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INTRODUCTION

The purpose ofthe Administrative Amendmentto the Tax IncrementFinancing Plan for T ax IncrementFinancing
(Redevelopment) DistrictNo. 18 is to include a listing of building permitsissued within the T IF Districtduring the 18
monthsimmediatelypreceding approval ofthe TIF plan. The Planthat was approved on March 2,2018 did not
include the permitsissued during the previous 18 months. Thisamendmentshould notmateriallyimpactthe original
estimates and will not increase the overall size of the Districtnor the overall size of the budget. The section being
modified is Section lIL.V.

Additionally, Sectionslil.J, lil.K, and llL.L are being modified to include referencesto the possible utilization of general
obligation taxincrementbonds.

The amendment makes no other modifications to the TIF District.



TABLEOF CONTENTS

Section | - BACKGROUND Page(s)
F N 1011070 [17o] o] TR 1
S B 1< 11011110 TR 1

Section Il - MODIFICATION TO REDEVELOPMENT PLAN FOR MINNESOTARIVER VALLEY HOUSING AND
REDEVELOPMENT PROJECT NO. 1

Section Il - TAX INCREMENT FINANCING PLAN FORTIF DISTRICT NO. 18 Page(s)
A SEALULONY AUTNOTIZATION .oovvvveevvciericeessesssseessseesss st 2
B. Statement of Need and PUDIC PUIPOSE........couwriceeeressnssesssssssssssssssssssssssssssssssssssssssssssssssssssssssssaseses 2
C.  StAEMENT Of OBJECTIVES ..oouvereerireisieeressee s sess st 2
D. Designation of Tax Increment Financing District as @ RedeVvelopment DISHCT .........wreerrermerssnreesnnees 2
E.  DUration Of the TIF DISIICT ....cvuuuureeesmereismeeessseessssessssssessssssesssssesssssssssss s ssssssssssssssssssssssssssssssssssssssssens 3
F.  Propertyto be INCIUded in the TIF DISHICT..........rreererressessssssnessssesssssssssssesssssssssssssssssssssssssssssssssssssssseees 3
G. Propertyto be ACQUIred iN the TIF DISHICT........reuureereessseeessseesssssesssssessssssesssssssssssssssssssssssssssssssssens 6
H.  Specific Development Expected to Occur Within the TIF DISHCL........cwrerreerererseeesmneessesssnessssssssneees 6
. Findings and Need for Tax INCrement FINANCING ... erermressmersssessssssesssssssssssessssssssssssssssssssssssssens 6
J. ESHMALEA PUDIC COSIS.......cvveeureiiiceiesiseesssssesessssssesssssssssssssssssssssss st sss s 8
K. EStMated SOUICES Of REVEINUE..........oivrveereceiseeeissessssseessssssesss s ssss s ssss s ssss s ssss s sssssssssssens 8
L. Estimated Amount of BONded INAEDLEANESS........cc.uirriiriniiriiressisessissssssssss s ssssssssssssssssssons 8
M. Original NEtT X CAPACILY .....uvreermreeessreesssseessssseesssssessss st sss s 9
N.  Original TaX CapaCIty RAIE .......cc.ourvrerrreriserssesiessisss s ssiessssss st esss st sss st sssssss s sssssens 9
O. Projected Retained Captured Net T ax Capacity and Projected TaXx INCremMent.........ooccevweeveerreeeesneeeennns 10
P. USE OF TAX INCIBMENL ...ttt 10
Q. EXCESS TAX INCIBIMENT...o.vvorereereiireieessesees st sttt et sesssssssssess sttt esss st sss st sssssnssns 11
R.  TaxIncrement Pooling and the FiVe YEAr RUIE..........cvivrresisss sttt ssssssssssssssssssssssssssens 11
S.  Limitation on AdMINISIrative EXPENSES........vwureerereesiesesssessssssssssssssesssssssssssssssssssssssssssssssssssssssssssssssens 12
T. Limitation on Property Not Subject to Improvements - FOUr Year RUIE........c...ccvvvrnerinernnsicnnssnessinesssnsssones 12
U. Estimated Impact on Other Taxing JUNSAICTONS. ........ccwuuurrresmreeessrersssseessssssssssssesssssssssssssssssssssssssssssssssens 13
V. Prior Planned IMPIOVEMENES .........cvurveerriessinsssessisssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssssness 13
W, DEVEIOPMENT AGIEEIMENS. .....uevveerseeesseeessseeessseeessssesesssssesesss s 14
X, ASSESSMENT AGIEEIMENLS ....ouveurvrsrerssesesssesssessess s s ssse st sess st sess st sttt sses sttt 14
Y. Madifications of the Tax Increment FINANCING PIAN..........ooireerrssressnessssssssssssssssssssssssssssssssssssssssnnes 14
Z. Administration of the Tax Increment FINANCING PlaN.........c..oovrveiessesssssssssssssssssssssssssssssssssssssnnes 15
AA. Financial Reporting and DiSClIOSUIe REQUIFEMENTS..........vrerreerreesmeessesssssssssmsssssesssssssssssssssssssssssssssssssssnnes 15
Map of the Tax Increment Financing District within boundaries of Project Area NO. 1 .......ccccovvvveernnreenne EXHIBIT |
ASSUMPLONS REPOIT ... vvvevrevesseresssessssesessssessss s sssss s sss s EXHIBIT II
Projected Tax INCIEBMENT REPOM........c..rirreemiesseessessssessssesssssssssssssssssssssssssssssssssssssssssssssssssssssssesssns EXHIBIT III
Estimated Impact on Other Taxing JUiSAICIONS REPOIT..........crvverrrreerereiseseeseessssesssssessssssessesenns EXHIBIT IV
Market Value ANaIYSIS REPOM.........oururrerressesssneesssessssesssssssssssss s sssssssssssssssssssssssssssssssssssssssssssssssesssns EXHIBIT V
Projected Pay-AS- YOU-GO NOE REPOI........ccuuurriieriieesisssesssssssssssssssssssssssesssssssssssssssssssssssssssssssssnns EXHIBIT VI

Executive Summary TIF District QUalification REPOI.............rvemerieereieeeessesesssessesssssessssessssens EXHIBIT VI



City of Shakopee and Shakopee Economic Development Authority, Minnesota

|.— BACKGROUND

Section A Introduction

The City created the Minnesota River Valley Housing and Redevelopment ProjectNo. 1 on January 2, 1979
(originallydesignated as Valley Industrial Park Redevelopment ProjectNo. 1) and transferred that projectto the
Economic Development Authority for the City of Shakopee (the “Authority”) upon creation ofthe Authority in 1995.
The Authority and City have now determined aneed to create Tax IncrementFinancing DistrictNo. 18, a
redevelopmentdistrict, within the Project.

Section B Definitions

The terms defined in this section have the meanings given herein, unless the contextin which they are used indicates
a different meaning:

"Authority’ meansthe Shakopee Economic Development Authority.

"City" meansthe City of Shakopee, Minnesota; also referred to as a "Municipality”.

"City Council"meansthe City Council ofthe City; also referred to as the "Governing Body'".
"County" means Scott County, Minnesota.

"Project’meansthe Minnesota River Valley Housing and Redevelopment ProjectNo. 1.

“Project Area” means the property within the Project, as described in the Project Plan and as shown in Exhibit |
attached.

“ProjectPlan” meansthe RedevelopmentPlan for the Project, as modified from time to time.

"School District' means Independent School DistrictNo. 720, Minnesota.

"State" meansthe State of Minnesota.

"TIF Act" means Minnesota Statutes, Sections 469.174 through 469.1794, both inclusive.

"TIF District'means T ax Increment Financing (Redevelopment) DistrictNo. 18.

"TIF Plan" meansthe tax incrementfinancing plan for the TIF District (this document).

[I. — MODIFICATION TO REDEVELOPMENT PLAN FOR MINNESOTA RIVER VALLEY HOUSING AND
REDEVELOPMENT PROJECT NO.1

The City and the Authority intend, through this document, to modify the Project Plan for the Project. Section 1.6
(regarding parcelsto be acquiredwithin the Project), Section 1.7 (regarding estimated publicimprovement costs within
the Project) and Section 1.8 (regarding public improvements and facilities within the Project) of the existing Project

Plan are deemed modified to incorporate the terms of the TIF Plan following in Section Ill of this document. The
boundaries and general objectives ofthe Projectremain unchanged.
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City of Shakopee and Shakopee Economic Development Authority, Minnesota

I1l.- TAXINCREMENT FINANCING PLAN FOR TAXINCREMENT FINANCING DISTRICTNO. 16

Section A Statutory Authorization

The Authority, with approval ofthe City Council,isauthorized to establish TIF DistrictNo. 18 and this T IF Plan pursuant
to the Act and the TIF Act,

SectionB Statementof Need and Public Purpose

The Authority has determined that conditions existwithin the ProjectArea which have prevented further development
of land by private enterprise. It has been found that the Project Area is potentially more useful and valuable for
contributing to the public health, safety and welfare than has been realized under existing development.

