


















































































                                                                               
June 11, 2020 
 
City of Wooster, OH8504512 
 
Subject: WRRF Influent Screen Emergency Rehabilitation  
 
Dear Council, Mayor, and Director of Administration: 
 
I have requested the authorization of emergency expenditures and permission to waive the competitive bidding process.  
The equipment has reached a critical state and any further delay will greatly impede the commitment to safety and 
regulatory requirements.   
 
Please allow me to share the purpose of this vital equipment and the history of maintenance and inspections to date. 
 

• Influent screening is a requirement of any modern treatment facility.  Too often toilets are used as a waste bin.  In 
recent years, all treatment facilities (especially during COVID-19) have been subjected to high levels of inorganics 
related to wet wipes, cleaning wipes, contraceptive products and feminine hygiene products.  This equipment has 
a dual function.  To remove the debris to prevent excessive wear of treatment equipment and capacity reduction.  
To ensure debris removal prior to the treated water discharge to the receiving water.  The screenings are collected, 
dewatered and sent to landfill.   

• The Wooster facility currently has two-step screens manufactured by Andritz.  These units were installed at the 
end of the 2006-2007 facility improvements.  The unit uses stainless steel perforated plates to capture debris with 
3 mm spacing (6 mm is the regulatory max). The unit cost then was $465,400.  The units have undergone several 
debris removal conveyance upgrades since installation.   

 

 

Nathan W. Coey 
Utilities Manager 

1020 Old Columbus Road 
Wooster, OH 44691 

330-263-5284 
ncoey@woosteroh.com 

 
 



 
 

• Outside of the poor auger systems and subsequent replacement, the units operated under what would be 
considered routine maintenance until 2016.  Staff observed unusual wear patterns that lead to an inspection trip 
from the manufacturer.  The inspection indicated heavy wear on stainless steel sprockets, chains, axels, guides, 
guards, bearings and miscellaneous related hardware.  This resulted in a total overhaul of each unit.  The work was 
completed with local support and parts from the manufacturer.  The 2016 labor and material repair cost was 
$133,543.  While this type of work is not typical, under our operations it could be expected. 

• During the onset of the covid-19 lockdown staff started to notice machine inefficiencies.  Debris capture rate was 
poor and allowing debris to flow to other plant components, ultimately leading to pump and pipe plugs.  The staff 
started to analyze the issues with the machine.  A brush that is used to remove debris off the steps for auger 
collection and discharge had noticeable wear.  Upon further inspection, the majority of the 56 steps in each 
machine were showing tremendous wear.  When it was determined that the brushes were not the cause of the 
plate wear, the manufacturer was contacted.  Upon easing of COVID restrictions the manufacturer made the trip 
to help determine the issue.  This inspection was nearly three weeks ago and still waiting on a formal report and 
quote.   Inspection indicated the following verbal exchanges. 

o The machines(s) in the current state are at high risk for complete failure. 
o The plate wear was first concerning as it seemed the machine had settled and the plates were grinding on 

the tank concrete floor.  Further inspection determined the wear is due to the following. 
 High flow velocities.  The units run in a nearly continuous operation and not how these units are 

designed to operate.  Extended run times are indicative of the current wear.  The unit is 



supposed to work on upstream and downstream (of the screen) levels for automatic on/off cycle 
operations.  The concept is the debris builds up on the plate, once the water level rises (based on 
influent flow rates) the plates move up for clean plates to catch debris.  Due to the configuration 
(units were dropped in place of old units at the 2007 upgrade) that is not possible, thus the 
constant operation.   

 The configuration and velocity indicates poor grit removal, or at least removal in the proper 
locations.  The inspection indicated heavy grit accumulation indicated with neon green arrows on 
the above diagram.  Unbeknownst to the staff and operation standards this would not indicate 
this being a grit collection point.  The grit (rock, stones, sand etc.) has been the wear point for 
these plates with wear since 2016 rehabilitation with visible indicators in the last month.      

