trust Fund Loan.

2001 $200,000 State Trust Fund Loan.

Interest at 5.5%. Due in 2011.

2001 $1,316,468 G.0O. Notes.
interest at 3.8%-4.4%. Due in 2010.

2002 $1,388,218 G.O Notes.
Interest at 1.6%-3.35%. Due in 2012.

2004 $39,010 State Trust Fund Loan.
2004 $99,397 State Trust Fund Loan.

2006 $77,558 State Trust Fund Loan.
interest at 4.0%. Due in 2016.

2008 $300,000 State Trust Fund Loan.

Interest at 4.25%. Due in 2018.

2011 $774,600 State Trust Fund Loan.

Interest at 3.75%. Due in 2021.

2012 $790,000 Taxable G.O. Refunding Bonds.

Interest at 0.5%-1.625%. Due in 2018.

Totals

Balance
Borrowed Repaid 12/3112
$ . 559,865 % 559865 § -
95,655 95,555 -
359,255 359,255 -
95,190 95,180 -
434,474 434,474 -
200,000 200,000 -
1,316,468 1,316,468 ]
1,388,218 1,388,218 -
39,190 39,180 -
99,397 99,397 -
77,558 77,558 -
300,000 83,335 216,665
774,600 774,600 -
790,000 - 790,000
$ 6529770 $ 5523105 $ 1,006,665
Page 9
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E CITY OF RIVER FALLS
Ei"@ TAX INCREMENTAL FINANCING DISTRICTS NO. 4, NO. 5, NO. 6, NO. 7, NO. 8, AND NO. 9
N COMPILED
E NOTES TO TIF REPORT

] From the Date of Creation Through December 31, 2012
g
E B NOTE 4 — LONG-TERM DEBT (cont.)
E = Aggregate maturities of TID No. 5 long-term debt are as follows:
1
E = Calendar Year Principal interest Total
E _ 2013 . $ 157462 $ 21,601 § 179,063
] 2014 168,842 15,653 184,495
ﬂ L 2015 170,280 13,303 183,583
12 2016 171,766 8,189 179,955
ﬂ 2017 173,342 5,613 178,955
E = 2018 164,973 2,793 167,766
E_ | Totals , $ 1006665 $ 67,152 $ 1,073,817
. Balance
| TID No. 6 , Borrowed Repaid 12/31/12
=
i 2005 $1,000,000 State Trust Fund Loan. $ 1,000,000 $ 1,000,000 $ -
5 ,
l B 2008 $250,000 State Trust Fund Loan. '
ii_. = Interest at 4.75%. Due in 2021. 250,000 250,000 -
] 2008 $750,000 State Trust Fund Loan,
| Interest at 4.75%. Due in 2028, 750,000 750,000 -
o]
B 2008 $824,651 State Trust Fund Loan.
i;:gg Interest at 4.75%. Due in 2028. 824,651 824,651 -
] 2009 $505,000 State Trust Fund Loan.
la Interest at 4.75%. Due in 2028. 505,000 505,000 -
.
!.. = 2012 $2,095,000 Taxable G.0. Refunding Bonds.
| Interest at 0.5%-3.4%. Due in 2028. 2,095,000 . 2,095,000
E” i Totals $ 5424651 $ 3320651 $ 2,005000
é_@a
-
=)
i
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CITY OF RIVER FALLS

TAX INCREMENTAL FINANCING DISTRICTS NO. 4, NO. 5, NO. 6, NO. 7, NO. 8, AND NO. 9

'COMPILED
NOTES TO TIF REPORT

From the Date of Creation Through December 31, 2012

NOTE 4 — LONG-TERM DEBT {cont.)