The developmentofthese parcelsis not attainable in the foreseeable future without the intervention of the Authority in
the private developmentprocess. The Authority has prepared the ProjectPlan, which provides for the elimination of
these conditions, therebymaking the land useful and valuable for contributing to the public health, safety and welfare.

SectionC Statementof Objectives

The objectives outlined in Section 1.4 of the ProjectPlan, as amended, are incorporated herein byreference.

SectionD Designationof TaxIncrement Financing Districtas a Redevelopment District

Redevelopmentdistrictsare a type of tax incrementfinancing districtin which one or more of the following conditions
exists and is reasonablydistributed throughoutthe district;

(1) parcels comprising at least 70% of the area of the district are occupied by buildings, streets, utilities, paved
or gravel parking lots, or other similar structures and more than 50% of the buildings, not including
outbuildings, are structurally substandard requiring substantial renovation or clearance. A parcelis deemed
"occupied"ifatleast15% of the area ofthe parcel contains buildings, streets, utilities, paved or gravel parking
lots; or other similar structures.

(2) the property consists of vacant, unused, underused, inappropriatelyused, or infrequently used railyards, rail
storage facilities, or excessive or vacated railroad right-of-ways; or

(3) tank facilities, or property whose immediately previous use was for tank facilities, as defined in section
115C.02, subdivision 15, if the tank facilities:

(
(i are located adjacentto rail facilities; and

(iif) have been removed or are unused, underused, inappropriatelyused, or infrequently used.
(iv) A qualifying disaster area, as defined in subdivision 10b.

i) have or had a capacityof more than 1,000,000 gallons;
[
[

For districts consisting oftwo more noncontiguous areas, each areamustindividuallyqualifyunder the provisions listed
above, as well as the entire area mustalso qualify as a whole.

The TIF Districtqualifies as aredevelopmentdistrictin that it meets all of the criterialisted in (1) above. An executive
summaryof a report prepared by LHB, Inc. that details the qualificationsisincluded in Exhibit VIl. A copy of the entire
report with supporting facts and documentation for this determination is on file with the City and is available to the
public uponrequest. The full report will be retained by the City for the life of the TIF District.
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City of Shakopee and Shakopee Economic Development Authority, Minnesota

"Structurally substandard" is defined as buildings containing defects in structural elements or a combination of
deficiencies in essential utiliies and facilities, lightand ventilation, fire protection including adequate egress, layoutand
condition ofinterior partitions, or similar factors which defects or deficiencies are of sufficient total significance to justify
substantial renovation or clearance. Generally,a building is not structurally substandard if it is in compliance with the
building code applicable to a new building, or could be modified to satisfy the existing code at a costof lessthan 15%
of the cost of constructing a new structure of the same size and type.

A citymay notfind that a building is structurallysubstandard withoutan interior inspection, unlessitcannot gain access
to the property and there exists evidence which supports the structurallysubstandard finding. Such evidence includes
recent fire or police inspections, on-site property tax appraisals or housing inspections, exterior evidence of
deterioration, or other similar reliable evidence. Written documentation of the findings and reasons why an interior
inspection was not conducted must be made and retained. A parcelis deemed to be occupiedby a structurally
substandard building ifthe following conditions are met:

(1) the parcel was occupied by a substandard building within three years of the filing of the request for
certification ofthe parcel as part of the district;

(2)  the demolition or removal of the substandard building was performed or financed by the Authority, or was
performed by a developer under a developmentagreementwith the Authority,

(3)  the Authority found by resolution before such demolition or removal occurred that the building was
structurally substandard and that the Authority intended to include the parcelinthe TIF district,and

(4) the Authority notifies the county auditor that the original tax capacity of the parcel must be adjusted upon
filing the request for certification ofthe tax capacityof the parcel as part of a district.

In the case of (4) above, the County Auditor shall certify the original net tax capacityof the parcelto be the greater of
(a) the currenttax capacityof the parcel, or (b) a computed tax capacityofthe parcel using the estimated market value
of the parcelfor the year in whichthe demolition or removal occurred, and the appropriate classification rate(s) for the
currentyear.

At least 90 percent of the tax increment from a redevelopment district must be used to finance the cost of correcting
conditions that allow designation as a redevelopment district. These costs include, but are not limited to, acquiring
properties containing structurally substandard buildings or improvements or hazardous substances, pollution, or
contaminants, acquiring adjacent parcels necessary to provide a site of sufficient size to permit development,
demolition and rehabilitation of structures, clearingofland, removal of hazardous substances or remediation necessary
to develop the land, and installation of utilities, roads, sidewalks, and parking facilities for the site. The allocated
administrative expenses of the Authority may be included in the qualifying costs.

Section E Duration ofthe TIF District

Redevelopment districts may remain in existence 25 years from the date of receipt by the Authority of the first tax
increment. The Authorityanticipatesthatthe T IF Districtwillremain in existence for a period of 26 total years (projected
to be through the year 2045). Modifications of this plan (see Section AA) shall not extend these limitations. All tax
increments from taxes payable in the year the TIF Districtis decertified shall be paid to the Authority. Pursuantto MN
Statutes, Section 469.175, Subdivision 1(b) the City electsto delay receiptoffirst incrementuntil 2020

SectionF Propertyto be Includedinthe TIF District

The TIF Districtis an approximate 383.27 acre area ofland located within the Project Area. Amap showing the location
of the TIF Districtis shown in Exhibitl. The boundaries and areaencompassed bythe TIF Districtare described below:

Parcel Number* Legal Description*
274500010 Lot 1, Block 1, CanterburyPark 6t Addition
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City of Shakopee

and Shakopee Economic Development Authority, Minnesota

274500030

OutlotA, Canterbury Park 6t Addition

279040103

Thatpart of the Northwest Quarter (NW 1/4) of the SoutheastQuarter (SE 1/4) of the
of the Southwest Quarter (SW 1/4) and the South Half (S 1/2) of the Southeast
Quarter (SE 1/4) of the Southwest Quarter (SW 1/4) of Section 4, Township 115
North, Range 22 West, Scott County, Minnesota, described as follows:

Commencing atthe southeastcorner of the South Half of the Southwest Quarter of
said Section 4, thence North 00 degrees 16 minutes 08 seconds West, along the
east line of said Southwest Quarter, a distance of 661.30 feet to the southeastcorner
of the plat of BEHRINGER'SFIRST ADDITION, thence North 88 degrees 51 minutes
58 seconds West, along the south line of BEHRINGER'S FIRST ADDITION a
distance of 436.05 feet to a pointon said south line distant 224.00 feet easterly of the
southwest cornerofLot 2, Block 1, BEHRINGER'S FIRST ADDIT ION, the point of
beginning ofthe land to be described, thence South 01 degrees 08 minutes 02
second West, a distance of 30.00 feet, thence North 88 degrees 51 minutes 58
seconds West, parallel to the south line of BEHRINGER'S FIRST ADDITION, a
distance of 528.66 feet, thence North 00 degrees 27 minutes 30 seconds West,
parallel to the west line of BEHRINGER'S FIRST ADDIT ION a distance 0f691.51
feetto its intersection with the north line of the Northwest Quarter of the Southeast
Quarterof the Southwest Quarter of said Section 4, thence South 88 degrees 51
minutes 28 seconds East, along said north line a distance of 305.40 feet to the
northwest cornerofLot 1, Block 1, BEHRINGER'S FIRST ADDITION, thence South
00 degrees 27 minutes 30 seconds East, along the west line of BEHRINGER'S
FIRST ADDITION, adistance of 661.45feet to the Southwestcorner of Lot 2, Block
1, BEHRINGER'S FIRST ADDITION, thence South 88 degrees 51 minutes 58
seconds East, along the south line of BEHRINGER'S FIRST ADDITION, a distance
of 224.00 feet to the point of the beginning.

