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PROJECT DEVELOPMENT FINANCING DISTRICT PLAN

FARMINGTON RIDGE PARKWAY DISTRICT
Adopted November 12, 2018

(As Amended on September 8, 2019)

Project development financing is a method of increasing the overall property value in a district that is
currently blighted, depressed, or underdeveloped. Using this designation, the Town of Harrisburg (the
“Town”) can finance the cost of property improvements with the additional property taxes resulting from
the district’s new development. The State of North Carolina granted the counties and municipalities the
legal authority to utilize project development financing in 2003 and later revised in 2007.

District Summary

On October 9, 2017, Town Council unanimously approved the road layout preliminary plat for Farmington
Ridge Parkway, which is the main artery through the proposed Farmington development and is needed
before any residential or commercial development occurs. The developer, Jim Merrifield of Rocky River
Road Associates, LLC (the “Developer”), has approached Town staff to use project development financing
to fund the cost of the road, which he will construct. Mr. Merrifield has proposed to use the incremental
increase of tax revenues of the development served by Farmington Ridge Parkway as the funding
mechanism for the construction costs.

Establishing the Development Financing District

Guidelines require the Town must either meet at least one of the conditions set forth for a county district
in G.S. 158-7.3(c) or that meet the criteria of urban redevelopment area as defined by G.S. 160A-503. The
Town considers this district, hereby referred to as Farmington Ridge Parkway District, to meet the
requirements of G.S. 158-7.3(c) for appropriate economic development.
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The physical address of the parcel that will include the new street is 9880 Rocky River Road in Harrisburg.
It is proposed that the District include the entire parcel (PIN 55061407290000) and is a total of 109 acres
in land area. Itis further proposed that the District include, at which time they are properly annexed into
the Town, parcels PIN 55061394160000 and 55062310830000 and will establish a total of approximately
127 acres in land area. The total land area within this District may not exceed 5 percent of the total land
area in the Town and Cabarrus County. The land area for the proposed District is within the 5 percent
limitation for both the Town and County. See Figure 1 for the boundaries of the District.

Figure 1. Farmington Ridge Parkway District Boundaries
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Development District Financing Plan

Once the District has been established, a plan must be developed to fund the cost of the project. There
are typically four options to finance project development districts:

Pay-as-you-go

Developer financing

Municipal financing

Municipal financing with developer participation

PwnN e

The method that is being proposed with this project is developer financing. This is where the Town will
shift the risk of debt financing to a developer. The developer will incur the risk of issuing the debt and
related issuance costs. The Town and Cabarrus County (the “County) then reimburses the developer for
project development-eligible costs as the Town and County obtains incremental tax revenues.

There are a series of requirements relating to the financing of the Plan, which are detailed below.

Development District Boundaries

As noted above, parcel 55061407290000, located at 9880 Rocky River Road in Harrisburg is being
established as the boundaries of the District. The legal boundaries can be seen on deed book 889, page
255 with Cabarrus County. At which time in the future, parcels 55061394160000 and 55062310830000
located at 9360 Stafford Road and 9400 Stafford Road, respectively are properly annexed into the Town,
they will automatically become part of this District. The legal boundaries of these parcels can be seen in
the Cabarrus County deed books.

Description of the Development Project

The District includes both residential and commercial components of a development named Farmington,
which straddles both Mecklenburg and Cabarrus counties. The specific project to be funded by the District
is Farmington Ridge Parkway, Shady Vale Lane and a portion of Dutch Creek Drive (collectively referred to
as the “Project”), which will include all of the following costs: survey and engineering costs, drainage
facilities or improvements, utilities, adjacent sidewalks, street lights, planting strips, irrigation, street
trees, signalization of the intersection of Farmington Ridge Parkway and Rocky River Road, and associated
improvements to Rocky River Road and Plaza Road Extension as required by the North Carolina
Department of Transportation. See below for the detail of the street site plan in Figure 2.
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Figure 2. Site Plan for Farmington Ridge Parkway
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Costs of Proposed Project

The estimated costs of the Project, as described above and provided by the Developer of the Project is
$6,000,000.