Aggregate maturities of TID No. 6 long-term debt are as foliows: -

Calendar Year Principal Interest Total
2013 % 90,000 $ 69513 § 159,513
2014 115,000 47,608 162,608
2015 120,000 46,813 166,813
2016 120,000 45,463 165,463
207 120,000 43,588 163,588
2018-2022 645,000 184,753 829,753
2023-2027 725,000 96,479 821,479
2028 160,000 2,720 162,720

Totals $ 2,095000 $ 536,937 $ 2,631,937
Balance

TID No. 8 Borrowed Repaid 12/31/12

2011 $250,000 State Trust Fund Loan.

nterest at 4.75%. Due in 2021. $ 325000 $ 325,000 $ -

2012 $330,000 Taxable G.O. Refunding Bonds.

interest at 0.5%-2.4%. Due in 2021. 330,000 - 330,000

Totals $ 655000 $ 325,000 $ 330,000

Aggregate maturities of TID No. 9 long-term debt are as follows:

Calendar Year Principal interest Total
2013 $ 35,000 $ 7,268 § 42,268
2014 35,000 4,834 39,834
2015 35,000 4,598 39,598
2016 35,000 4,204 39,204

C 2017 ' 35,000 - 3,859 38,659

. 2018-2021 155,000 7,316 162,316

- Totals $ 330,000 $ 31,879 $ 361,879
Page 11
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CITY OF RIVER FALLS
TAX INCREMENTAL FINANCING DISTRICTS NO. 4, NO. 5, NO. 6, NO. 7, NO. 8, AND NO. 9

COMPILED
NOTES TO TIF REPORT
From the Date of Creation Through December 31, 2012

NOTE 5 — DEVELOPER AGREEMENTS

Tax Increment District No. 6

The City of River Falls (the “city”) has entered into a development agreement with Martinsen Investment
and Land Co., Inc (developer). The agreement guarantees that developer improvements will have a
minimum assessed value of $10,000,000 as of December 31, 2009 or upon the city’s issuance of a
certificate of completion and occupancy, whichever oceurs first. The developer also agrees to pay

minimum real estate taxes and supplemental payments of $181,400 per year, starting in 2010 and
continuing for 18 years.

As part of the agreement, the city has committed to provide $2,550,000 in expenditures of public monies
and/or dedication of public land to the developer. As of December 31, 2012, the city has paid $1,500,000
of such costs and has deeded $1,050,000 of public lands to the developer.

Tax Increment District No. 7

In 2009, the City of River Falls entered into a development agreement with Frisbie Propetrties (developer).
The agreement guaranteed that developer improvements have a minimum assessed value of $3,000,000
as of December 31, 2012 or upon the city’s issuance of a ceriificate of completion and occupancy,
whichever occurred first. As security during construction, the developer executed a note to the city
commensurate with the receipt of the warranty deed in the principal amount of $605,000 bearing interest
at 6.5% due December 31, 2012 and a real estate mortgage securing said note covering the development
property. The developer also agreed to pay minimum real estate taxes and supplemental payments of at
least $59,745 per year, starting in 2011 and continuing for 18 years. '

As part of the agreement, the city committed to provide $605,000 in expenditures of public monies and/or
dedication of public land to the developer. Due to economic conditions, the agreement between the city
and the developer was dissolved in 2012, and the city recovered the land that was transferred to the

developer in 2009. In addition, the city purchased an eight unit apartrent complex within the tax increment
district.

Tax Increment District No. 8

The city entered into a development agreement with Gerrard Corporation in 2010, to construct three
multifamily residential buildings within the tax increment district. The developer agreed to a minimum
assessed value of $1,500,000 for phase |'and $1,500,000 for phase ll, in return for a maximum of
$486,000 in increment payments over a 20 year period or the life of the district, whichever is longer. The
developer was reimbursed $29,000 in 2012, for the first year's payment.

Tax Increment District No. 9

The city entered into a development agreement with Erickson’s Diversified Corporation in 2011 for
redevelopment of property in the downtown area. The agreement included the sale of land for the city’s

trall system, and a guaranteed increase of $70,000 in property taxes beginning with taxes payable in 2014,
and continuing for 17 years, or the life of the district, whichever is shorter. In return, the city will make a
monetary obligation of $686,000 to repay the developer for eligible project costs.