274500020

Lot 2, Block 1, CanterburyPark 6t Addition

274500040

OutlotB, Canterbury Park 6t Addition

272450010

Lot 1, Block 1, CanterburyPark 5 Addition

274500050

OutlotC, OutlotB, Canterbury Park 6t Addition

274500100

OutlotH, Canterbury Park 6% Addition

274500090

OutlotG, CanterburyPark 6% Addition

274500060

OutlotD, Canterbury Park 6% Addition

279080251

Thatpart of the Northwest Quarter of Section 8, Township 115, Range 22, Scott
County, Minnesota described as follows: Beginning atthe intersection ofthe East
line of said Northwest Quarter and the center line of County Road No. 16; thence
North along said East line a distance 0f 1048.33 feet; thence West a distance of
221.00feet; thence South and parallel with said East line a distance of 922.72 feet to
the centerline of County Road No. 16; thence Southeasterlyalong said centerline a
distance of 254.20 feet to the pointof beginning. EXCEPT THAT PART DESCRIBED
AS FOLLOWS: Commencing atthe northeastcorner of said Northwest Quarter of
Section 8, thence South 00 degrees 03 minutes 26 seconds West, assumed bearing
along the eastline of Northwest Quarter of Section 8, a distance of 1317.61 feet to
the intersection ofthe centerline of Eagle Creek Boulevard, formerly known as
County Road No. 16 and the pointof beginning ofthe parcelto be described thence
North 60 degrees 23 minutes 13 seconds West along said centerline of Eagle creek
Boulevard, a distance 0f92.32 feet; thence North 19 degrees 29 minutes 33 seconds
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East, a distance 0f143.66 feet; thence North 86 degrees 01 minutes 31 seconds
East, a distance 0f32.58 feet to said east line of the Northwest Quarter of Section 8;
thence South 00 degrees 03 minutes 26 seconds West along said east line of the
Northwest Quarter of Section 8, a distance 0f 183.30 feet to the pointof beginning.

274500070

OutlotE, Canterbury Park 6" Addition

274500080

OutlotF, CanterburyPark 6™ Addition

279080411

Atract of land in the Northeast Quarter of Section 8, Township 115 North, Range
22 West, Scott County, described as follows: Commencing atthe intersection ofthe
west line of said Northeast Quarter and the center line of County State Aid Road
No. 16 and running thence north along said west line a distance of 188.8 feet,
thence southeasterlyand parallel with said center line of road a distance of 365.4
feet; thence south and parallel to said west line a distance of 188.8 feet to the center
line of said road; thence northwesterlyalong said center line to the pointof
beginning. EXCEPT THAT PART DESCRIBED AS FOLLOWS: Thatpartof the
west 530.0 feet of the West Halfof the NortheastQuarter of Section 8, T ownship
115, Range 22, Scott County, lying north of County State Aid 11 way 16, and lying
south of the north 977.36 feet thereof, described as follows: commencing atthe
northwest corner of said Northeast Quarter of Section 8; thence South 00 degrees 03
minutes 26 seconds West, assumed bearing alongthe west line of said Northeast
Quarter of Section 8, a distance of 1317.61 feet to the intersection of the centerline
of Eagle Creek Boulevard, formerly known as County Road No. 16, and the point
of beginning ofthe parcelto be described;thence South 61 degrees 59 minutes59
seconds East along said centerline of Eagle Creek Boulevard, a distance 0f17.36
feet; thence North 21 degrees 34 minutes 19 seconds East, a distance 0f90.83
feet thence Northeasterly along a tangential curve concave to the northwesthaving a
central angle of 09 degrees 31 minutes 00 seconds, a radius of 1670.00 feet and an
arc distance of 277.38 feet to the south line of the North 977.36 feet of the West Half
of the Northeast Quarter of Section 8;thence South 89 degrees 23 minutes 51
seconds West along said south line of the North 977.36 feet of the West Half of the
Northeast Quarter of Section 8, a distance of 128.53 feet to said west line of the
Northeast Quarter of Section 8; thence South 00 degrees 03 minutes 26 seconds
West along said west line of the Northeast Quarter of Section 8, a distance of
340.19 feet to the pointof beginning.

279080681

Thatpart of the west 530.00 feet of the West Half of the Northeast Quarter of Section
8, Township 115, Range 22 West, Scott County, lying northerly of County State Aid
Highway16, and lying south of the north 977.36 feet thereof, exceptthat part thereof
contained within the following: Commencing atthe intersection ofthe west line of
said Northeast Quarter and the centerline of County State Aid Road No. 16 and
running thence north along said west line a distance of 188.8 feet; thence
southeasterly and parallel with said center line of road a distance of 365.4 feet;
thence south and parallel to said west line a distance 0f 188.8 feet to the centerline
of said road; thence northwesterlyalong said center line to the point of beginning.
EXCEPT THAT PART DESCRIBED AS FOLLOWS: T hatpart of the west 530.0 feet
of the West Half of the Northeast Quarter of Section 8, Township 115, Range 22,
Scott County, lying north of County State Aid Highway 16, and lying south of the
north 977.36 feet thereof, described as follows: commencing atthe northwestcorner
of said Northeast Quarter of Section 8; thence South 00 degrees 03 minutes 26
seconds West, assumed bearing along the west ling of said Northeast Quarter of
Section 8, a distance 0f1317.61 feet to the intersection ofthe centerline of Eagle
Creek Boulevard, formerly known as County Road No. 16, and the pointof beginning
of the parcelto be described;thence South 61 degrees 59 minutes 59 seconds East

SPRINGSTED
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City of Shakopee and Shakopee Economic Development Authority, Minnesota

along centerline of Eagle Creek Boulevard, a distance of 17.36 feet; thence North 21
degrees 34 minutes 19 seconds East, a distance 0f90.83 feet; thence Northeasterly
along a tangential of North 977.36 feet of the West Half of the Northeast Quarter of
Section 8; thence South 89 degrees 23 minutes 51 seconds West along said south
line of the North 977.36 feet of the West Half of the Northeast Quarter of Section 8, a
distance of 128.53 feet to said west line of the NortheastQuarter of Section 8;
thence South 00 degrees 03 minutes 26 seconds West along said west line of the
Northeast Quarter of Section 8, a distance of 340.19 feet to the pointof beginning.

*The parcels within the District maybe replatted as part of development. The legal descriptions and parcel numbers
representthe parcels prior to replatting.

The areaencompassedbythe TIF Districtshall also include the entiretyofall street or utility right-of-ways located upon
or adjacentto the property described above.

Section G Property to be Acquiredin the TIF District

The Authority may acquire and sell anyor all of the property located within the T IF District; however, the Authority does
not anticipate acquiring anysuch property at this time, other than potentiallyfor road right of way or utility purposes.

SectionH Specific Development Expected to Occur Within the TIF District

The proposed developmentisanticipated to include a variety of uses including housing, commercial/retail, hospitality
& destination entertainment, and office space. The projectis anticipated to be developed over a number of phases
and upon completion will consist of approximately, 46 owner-occupied townhomes, 65 owner-occupied senior
cooperative condominium units, 608 apartment units, 100,400 square feet (s.f.) of retailfrestaurant space, two
destination entertainment buildings of approximately 75,000 s.f. each, 300 hotel rooms split between two anticipated
hotels, and approximately 783,000 s.f. of office/commercial buildings. In additionto the proposed new buildings, the
developmentis also anticipated to include the demolition and redevelopmentofa number of existing stable/dormitory
buildings within the boundaries of the TIF District. The redevelopmentwill also include corresponding demolition,
geotechnical work, site work, parking improvements, public streets, utilities, and sidewalks, and other eligible
improvements associated with the project.

The City anticipates using tax incrementto reimburse the developer for a portion of the total TIF eligible projectcosts
occurred inthe developmentofthe site. Specifically, the City anticipates using TIFrevenue to reimburse the developer
for TIF eligible costs associated with the development of the public streets, utilities, sidewalks and other public
infrastructure within the TIF District. Additionally, the City anticipates using tax incrementto finance public street
improvements both within the TIF District, and potentially street improvements outside of the boundaries of the TIF
Districtbut within the Project Area, along with related administrative expenses.

Construction of the entire developmentis anticipated to occur in @ number of phases over numerous years.
Construction is projected to beginin 2018 and continue through 2025. The developmentis expected to be fully
constructedin 2025, and be 100% assessed and on the tax rolls as of January 2, 2026 for taxes payable in 2027. A
portion of the development s anticipated to be completed in 2018, and is anticipated to generate the receipt of first
incrementin taxes payable 2020.