Sources and Amounts of Funds to Pay for Proposed Project

The Developer will be responsible for funding the Project in its entirety. The Town and Developer have
analyzed the current state of interest rates, along with capital funding rates and determined that an
interest rate of 5.00% per annum is appropriate for this project. This would generate a total repayment
cost of approximately $9,000,000, based on the illustrative build and reimbursement period in Figure 3.
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Base Valuation of the Development Financing District

According to Cabarrus County tax records, Parcel 5506147290000 has an assessed value at January 1,
2019 of $4,178,520. This will be the set valuation for the District. At which time the other two parcels
(55061394160000 and 55062310830000) are annexed into the Town, the base valuation will be increased
to include the value of those parcels on January 1, 2019, of $612,360 and $506,560, respectively.

Projected Increase in Assessed Valuation of District

Currently, the Developer has estimated future total valuation of the improved property within the District
at $136,772,770. Less the above amount of $4,178,520 for the base valuation, the projected increase
would be approximately $132,594,250. At the Town’s current tax rate for FY2019 of $0.3550 per $100 of
value, the base valuation will generate approximately $15,000 and at full completion of the project,
approximately $485,500. The agreement with the Developer will include a provision that at least 85%,
but no more than 90% of the Town’s incremental tax increase will go to the Developer and up to 15% of
the incremental tax increase will stay with the Town.

Estimated Duration of the District

Statutorily, the length of a development financing district cannot exceed 30 years. The total length of the
District will be set at 14 years, which will include construction of the Project in Years 1 and 2 and
repayment to the Developer in Years 3-14. See Figure 3 for full summary of the proposed financing
arrangement. If the Developer is repaid in full of all principal and related accumulated interest prior to
the end of the 14% year, the District will be considered dissolved at that time and the Town and County
will resume collecting and retaining 100% of the tax generated from these parcels. If at the end of the 14"
year, the total principal and related accumulated interest have not been completely repaid to the
Developer due to the incremental tax increase not fully funding the obligation, the District will be
considered dissolved at the end of the 14" year and no further repayments will be considered due to the
Developer by either the Town or the County.
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Figure 3. 14-Year Summary of Financing Arrangement of Project (for illustrative purposes only)

Farmington TIF Analysis
L:\Projects\Farmington TIF\[Copy of Exhibit D to Town and County Agreements xIsx]TIF (2)