• I continue to wait for any form of quote from the manufacturer and given the history, I cannot wait for them.  We 
are at the emanate failure stage and expedience is imperative.  Andritz provided a quote of $94,696 for a total of 
112 new stainless steel steps.  The machine would have to be shipped to Texas and they have yet to provide the 
cost or turn around.  

• During the time waiting on formal information from Andritz we have contacted a local fabricator.  Instead of 
purchasing plates from Andritz and labor by others we have consolidated efforts.  Scott McCune has the ability and 
resources to fabricate all the steps at a cost of $72,000 for installation, and labor cost of $58,000, totaling 
$130,000.  This individual is familiar with the units and has made past repairs.  Understanding there is no warranty 
on the current units; the risk is low working with the local company.  They have shared the ability to turn around a 
machine in 7 days, one at a time.  This is the most expedient and economical route at this time.      

 
Summary  
 

• It is proper to emphasize the poor performance and reliability of the screening equipment greatly hinges on the 
poor design initiative of the 2007 upgrade project.  It almost seems like this screening equipment was an 
afterthought, based on my historical understanding   

• The staff will engage in more periodic inspection to view potential grit accumulations.   
• There were no prior indications of this unit failing until the telltale signs.  Further delay shares a sharp increase of 

time to failure with what has been observed so far.  As expressed to us, we are “minutes to midnight”.   
• Understanding that grit accumulation is the plate failure malefactor, the new plates will be doubled in opening 

size, 3 mm (.12 inch) to 6 mm (.24 inch).  This will ensure a healthy return on investment as we sacrifice the 
potential of grit pass through.  Larger holes suggest the grit will not bind up the steps and then erosion and undue 
forces on the machine from flow rates.  It is a pressure and debris situation, but the screen will function better by 
intent and under the current nearly continuous operation.  It is my hope that this investment will provide at least 
4-5 years of healthy service.  This will also require intentional inspection efforts to gauge grit accumulation and 
deposits in plant processes and altered cleaning cycles.  

• With this proposed work and work in 2016, investment will eclipse $263,543 or the equivalent of a new screen at 
the original purchase price.   

o A budgetary quote for a machine that would be better suited for our environment without any 
configuration changes was received.  This option was reviewed and turnaround for a new machine would 
be 18-20 weeks at a cost of $126,800 each.  This quote does not include an anticipatory cost of $40,000 
for new auguring equipment. 

• Long term recommendation.  Under the 2022 budget request cycle request (at this time) a budget of $253,600 for 
two new screens, $40,000 for auger improvements and $65,000 in labor and contingencies for a total of $500,000.  
This would include a proper screening unit at the septage receiving station (three screens total).  By 2030 and 2031 
budget for one new screen each year to allow rehabilitation schedule with no reduction of  our screening 
equipment, i.e. units in place for high flows and normal business functions.  This will allow for scheduled 
rehabilitation prior to “run to fail” state.  We now know this particular style of screening and configuration 
indicates heavy wear and total overhaul within 9 years of service.  This option does not fully account for current 
improper grit removal.   

 



 
Disclaimer   
Any recommendations for long term improvements will 
continue to be evaluated as we adapt to machine 
performance after the current emergency rehabilitation 
needs.  Please feel free to contact me with any questions.   
 
 
 

Nathan W. Coey, Wooster Water Utilities Manager 

























 

 

 

 

MEMO 

To: Wooster City Council, City Administration 

From: Jonathan Millea AICP CEcD, Development Coordinator 

Date: 6/11/2020 

Re: Ordinance 2020-21 Instructions to Establish TIF District  

Dear Members of Wooster City Council, 

 

Ordinance 2020-21 is being provided in response to a written request for public tax incentives from 

property owners and a developer and also at the request of council members. Specifically, the incentive 

would furnish a $1,014,649 grant for a $1.3MM to $1.8MM public infrastructure investment necessary to 

establish 72 housing lots. 