At the time this documentwas prepared there were no signed construction contracts with regards to the above
described development.
Section| Findings and Need for TaxIncrement Financing

In establishing the TIF District, the Authority makes the following findings:
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City of Shakopee and Shakopee Economic Development Authority, Minnesota

1) The TIF Districtqualifies as a redevelopmentdistrict;

See Section D and Exhibit VI of this document for the reasons and facts supporting this
finding.

(2) The proposed development, in the opinion of the Authority, would not reasonably be expected to occur
solely through private investment within the reasonably foreseeable future, and the increased market
value of the site that could reasonably be expected to occur without the use of tax increment would be
less than the increase in market value estimated to result from the proposed development after
subtracting the presentvalue of the projected taxincrements for the maximum duration ofthe T IF District
permitted by the TIF Plan.

Factual basis:
Proposed developmentnotexpected to occur:

The proposed development includes the construction of a multi-phase mixed-use development. A key
componentto the redevelopmentis the reimbursementof T IF eligible public infrastructure expenses through
tax increments. The developer has indicated they would not undertake the proposed development without
the financial assistance due to the financial burden ofthe public infrastructure needs. Withoutthe assistance
the Authority has no reason to expectthat significantreinvestmentin the site would occurwithoutassistance
similarto that provided in this plan. Therefore, the Authority has no reason to believe the developmentwould
occurbut-forthe use of tax incrementassistance.

To summarize the basis for the Authority's findings regarding alternative market value, in accordance with
Minnesota Statutes, Section 469.175, Subd. 3(d), the Authority makes the following determinations:

a. The Authority's estimate of the amountbywhich the marketvalue of the site will increase
without the use of tax increment financing is $0 (for the reasons described abowe), except some
unknown amountofappreciation.

b. If the proposed developmentto be assisted with tax increment occurs in the District, the
total increase in market value would be approximately $258,069,360, including the value of the
buildings (See ExhibitV).

C. The presentvalue oftaxincrements from the District for the maximum duration of the district
permitted by the TIF Planis estimated to be $35,235,002 (See Exhibit V).

d. Even if some development other than the proposed development were to occur, the
Authority finds that no alternative would occur that would produce a market value increase greater
than $222,834,358 (the amountin clause b less the amountin clause ¢) without tax increment
assistance.

(3) The TIF Plan would afford maximum opportunity, consistent with the sound needs of the Authority
as awhole, for developmentofthe Project Area by private enterprise.

Factual basis: The proposed developmentis the construction ofa mixed-use redevelopment,in the Project
Area, thatis expected to create substantial new tax base for the City and the State. The developmentcleary
meetsthe Authority's economic developmentgoalsin terms of land use, the removal of blight, the creation of
housing, and the creation of jobs.

4) The TIF Plan conforms to general plans for developmentof the City as a whole.
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City of Shakopee and Shakopee Economic Development Authority, Minnesota

Factual basis: The City Planning Commission has determined that the development proposed in the TIF
Plan conformsto the City comprehensive plan.

Section J Estimated Public Costs

The estimated public costs of the TIF District are listed below. Such costs are eligible for reimbursement from tax
increments of the TIF District.

TIF eligible publicinfrastructure expenses including; right of way acquisition,

demolition required for infrastructure, streetand sidewalkimprovements, utility $33,000,000
relocation and extension, and other eligible improvements

Paygo Note and/or Bond Interest Payments $42,280,361
Administrative expenses $8,395,963
Other TIF Eligible Expenditures $283,304
Total $83,959,628

The Authority reserves the right to administrativelyadjustthe amountof any of the items listed above or to incorporate
additional eligible items, so long as the total estimated public costis not increased. T he Authority also reserves the
right to fund any of the identified costs with any other legallyavailable revenues, but anticipates thatsuch costs will be
primarilyfinanced with taxincrements. T he Authority reserves the rightto spend available tax incrementoutside ofthe
TIF Districtboundaries butwithin the Project Area.

SectionK Estimated Sources of Revenue

TaxIncrementrevenue (Netof OSA Deduction) $83,959,628
Interest on invested funds -
Bond proceeds -
Loan proceeds -
Grants -
Other

Total $83,959,628

The Authority anticipates providing financial assistance for public infrastructure costs, and other TIF eligible expenses
to the proposed developmentwith the potential use of tax incrementbonds, interfund loans, and pay-as-you-go notes.
As taxincrements are collected from the T IF Districtin future years, a portion of these taxes will be used bythe Authority
to reimburse the developer/owner for public costs incurred and fund debt-service payments on bonds issued to fund
projectcosts (see Section J).

The Authority reserves the right to finance any or all public costs of the TIF District using pay-as-you-go assistance,
internal funding, general obligation or revenue debt (referred to together as “TIF Bonds”), or any other financing
mechanism authorized by law. The Authority also reserves the rightto use other sources ofrevenue legallyapplicable
to the ProjectArea to pay for such costsincluding, butnot limited to, special assessments, utility revenues, federal or
state funds, andinvestmentincome.

SectionL Estimated AmountofBonded Indebtedness

The Authority currentlyplans to issue bonds in the form of general obligation tax incrementbonds, one or more intemal
fundloans and one or more pay-as-you go revenue notes. The Authority reserves the rightto issue bondsin any form,
including without limitation any interfund loan with interest not to exceed the maximum permitted under Section
469.178,subd. 7 of the TIF Act. Suchbondsshallbeissuedin anamountnotto exceed $83,959,628 (total estimated
public cost).
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SectionM Original Net TaxCapacity

The CountyAuditor shall certify the original nettax capacityof the TIF District. T hisvalue will be equal to the total net
tax capacityof all property inthe TIF Districtas certified by the State Commissioner of Revenue. For districts certified
between January 1 and June 30, inclusive, this value is based on the previous assessmentyear. For districts certified
between July 1 and December 31, inclusive, this value is based on the currentassessmentyear.

The Authority intends to file the request for certification prior to July 1, 2018. T herefore, the original net tax capacity
will be the net tax capacityas of January 2, 2017.

The Estimated Market Value of all property withinthe TIF District as of January 2, 2017, for taxes payable in 2018, is
$30,934,400. Upon completion of the project, the development is proposed to consist of a variety of housing, rental,
and commercial propertyuses. T herefore, the estimated tax capacityis currentlyunknown; however, for purposes of
the revenue projectionsin this TIF plan, the City has assumed the Estimated Market Value will be distributed amongst
the various uses based on their respective pro-rata share of the overall development, resulting in an estimated original
net capacityfor the Districtof $578,474.

Eachyear the County Auditor shall certify the amountthat the original nettax capacityhas increased or decreasedas
a result of:

D) changesinthe tax-exemptstatus of property;
2 reductions or enlargements of the geographic area ofthe TIF District;
3 changes due to stipulation agreements or abatements; or

4) changesin property classification rates.

SectionN Original Tax Capacity Rate

The County Auditor shall also certify the original tax capacityrate of the TIF District. Thisrate shall be the sum of all
local tax rates that apply to property in the TIF District. This rate shall be for the same taxes payable year as the
original nettax capactty.

In future years, the amountof tax incrementgenerated by the TIF Districtwill be calculated using the lesser of (a) the
sum of the currentlocal tax rates at that time or (b) the original tax capacityrate of the TIF District.

As noted in Section M, the Authority intends to file the TIF District for certification priorto July 1, 2018; therefore, the
Original Local Tax Rate will be the final rate that applies for taxes payable in 2018.

At the time this documentwas prepared, the final sum of all local tax rates that apply to property inthe TIF District, for
taxes levied in 2017 and payable in 2018, was notyet available. Whenthis total becomes available, the County Auditor
shall certifythis amountas the original tax capacityrate ofthe TIF District. For purposes of estimating the taxincrement
generated by the TIF District, the final sum of the local tax rates for taxes levied in 2016 and payable in 2017, is
128.6776% as shown below.

Final 2016/2017

Taxing Jurisdiction Local TaxRate
City of Shakopee 38.5215%
Scott County 35.8956%
ISD #720 49.2816%
Other 4.9789%
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Total 128.6776%
SectionO Projected Retained Captured Net TaxCapacity and
Projected TaxIncrement

The Authority anticipatesthatthe developmentwill begin constructionin 2018 and occur over a number of years and
is anticipated to be 100% completed by December 31,2025. T he first partial total capacityfor the Districtis $635,067
as of January 2, 2019, resulting in a captured net tax capacityof $55,432,and the first receiptof partial increment of
$71,328 in taxes payable 2020.