2
#of Units/ sq ft/
HARRISBURG acres Unit Costs Year1 Year2 Year3 Yeara Years Years Year7 Years Yearg Year 10 Year 11 Year12 Year13 Year14
Absorption
Town Homes (150 Units) 150 $250,000 0 0 $6,250,000 $6,250000  $6,250,000 $6,250,000 $6,250000  $6,250,000 0 0 0 0 0 0
Single Family Homes (140) 140 $350,000 0 0 $8,750,000 $8,750,000  $8,750,000 $8,750,000 $8,750,000  $5250,000 0 0 $0 0 0 0
Number Town Homes 2 50 75 100 125 150 150 150) 150 150 150) 150
Number Single Family 2 50 i3 100 125 140 140 140 140 140 140 140
Estimated Students 2830 56.60 8.90 11320 141,50 161.47 161.47 161.47 16147 161.47 161.47 161.47
ADM (1) $1,900 $1,938 51,977 $2,016 $2,057 52,098 $2,140 $2,183 52,226 $2.271 $2,316 52,362
County Annual ADM Cost $53,770 $109,691 $167,827 $228,245 $291,012 $338,724 $345,499 $352,409 $359,457 $366,646 $373,979 $381,459
Commercial - Harrisburg. CostPSE/t
Office 75,900 $250 S0 S0 $0 S0 $15,250,000 $0 $3,725,000 EY $0 S0 EY S0 $0 S0
Retail 77,014 $275 S0 S0 8,831,350 S0 $9,625,000 $0 $2,722,500 S0 S0 S0 S0 S0 S0 S0
Outparcels 4 $1500,000 0 0 $6,000,000 0 0 0 0 0 0 0 0 0 0 0
Daycare 12,000 $250 $0 S0 $3,000,000 $0 S0 S0 $0 S0 S0 $0 S0 S0 S0 S0
Total 164,918 0 o 17,831,350 0 24875000 0 6,447,500 o 0 0 o 0 0 0
Cochrane Frontage 1,118920
Annual Additions $33,950,270 $15,000,000  $39,875,000 $15,000,000 $21,447,500  $11,500,000 EY $0 S0 EY $0 S0
Ccumulative " s0” S0 $33950270  $48950270 988825270 103825270  SI25272,770  SIITI2TI0  SIIGTITI0O SIIETIZIIO $136772,770 136772770 $136772,770  $136772,770
Less Base (2) 108 $40,000 S0 S0 (95297,440)  ($5297,440)  ($5,297,440)  ($5297,440)  ($5207,440)  ($5297,440)  ($5,297,440)  (95297,440)  ($5297,440)  ($5,297,440)  (95297,440)  ($5297,440)
Tax Increment Value S0 S0 28652830 343,652,830  $83527,830 998,527,830  $119975330  $131475330  $131475330  $131475330  $131475330  $131475330  S131475330  $131,475330
Town of Harrisburg (1) 85%  $03550 $0 0 586,460 $134,357 $262,228 $315,505 $391,868 $438,018 $446,779 455,714 $464,829 $474,125 $483,608 $493,280
Cabarrus County (1) 100%  $0.7200 $0 0 206,300 $320,586 $625,697 §752,821 $935,029 $1,045,148 1,066,051 $1,087,372 $1,109,119 1,131,301 $1,153,927 $1,177,006
Cabarrus ADM Contribution 32% (566,016) ($102,588) ($200,223) ($240,903) (5299,209) ($334,447) ($341,136) (5347,959) ($354,918) ($362,016) (5369,257) ($376,642)
Cabarrus Net Contribution 68% $140,280 $217,999 425,074 $511,919 $635,820 $710,700 $724,914 $739,413 $754,201 5769,285 $784,671 $800,364
Total TIF Reimbursment 0 0 226,700 $352,356 $687,702 827,020 $1,027,688 $1,148,719 51,171,693 $1,195,127 $1,219,030 51,243,410 $1,268,278 $1,003,644
TIF Beginning Balance $6,000,000 $6,000,000 $6,300,000 $6,615,000 $6,719,006 $6,702,601 $6,350,029 $5,840,106 $5,104,424 $4210926  $3,249,779 $2,217,241 $1,108,969 0 0
Annual Interest 5.00% 300,000 315,000 330,750 335,950 335,130 317,501 292,005 255,221 210,546 162,489 110,857 y o 0
TIF Reimbursment [ 0 (226,74) (352,356) (687,702) (827,024)  (1,027,688)  (1,148719)  (L171,693)  (1,195127)  (1,219,030)  (1,164417) ) 0
Ending Balance $6,300,000 6,615,000 6,719,006 $6,702,601 6,350,029 $5,840,106 $5,104,424 $4,210,926 $3,249,779 $2,217,141 $1,108,969 S0 $0 S0
Actual
Town S0 0 $86,460 $134,357 $262,228 $315,505 $391,868 $438,018 $446,779 $455,714 $464,829 $444,004 $0 0
County S0 30 $140,284 $217,999 $425,474 $511,919 $635,820 $710,700 $724914 739,013 754,201 $720,413 S0 S0
Total S0 0 $226,744 $352,35 $687,702 $827,424 $1,027,688  $1,148,719 51,171,693 51,195,127 51,219,030 51,164,417 0 s0

(1) - Millage Rates and ADM increase by 2% annually,
(2) - Base includes the following:

Description Tax Parcel # Acreage Value
Rocky River "55061140729000 109.00 4,178,520
Cochrane 5506139416000 1215 $612,360
Cochrane 5506231083000 611 $506,560
5,297,440

Benefit of Proposed Development

Completion of this Project will provide benefit to many residents and businesses in the area. Farmington
Ridge Parkway will provide another arterial access directly between Rocky River Road and Tom
Query/Caldwell Road. This will help alleviate traffic in other areas of Town and provide residents with
another avenue to get to 1-485. The development within the District is expected to create 150 town
homes, 140 single family homes, 75,900 square feet of office space, 77,014 square feet of retail space,
four outparcels and 12,000 square feet of day care space. All of this will provide additional housing
options, job creation for the retail, office, and day care areas and additional economic impact of those
retail sales to the Town and County.