Page 12




CITY OF RIVER FALLS

Page 13

N | TAX INCREMENTAL FINANCING DISTRICTS NO. 4, NO. 5, NO. 6, NO. 7, NO. 8, AND NO. 9
g COMPILED
] NOTES TO TIF REPORT
= From the Date of Creation Through December 31, 2012
1 E
E - NOTE 6 — INCREMENT SHARING
ES As allowable under TIF statutes, the districts may share positive TIF increments. In 201 0, the City of River
E : Falls and joint review board approved sharing increments from TIF District No. 4 {donor district) to TIF
| District No. 5 (donee district). Transfers of $90,000 are reflected as recoverable costs in the donor district,
E = and as project revenues in the donee district. TIF increment sharing is valid for a five year period, and can
] be extended for an additional five years by the joint review board. Transfers between districts are subject
E ' fo various conditions in the statutes.
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CITY OF RIVER FALLS

COMPILED

TAX INCREMENTAL FINANCING DISTRICT NO. 8

DETAIL SCHEDULE OF SOURCES, USES, AND STATUS OF FUNDS
From the Date of Creation Through December 31, 2012

WO m N W NN W L L L W K L LE LD

SOURCES CF FUNDS
Tax increments
Miscellaneous revenues
Proceeds of long-term debt

Total Sources of Funds

USES OF FUNDS
Capital expenditures
Economic development
Administration and organization
Interest and fiscal charges
Principal on long-term debt

Total Uses of Funds

FUND BALANCE (DEFICIT) - END OF YEAR

LONG-TERM DEBT OUTSTANDING -
DECEMBER 31

LONG-TERM ADVANCES OUTSTANDING -
DECEMBER 31

n W

LR\

Project Plan

2010 2011 2012 Totals Estimates
$ - % - 5 - 3 - $ 3,238915
- - 29,015 29,015 120,069
N . . - 1,465,000
- - 29,015 20,015 $ 4,823,984
- - 29,000 29000 $ 1,303,000.
. - - - - 488,000
12,016 855 773 13,644 109,500
. . . - 1,163,625
- - - - 1,465,000
12,016 855 29,773 42644 $ 4,527,125
$ (12016) $  (12,871) $  (13629) $  (13,629)
$ - $ - 5 -
$ 12,016 § 12,871 - $ 13,629

See accountants' compilation report.
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CITY OF RIVER FALLS

TAX INCREMENTAL FINANCING DISTRICT NO. 9

COMPILED

DETAIL SCHEDULE OF SOURCES, USES, AND STATUS OF FUNDS
From the Date of Creation Through December 31, 2012
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SOURCES OF FUNDS
Tax increments
Miscellaneous revenues

USES OF FUNDS
Capital expenditures

R e i) b SRR =) AR i SR U 52

Total Uses of Funds

DECEMBER 31

DECEMBER 31

LV VI

Proceeds of long-term debt
Total Sources of Funds

Administration and organization
Interest and fiscal charges
Principal on long-term debt

FUND BALANCE (DEFICIT) - END OF YEAR 3

LONG-TERM DEBT OUTSTANDING -

Project Plan

LONG-TERM ADVANCES QUTSTANDING -

2011 2012 Totals Estimates
$ - - 8 $ - $ 3,253,188
- 31 80,000
325,000 330,000 655,000 2,674,184
325,000 330,031 655,031 $ 6,007,372
- 496,744 496,744 $ 2,471,000
16,919 22,955 39,874 120,000
- 6,243 718,013
- 325,000 325,000 2,674,184
16,919 850,942 867,861 $ 5,984,197
308,081 $ (212,830) $ (212,830)
$ 325000 $ 330,000
$ 12,495 $ 199,451
See accountants' compilation report.
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