Upon completionin 2025, the developmentis projectedto be fully constructed, with a total capacity for the District of
$4,347,394 as of January 2, 2026, resulting in the first year of full increment occurring in taxes payable 2027 in an
estimated amount of $3,759,837. A complete schedule of estimated tax increment from the TIF District is shown in
Exhibitlll.

The estimates shown in this TIF plan assume; that commercial class rates remain at 1.5% of the estimated market
value up to $150,000 and 2.0% of the estimated marketvalue over $150,000;that rental classrates remainat 1.75%
of the market value; and that residential class rates remain at 1.0% of the estimated marketvalue up to $500,000 and
1.25% of the estimated market value over $500,000. The estimates do not assume any market value inflation
assumption.

Each year the County Auditor shall determine the current net tax capacity of all property in the TIF District. To the
extentthat this total exceeds the original nettax capacity, the difference shall be known asthe capturednettax capacity
of the TIF District.

For communities affected bythe fiscal disparity provisions of Minnesota Statutes, Chapter 473F and Chapter 276A,
the original net tax capacity of the TIF District shall be determined before the application of fiscal disparity. In
subsequentyears, the currentnet tax capacityshall either (a) be determined before the application offiscal disparity
or (b) exclude the product of any fiscal disparity increase in the TIF District (since the original nettax capacitywas
certified) imes the appropriate fiscal disparityratio. The method the Authority elects shall remain the same for the life
of the TIF District, except that a single change may be made at any time from method (a) to method (b) above. The
Authority electsmethod (b), or M.S. Section 469.177, Subdivision 3(a).

The CountyAuditor shall certify to the Authority the amountofcaptured nettax capacityeach year. The Authority may
choose toretain any or all of this amount. It is the Authority's intention to retain 100% of the captured nettax capacity
of the TIF District. Suchamountshall be known as the retained captured nettax capacityof the TIF District.

Exhibitll gives alisting ofthe various information and assumptions used in preparinga number of the exhibits contained
in this TIF Plan, including Exhibitlll which shows the projected taxincrementgenerated over the anticipated life of the
TIF District.

Section P Use of Tax Increment

Eachyear the County Treasurer shall deduct0.36% ofthe annual tax incrementgenerated bythe TIF Districtand pay
such amount to the State's General Fund. Such amounts will be appropriated to the State Auditor for the cost of
financial reporting and auditing of tax increment financing information throughout the state. Exhibit lll shows the
projected deduction for this purpose over the anticipated life ofthe TIF District.

The City has determined that it will use 100% of the remaining taxincrementgenerated by the TIF District for any of
the following purposes:

1) pay for the estimated public costs ofthe TIF District (see Section J) and County administrative costs
associated with the TIF District(see Section S);
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2) pay principal and interest on one or more interfund loans and on one or more pay-go—notes, tax
incrementbonds or other bondsissuedto finance the estimated public costs ofthe TIF District;

(3) accumulate areserve securing the paymentoftax incrementbonds or other bondsissued to finance
the estimated public costs ofthe TIF District;

(4) pay all or a portion of the county road costs as may be required by the County Board under M.S.
Section 469.175, Subdivision 1a; or

(5) return excesstax incrementsto the County Auditor for redistribution to the City, County and School
District.

Taxincrements from property located in one county must be expended for the directand primary benefit of a project
located within that county, unless the countyboard involved waives this requirement. Taxincrements shall notbe used
to circumventlewy limitations applicable to the City.

Tax increment shall not be used to finance the acquisition, construction, renovation, operation, or maintenance of a
building to be used primarilyand regularlyfor conducting the business ofa municipality, county, school district, or any
other local unitofgovernmentor the State or federal government. Further, tax increments maynotbe used to finance:
a commonsareaused as a public park; facilities used for social or recreational purposes (whether public or private);
or publicly-owned facilities used for conference purposes; provided that tax increment may be used for a privately
owned conference facility, and for parking structures whether public or privately owned and whether or not they are
ancillaryto one of the otherwise prohibited uses described above.

If there exists any type of agreementor arrangement providing for the developer, or other beneficiaryof assistance, to
repay all or a portion of the assistance that was paid or financed with tax increments, such payments shall be subject
to all of the restrictions imposed on the use of tax increments. Assistance includes sale of property at less than the
cost of acquisition or fair market value, grants, ground or other leases at less then fair market rent, interest rate
subsidies, utility service connections, roads, or other similar assistance that would otherwise be paid for by the
developeror beneficiary.

SectionQ Excess Tax Increment

In any year in which the tax increments from the TIF Districtexceedthe amountnecessaryto pay the estimated public
costs authorized by the TIF Plan, the Authority shall use the excesstax incrementsto:

1) prepay any outstanding tax incrementbonds;

2) discharge the pledge oftax increments thereof;

(3) pay amountsinto an escrow accountdedicated to the paymentof the tax incrementbonds; or

(4) return excesstax incrementsto the County Auditor for redistribution to the City, County and School

District. The CountyAuditor mustreportto the Commissioner of Education the amount of anyexcess
tax incrementredistributed to the School Districtwithin 30 days of such redistribution.

SectionR TaxIncrementPoolingand the Five-Year Rule

At least 75% of the tax increments from the T IF District must be expended on activities within the district or to pay for
bonds used to finance the estimated public costs of the TIF District (see Section E for additional restrictions). No more
than 25% of the tax increments maybe spenton costs outside ofthe T IF District butwithin the boundaries ofthe Project
Area, exceptto pay debtservice on creditenhanced bonds. All administrative expenses are considered to have been
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spent outside of the TIF District. Taxincrements are considered to have been spent within the TIF District if such
amountsare:

1) actually paid to a third party for activities performed within the TIF District within five years after
certification ofthe district;

2) used to pay bondsthat were issued and sold to a third party, the proceeds ofwhich are reasonably
expected onthe date of issuance to be spentwithin the later of the five-year period or a reasonable
temporary period or are deposited in a reasonably required reserve or replacementfund.

(3) used to make payments or reimbursements to a third party under binding contracts for activities
performed within the TIF District, which were entered into within five years after certification of the
district; or

(4) used to reimburse a party for payment of eligible costs (including interest) incurred within five years
from certification ofthe district.

Beginning with the sixth year following certification ofthe TIF District, at least 75% of the tax increments mustbe used
to pay outstanding bonds or make contractual payments obligated within the firstfive years. When outstanding bonds
have been defeased and sufficient moneyhas been set aside to pay for such contractual obligations, the T IF District
mustbe decertified.

The Authority anticipates that tax increments will be spent outside of the TIF District (including a portion for allowable
administrative expenses) for eligible redevelopmentpooling expenditures.

Section S Limitation on Administrative Expenses

Administrative expenses are defined as all costs of the Authority other than:

1) amounts paid for the purchase ofland;

2) amounts paid for materials and services, including architectural and engineering services directy
connected with the physical developmentofthe real propertyin the project;

3) relocation benefits paid to, or services provided for, persons residing or businesses located in the
project;
(4) amounts used to pay principal or interest on, fund a reserve for, or sell at a discount bonds issued

pursuantto section469.178;or

5) amounts used to pay other financial obligations to the extent those obligations were used to finance
costsdescribedinclause (1)to (3).

Administrative expenses include amounts paid for services provided by bond counsel, fiscal consultants, planning or
economic development consultants, and actual costs incurred by the County in administering the TIF District. Tax
increments may be used to pay administrative expenses of the TIF District up to the lesser of (a) 10% of the total
estimated public costsauthorized by the TIF Plan or (b) 10% of the total tax incrementexpenditures for the project.

SectionT Limitation on Property Not Subjectto Improvements - Four Year Rule
If after four years from certification ofthe T IF Districtno demolition, rehabilitation, renovation, or qualified improvement

of an adjacent street has commenced on a parcel located within the TIF District, then that parcel shall be excluded
from the TIF Districtand the original nettax capacityshall be adjusted accordingly. Qualified improvements ofa street
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are limited to construction or opening ofa new street, relocation ofa street, or substantial reconstruction or rebuilding
of an existing street. The Authority must submitto the County Auditor, by February 1 of the fifth year, evidence that
the required activity has taken place for each parcelinthe TIF District.

If a parcelisexcluded from the TIF District and the Authority or owner of the parcel subsequentlycommences anyof
the above activities, the Authority shall certify to the County Auditor that such activity has commenced and the parcel
shall once again be included inthe TIF District. The County Auditor shall certify the net tax capacityof the parcel, as
most recently certified by the Commissioner of Revenue, and add such amountto the original net tax capacityof the
TIF District.

SectionU Estimated Impact on Other Taxing Jurisdictions

ExhibitlV showsthe estimated impacton other taxing jurisdictionsifthe maximum projectedretained captured nettax
capacity of the TIF District was hypothetically available to the other taxing jurisdictions. The Authority believes that
there will be no adverse impact on other taxing jurisdictions during the life of the TIF District, since the proposed
development would not have occurred without the establishment of the TIF District and the provision of public
assistance. A positive impacton other taxing jurisdictions will occur when the TIF District is decertified and the
developmenttherein becomes partof the general tax base.

The fiscal and economic implications of the proposed tax increment financing district, as pursuant to Minnesota
Statutes, Section 469.175, Subdivision 2, are listed below.

1. Thetotal amount of tax incrementthat will be generated over the life of the district is estimated to be
$84,262,974.

2. Totheextent the mixed used developmentinthe proposed T IF Districtgenerates any public costimpacts on
city-provided senvices such as police and fire protection, public infrastructure, and borrowing costs attributable
to the district, such costs will be levied upon the taxable net tax capacity of the City, excluding that portion
captured by the District. The City does not anticipate issuing bondsin conjunction with this project.

3. The amount of tax increments over the life of the district that would be attributable to school district levies,
assuming the school district's share ofthe total local tax rate for all taxing jurisdictions remained the same, is
estimated to be $32,271,608.

4. Theamountoftax increments over the life of the districtthat would be attributable to countylevies, assuming
the county's share of the total local tax rate for all taxing jurisdictionsremained the same is estimated to be
$23,505,907.

5. Noadditionalinformation has been requested bythe countyor school districtthatwould enableitto determine
additional coststhat willaccrue toit due to the developmentproposed for the district.

SectionV Prior Planned Improvements

The Authority shall accompanyits requestfor certification to the County Auditor (or notice of districtenlargement), with
a listing of all properties within the TIF District for which building permits have been issued during the 18 months
immediatelypreceding approval ofthe TIF Plan. The CountyAuditor shallincrease the original nettax capacityof the
TIF District by the net tax capacity of each improvement for which a building permit was issued. The City does not
believe the issuance of the permitswill have a significantimpactonthe original net tax capacity, or the projected tax
increment revenue for the District as the increased market value resulting from the permitted improvements is not
contemplated in the revenue projections.

Various permits have beenissued for property within the TIF Districtwithin the last 18 months are a listed below:
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Permit Value of
Property Address Property ID Number PermitDate Work Performed Improvement
1100 CanterburyRoad S 274500010 SH090320 2/8/18 Partial Remodel $450,000
1100 Canterbury Road S 274500010 SH090060 1/4/2018 Interior Finish $15,000
1100 CanterburyRoad S 274500010 SH087488 5/30/17 Replace Exterior Panels $2,090,831
1100 Canterbury Road S 274500010 SH087235 513/17 Replace LightPole $25,000
1100 Canterbury Road S 274500010 SH087300 51/1/17 Remodel/Alteration $216,554
1100 Canterbury Road S 274500010 SH087161 47117 Addition $88,017
1100 CanterburyRoad S 274500010 SH086822 3121117 Adding Antennas $25,000
1100 CanterburyRoad S 274500010 SH086817 3121117 Install Light Pole $25,000
1100 CanterburyRoad S 274500010 SH086926 3/16/17 C.0. New TenantSpace $0
1100 CanterburyRoad S 274500010 SH086611 2122117 Remodel Bar & Food Area $425,000
Section W Development Agreements

If within a projectcontaining a redevelopmentdistrict, more than 25% of the acreage of the property to be acquired by
the City is purchased with tax incrementbonds proceeds (to which tax incrementfrom the property is pledged), then
priorto such acquisition, the City mustenterinto an agreementfor the developmentofthe property. Suchagreement
mustprovide recourse for the City should the developmentnotbe completed.

The Authority anticipates entering into an agreementfor development, but does not anticipate acquiring anyproperty
located within the T IF Districtother than possibly for road or utility purposes.

Section X Assessment Agreements

The Authority may, upon entering into a developmentagreement, also enter into an assessmentagreementwith any
person, which establishes a minimum marketvalue of the land and improvements for each year during the life of the
TIF District.

The assessment agreement shall be presented to the County or City Assessor who shall review the plans and
specifications for the improvements to be constructed, review the marketvalue previously assigned to the land, and so
long as the minimum marketvalue contained in the assessmentagreementappears to be an accurate estimate, shall
certify the assessmentagreementasreasonable. The assessmentagreementshall be filed for record in the office of
the County Recorder of each county where the property is located. Any modification or premature termination ofthis
agreementmustfirst be approved by the City, Countyand School District.

The Authority does not anticipate entering into an assessmentagreement.

SectionY Modifications ofthe TaxIncrementFinancing Plan

Any reduction orenlargementin the geographic area ofthe ProjectArea or the TIF District; increase in the amountof
bonded indebtedness to be incurred; increase in the amount of capitalized interest; increase in that portion of the
captured nettax capacityto be retained by the City; increase in the total estimated capital and administrative costs; or
designation of additional property to be acquired by the Authority shall be approved only after satisfying all the
necessaryrequirements for approval of the original TIF Plan. T his paragraph does notapplyif:

1) the only modificationis elimination of parcels from the TIF District;and
2) the currentnettax capacityof the parcels eliminatedequals or exceeds the nettax capacityof those

parcelsinthe TIF District's original nettax capacity, or the City agreesthat the TIF District's original
nettax capacitywill be reducedbyno more than the currentnettax capacityofthe parcels eliminated.
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The Authority must notify the County Auditor of any modification thatreduces or enlargesthe geographic area of the
TIF District. The geographic area ofthe TIF Districtmaybe reduced butnotenlarged after five years following the date
of certification.

SectionZ Administrationofthe TaxIncrement Financing Plan

Upon adoption ofthe TIF Plan, the Authority shall submita copyofsuch plan to the Minnesota Department of Revenue.
The Authority shall also requestthat the County Auditor certify the original nettax capacityand net tax capacityrate of
the TIF District. To assistthe CountyAuditor in this process, the City shall submitcopies ofthe TIF Plan, the resolution
establishing the TIF Districtand adopting the T IF Plan, and a listing of any prior planned improvements. T he Authority
shall also send the County Assessor any assessmentagreementestablishing the minimummarketvalue of land and
improvements in the TIF District, and shall request that the County Assessor review and certify this assessment
agreementasreasonable.

The County shall distribute to the Authority the amountof tax incrementas it becomesavailable. The amountof tax
incrementinany year representsthe applicable propertytaxes generated by the retained captured nettax capacityof
the TIF District. The amount of tax increment may change due to development anticipated by the TIF Plan, other
development, inflation of property values, or changes in property classification rates or formulas. In administering and
implementing the T IF Plan, the following actions should occur on an annual basis:

1) prior to July 1, the Authority shall notify the County Assessor of any new developmentthat has
occurred in the TIF District during the past year to insure that the new value will be recorded in a
timely manner.

2 if the County Auditor receivesthe requestfor certification ofa new TIF District, or for modification of
an existing TIF District, before July 1, the request shall be recognized in determining local tax rates
for the currentand subsequent lewy years. Requests received on or after July 1 shall be used to
determine localtaxratesin subsequentyears.

€)} each year the County Auditor shall certify the amount of the original net tax capacity of the TIF
District. The amountcertified shall reflectany changesthatoccur as a result of the following:

(@) the value of property that changes from tax-exemptto taxable shall be added to the original
nettax capacityof the TIF District. The reverse shallalso apply;

(b) the original nettax capacitymay be modified by any approved enlargementor reduction of
the TIF District;

(c) if laws governing the classification of real property cause changes to the percentage of
estimated marketvalue to be applied for property tax purposes, then the resulting increase
or decrease in net tax capacity shall be applied proportionately to the original net tax
capacityand the retained captured nettax capacityof the TIF District.

The County Auditor shall notify the Authority of all changes made to the original nettax capacityof the TIF District.

Section AA Filing TIF Plan, Financial Reporting and Disclosure Requirements

The Authority will file the TIF Plan,and any subsequentamendments thereto, with the Commissioner of Revenue
andthe Office of the State Auditor pursuantto Minnesota Statutes, Section 469.175, subdivision 4A. T he Authority
willcomplywith all reporting requirements for the TIF Districtunder Minnesota Statutes, Section 469.175,
subdivisions 5 and 6.
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Exhibit |

Map of Tax Increment Financing (Redevelopment) District No. 18 within Project Area No. 1

| TIF District #18
| Boundary

5 0 0 e o A

|
[ Canterbury Commons
5 7 M l TIF District #18

: iSmeS, = e ———— Project Area
] : padal 771 TIF District #18 Boundary
E TIF Project Area
D City Boundary
J Parcels

SHAKOPEE

SPRINGSTED Page 17



Exhibit 11

Assumptions Report

City of Shakopee, Minnesota

Tax Incrememnet Financing (Housing) District No. 18
Canterbury Commons Development Project

TIF Projections - $258M EMV Assumption

Type of TIF District
Maximum Duration of TIF District

Projected Certification Request Date

Decertification Date

Base Estimated Market Value

Original Net Tax Capacity

Redevelopment
25 years from 1st incremement

6/30/2018
12/31/2045

2017/2018

—
$30,934,400

$578,474

Assessment/Collection Year

2018/2019  2019/2020 2020/2021  2021/2022  2022/2023
Base Estimated Market Value 30,934,400 30,934,400 30,934,400 30,934,400 30,934,400
Estimated Increase in Value - New Construction 4,204,750 25,684,583 75,797,487 118,837,123
Total Estimated Market Value 30,934,400 35,139,150 56,618,983 106,731,887 149,771,523
Total Net Tax Capacity 578,474 635,067 946,236 1,679,119 2,360,674
City of Shakopee 38.5215%
Scott County 35.8956%
ISD #0720 49.2816%
Other 4.9789%
Local Tax Capacity Rate 128.6776%  2016/2017
Fiscal Disparities Contribution From TIF District 32.1003%
Administrative Retainage Percent (maximum = 10%) 10.00%
Pooling Percent 0.00%
Present Value Date & Rate 7/1/2018 6.00% PV Amount  $35,235,002

Notes

Projections assume no future changes to classification rates and current tax rates remain constant.
Projections are based on assumed post-development value of $258M.
Value assumptions based on information provided by the Developer

Value assumption used is reflective of combined building and land value. No inflation is assumed.
Base value is based on existing $30.9M market value for parcels within TIF District as provided by County GIS records.
Projections assume commencment of construction in 2018, with project completion in 2025
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Exhibit 111

Projected Tax Increment Report
City of Shakopee, Minnesota

Tax Increment Financing (Redevelopment) District No. 18

Canterbury Commons Development Project
TIF Projections - $258M EMV Assumption

Less: Less: Retained Times: Less: Less:
Annual Total Total Original Fiscal Captured Tax Annual State Aud. Subtotal Admin. Annual
Period Market Net Tax Net Tax Disp. @ Net Tax Capacity Gross Tax Deduction Net Tax Retainage Net
Ending Value Capacity Capacity 32.1003% Capacity Rate Increment 0.360% Increment 10.00% Revenue
1 2 3 4 5 5 6 7 8 9 10 11
12/31/2018 0 0 0 0 0 0.0% 0 0 0 0 0
12/31/2019 0 0 0 0 0 0.0% 0 0 0 0 0
12/31/2020 35,139,150 635,067 578,474 1,161 55,432 128.677% 71,328 257 71,072 7,107 63,965
12/31/2021 56,618,983 946,236 578,474 47,333 320,430 128.677% 412,320 1,484 410,836 41,084 369,752
12/31/2022 106,731,887 1,679,119 578,474 165,930 934,715 128.677% 1,202,764 4,330 1,198,434 119,843 1,078,591
12/31/2023 149,771,523 2,360,674 578,474 296,985 1,485,216 128.677% 1,911,131 6,880 1,904,251 190,425 1,713,826
12/31/2024 203,690,160 3,259,810 578,474 497,884 2,183,452 128.677% 2,809,601 10,115 2,799,486 279,949 2,519,538
12/31/2025 217,576,860 3,537,544 578,474 587,037 2,372,032 128.677% 3,052,261 10,988 3,041,273 304,127 2,737,146
12/31/2026 235,569,360 3,897,394 578,474 702,550 2,616,369 128.677% 3,366,666 12,120 3,354,546 335,455 3,019,091
12/31/2027 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2028 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2029 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2030 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2031 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2032 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2033 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2034 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2035 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2036 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2037 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2038 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2039 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2040 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2041 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2042 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2043 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2044 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
12/31/2045 258,069,360 4,347,394 578,474 847,002 2,921,918 128.677% 3,759,837 13,535 3,746,302 374,630 3,371,671
$84,262,974 $303,347 $83,959,628 $8,395,963 $75,563,665
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Exhibit 1V

Estimated Impact on Other Taxing Jurisdictions Report

Without

City of Shakopee, Minnesota

Tax Incremement Financing (Redevelopment) Distrcit No. 18
Canterbury Commons Development Project
TIF Projections- $258 EMV Assumption

Project or TIF District

With Project and TIF District

Projected Hypothetical Hypothetical Hypothetical Tax

Final 2016/ 2017 Retained Adjusted Decrease Generated by

Taxing 2016/2017 Taxable 2016/2017  Taxable Net Tax Captured Net New Taxable Net Local Tax Rate in Local Tax Retained Captured

Jurisdiction Net Tax Capacity  Local Tax Rate Capacity Tax Capacity Tax Capacity *) Rate (*) N.T.C. (*)

City of Shakopee 49,217,472 38.5215% 49,217,472 2,921,918 52,139,390 36.36% 2.1588% 1,062,489

Scott County 177,230,896 35.8956% 177,230,896 2,921,918 180,152,814 35.31% 0.5822% 1,031,829

ISD #0720 54,930,192 49.2816% 54,930,192 2,921,918 57,852,110 46.79% 2.4891% 1,367,240

Other - 4.9789% - 2,921,918 - 4.9789% - --
Total 128.6776% 123.4476% 5.2300%

* Statement 1: If the projected Retained Captured Net Tax Capacity of the TIF District was hypothetically available to each of

the taxing jurisdictions above, the result would be a lower local tax rate (see Hypothetical Adjusted Tax Rate above)
which would produce the same amount of taxes for each taxing jurisdiction. In such a case, the total local tax rate

would decrease by 5.230% (see Hypothetical Decrease in Local Tax Rate above). The hypothetical tax that the
Retained Captured Net Tax Capacity of the TIF District would generate is also shown above.

Statement 2: Since the projected Retained Captured Net Tax Capacity of the TIF District is not available to the taxing jurisdictions,

then there is no impact on taxes levied or local tax rates.

(1) Taxable net tax capacity = total net tax capacity - captured TIF - fiscal disparity contribution, if applicable.
(2) The impact on these taxing jurisdictions is negligible since they represent only 3.87% of the total tax rate.

SPRINGSTED
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Exhibit V

Market Value Analysis Report

City of Shakopee, Minnesota
Tax Increment Financing (Redevelopment) District No. 18
Canterbury Commons Development Project
TIF Projections - $258M EMV Assumption

Assumptions

Present Value Date 7/1/2018
P.V. Rate - Gross T.I. 6.00%
Increase in EMV With TIF District $258,069,360
Less: P.V of Gross Tax Increment 35,235,002
Subtotal $222,834,358
Less: Increase in EMV Without TIF 0
Difference $222,834,358
Annual Present

Gross Tax Value @

Year Increment 6.00%

1 2020 71,328 63,482

2 2021 412,320 346,192

3 2022 1,202,764 952,702

4 2023 1,911,131 1,428,108

5 2024 2,809,601 1,980,658

6 2025 3,052,261 2,029,928

7 2026 3,366,666 2,112,288

8 2027 3,759,837 2,225,442

9 2028 3,759,837 2,099,473

10 2029 3,759,837 1,980,635

11 2030 3,759,837 1,868,524

12 2031 3,759,837 1,762,758

13 2032 3,759,837 1,662,980

14 2033 3,759,837 1,568,849

15 2034 3,759,837 1,480,046

16 2035 3,759,837 1,396,270

17 2036 3,759,837 1,317,236

18 2037 3,759,837 1,242,675

19 2038 3,759,837 1,172,335

20 2039 3,759,837 1,105,976

21 2040 3,759,837 1,043,374

22 2041 3,759,837 984,315

23 2042 3,759,837 928,599

24 2043 3,759,837 876,037

25 2044 3,759,837 826,450

26 2045 3,759,837 779,670
$84,262,974 $35,235,002
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Exhibit VI

PROJECTED PAY-AS-YOU-GO-NOTE REPORT

City of Shakopee, Minnesota

Tax Increment Financing (Redevelopment) District No.

Canterbury Commons Development Project

TIF Projections - $258M EMV Assumption

Note Date: 7/1/2018
Note Rate: 6%
Amount: 33,000,000
Cumulative Unpaid Semi-Annual Loan
Interest Accrued Net Balance
Date Principal Interest P&l Due Interest Revenue Outstanding
@ (2 (©) (4 ©)] (6) )] @)
33,000,000
2/1/2019 0 0 0 1,155,000 1,155,000 0 33,000,000
8/1/2019 0 0 0 2,145,000 2,145,000 0 33,000,000
2/1/2020 0 0 0 3,135,000 3,135,000 0 33,000,000
8/1/2020 0 31,982 31,982 4,125,000 4,093,018 31,982 33,000,000
2/1/2021 0 31,982 31,982 5,083,018 5,051,035 31,982 33,000,000
8/1/2021 0 184,876 184,876 6,041,035 5,856,159 184,876 33,000,000
2/1/2022 0 184,876 184,876 6,846,159 6,661,283 184,876 33,000,000
8/1/2022 0 539,295 539,295 7,651,283 7,111,988 539,295 33,000,000
2/1/2023 0 539,295 539,295 8,101,988 7,562,693 539,295 33,000,000
8/1/2023 0 856,913 856,913 8,552,693 7,695,780 856,913 33,000,000
2/1/2024 0 856,913 856,913 8,685,780 7,828,867 856,913 33,000,000
8/1/2024 0 1,259,769 1,259,769 8,818,867 7,559,098 1,259,769 33,000,000
2/1/2025 0 1,259,769 1,259,769 8,549,098 7,289,329 1,259,769 33,000,000
8/1/2025 0 1,368,573 1,368,573 8,279,329 6,910,756 1,368,573 33,000,000
2/1/2026 0 1,368,573 1,368,573 7,900,756 6,532,184 1,368,573 33,000,000
8/1/2026 0 1,509,546 1,509,546 7,522,184 6,012,638 1,509,546 33,000,000
2/1/2027 0 1,509,546 1,509,546 7,002,638 5,493,092 1,509,546 33,000,000
8/1/2027 0 1,685,836 1,685,836 6,483,092 4,797,256 1,685,836 33,000,000
2/1/2028 0 1,685,836 1,685,836 5,787,256 4,101,421 1,685,836 33,000,000
8/1/2028 0 1,685,836 1,685,836 5,091,421 3,405,585 1,685,836 33,000,000
2/1/2029 0 1,685,836 1,685,836 4,395,585 2,709,749 1,685,836 33,000,000
8/1/2029 0 1,685,836 1,685,836 3,699,749 2,013,914 1,685,836 33,000,000
2/1/2030 0 1,685,836 1,685,836 3,003,914 1,318,078 1,685,836 33,000,000
8/1/2030 0 1,685,836 1,685,836 2,308,078 622,242 1,685,836 33,000,000
2/1/2031 73,594 1,612,242 1,685,836 1,612,242 0 1,685,836 32,926,406
8/1/2031 698,044 987,792 1,685,836 987,792 0 1,685,836 32,228,363
2/1/2032 718,985 966,851 1,685,836 966,851 0 1,685,836 31,509,378
8/1/2032 740,554 945,281 1,685,836 945,281 0 1,685,836 30,768,824
2/1/2033 762,771 923,065 1,685,836 923,065 0 1,685,836 30,006,053
8/1/2033 785,654 900,182 1,685,836 900,182 0 1,685,836 29,220,399
2/1/2034 809,224 876,612 1,685,836 876,612 0 1,685,836 28,411,175
8/1/2034 833,500 852,335 1,685,836 852,335 0 1,685,836 27,577,674
2/1/2035 858,505 827,330 1,685,836 827,330 0 1,685,836 26,719,169
8/1/2035 884,261 801,575 1,685,836 801,575 0 1,685,836 25,834,908
2/1/2036 910,788 775,047 1,685,836 775,047 0 1,685,836 24,924,120
8/1/2036 938,112 747,724 1,685,836 747,724 0 1,685,836 23,986,008
2/1/2037 966,255 719,580 1,685,836 719,580 0 1,685,836 23,019,752
8/1/2037 995,243 690,593 1,685,836 690,593 0 1,685,836 22,024,509
2/1/2038 1,025,100 660,735 1,685,836 660,735 0 1,685,836 20,999,409
8/1/2038 1,055,853 629,982 1,685,836 629,982 0 1,685,836 19,943,555
2/1/2039 1,087,529 598,307 1,685,836 598,307 0 1,685,836 18,856,026
8/1/2039 1,120,155 565,681 1,685,836 565,681 0 1,685,836 17,735,871
2/1/2040 1,153,760 532,076 1,685,836 532,076 0 1,685,836 16,582,112
8/1/2040 1,188,372 497,463 1,685,836 497,463 0 1,685,836 15,393,739
2/1/2041 1,224,024 461,812 1,685,836 461,812 0 1,685,836 14,169,716
8/1/2041 1,260,744 425,091 1,685,836 425,091 0 1,685,836 12,908,972
2/1/2042 1,298,567 387,269 1,685,836 387,269 0 1,685,836 11,610,405
8/1/2042 1,337,524 348,312 1,685,836 348,312 0 1,685,836 10,272,881
2/1/2043 1,377,649 308,186 1,685,836 308,186 0 1,685,836 8,895,232
8/1/2043 1,418,979 266,857 1,685,836 266,857 0 1,685,836 7,476,253
2/1/2044 1,461,548 224,288 1,685,836 224,288 0 1,685,836 6,014,705
8/1/2044 1,505,395 180,441 1,685,836 180,441 0 1,685,836 4,509,311
2/1/2045 1,550,556 135,279 1,685,836 135,279 0 1,685,836 2,958,754
8/1/2045 1,597,073 88,763 1,685,836 88,763 0 1,685,836 1,361,681
2/1/2046 1,361,681 40,850 1,402,532 40,850 0 1,402,532 0
$33,000,000 $42,280,361 $75,280,361 $75,280,361
Surplus Tax Increment 283,304.16
Total Net Revenue  $75,563,664.98
SPRINGSTED Page 19



Exhibit VII

PART 1 - EXECUTIVE SUMMARY

PURPOSE OF EVALUATION

LHB was hured by the City of Shakopee to inspect and evaluate the properties within a Tax
Increment Financing Redevelopment District (“TIF Distact”) proposed to be established by the
City. The proposed TIF District is bounded by 4* Avenue East, Canterbury Road South, 12%
Avenne East, and Eagle Creek Boulevard (Diagram 1). The puspose of LHB’s work is to determine
whether the proposed TIF Distuct meets the statutory requurements for coverage, and whether
thirty-six (36) buldings on fifteen (15) parcels, located within the proposed TIF Distuct, meet the
qualifications required for a Redevelopment District.
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SCOPE OF WORK

The proposed TIF District consists of fifteen (15) parcels, with thirty-six (36) buddings (see Pasct 3
of this report for how we defined a “building”). Twenty-one (21) buddings were inspected on the
mntepior and extenor on August 5, 2014, four (4) buddings were inspected on the integor and
extegior on March 29, 2017, and another three (3) buldings were inspected on the integior and
exterior on October 25, 2017. Esght (8) buddings were not inspected on the integior as they did not
appear they would be substandard dusing the extedior field inspection. Building Code and Condition
Deficiency Reports for the buiddings that were inspected and found substandard are located in

Appendix B.

CONCLUSION

After inspecting and evaluating the propesties within the proposed TIF Distuict and applying cucrent
statutory cateia for 2 Redevelopment District under Minnesota Statutes, Section 469.174, Subdivision 10,
it is our professional opinion that the proposed TIF Distoct qualifies as a Redevelopment District
because:

e The proposed TIF Distuct has a coverage calenlation of 81.4 percent which is above the 70

percent requurement.

e 778 percent of the buildings are structurally substandard which is above the 50 percent
fequurement.

¢ The substandacd buildings are reasonably distabuted

The remainder of this report descabes our process and findings in detail
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