 

As with all legal and discretionary requests for public incentives, regardless of staff recommendation, our 

office has prepared supporting analysis and information so that the specific request may receive a 

thorough review. Concerning the request, please find the following supporting attachments: 

 

 Financial Impact Analysis Redirects ~$1.6MM to $2MM in tax dollars for Project 

o May repay grant and net the City up to $126K to $508K for future maintenance in TIF District. 

o As proposed, reduces revenues to partner local governments as follows: 

 -$334K from WCSD, -$545K to -$927K from County, -$487K from City, -$131K Library 

 

 Alternative Analysis considered and discussed for this project 

o Project Re-costing and Zoning ($0 public cost), City $725K TIF grant, 50% CRA (>$1.17MM) 

 

 Draft Economic Development Plan for this project To be adopted with TIF Legislation 

o Recommendations and financial analysis will need Council direction 

 

 Wooster’s preliminary recommended TIF Considerations for residential projects 

o Reviewed by Wooster Growth (Jan 7, 2020 & February 26, 2020) 

 

Thank you. 

 

Sincerely, 

Jonathan Millea, AICP, CEcD 
Development Coordinator 

538 N. Market Street * P.O. Box 1128 
Wooster, Ohio 44691-3406 

Jonathan S. Millea, AICP, CEcD 
Development Coordinator 
Phone : (330) 263-5250 

Fax: (330) 263-5247 
Email: jmillea@woosteroh.com 



Note: Notification to local school districts and a recommendation by the Wooster Growth Corporation are required before an application for a Community 
Reinvestment Area (CRA) abatement may be considered by the Wooster City Council. Community Reinvestment Area #169-86548-01 is governed by Ohio 
Revised Code Sections 3735.65 through 3735.70, as administered by the Ohio Development Services Agency, and City of Wooster Ordinances No. 2004-33. 
For questions on this application or the City of Wooster’s CRA in general, please contact the City of Wooster Development Coordinator at 330.263.5250.  

KEY NUMBERS: Melrose TIF Request (Per Final Proposal):

 Project: 72 homes with an average $200,000 sale price
Home price range is estimated between $175,000 to $235,000 but could be higher. Number of homes contingent on

zoning approval and market conditions. Construction of housing is not committed and Ryan Homes is not a party to

the proposed agreement.

 Melrose TIF Request: $1,014,649
Amount of public assistance requested, payable through project construction. This will create 72 vacant building

lots. This would be paid upfront as a grant to the Developer, with the City recouping costs from PILOTS over the

next 17 years (or 15 with County support).

 Melrose Lot Development Project Cost: $2,525,000
Assumes cost of acquisition and cleanup, engineering services, and infrastructure costs to create 72 building lots.

$1,800,000 of this figure is estimated to be public infrastructure costs.

 Estimated Infrastructure Cost: $1,332,000
City of Wooster Engineer’s Cost Estimate for public infrastructure, about $468,000 less than the proposed.

 Melrose TIF Term Established by City: 100% for 30 Years
This is the level of tax exemption that the City places on the property. Effectively, 100% tax revenue resulting from

the incremental increase to property value will be redirected to a special fund to cover specified infrastructure costs

and to compensate other taxing districts.

 TIF Revenues Over 30 Years: $1,628,098 (Or $2,009,964 w/ County support)

The amount of PILOTS that could be expected in years 1 through 10 assuming 15% of the development is construct-

ed per year, or 11 $200,000 homes constructed annually.

 TIF Revenues First 10 Years: $714,556 (Or $741,817 w/ County support)

The amount of PILOTS that could be expected in years 1 through 10 assuming 15% of the development is construct-

ed per year, or 11 $200,000 homes constructed annually.

 TIF Revenues In Years 11 through 30: $913,541 (Or $1,26,8147 w/ County support)

The amount of PILOTS that could be expected in years 1 through 10 assuming 15% of the development is construct-

ed per year, or 11 $200,000 homes constructed annually.

 City Net Revenues after 30 years: $126,331 (Or $508,197 w/ County support)

Balance of revenue after TIF Grant and discounting City’s 487,118 in revenues it would have otherwise received.

This is funding that can support road reconstruction and maintenance along within and around the subdivision, in-

cluding Melrose Drive and Mel Lane.

 School District Exemption: 25% for 10 years, 0% thereafter
Under the proposal, school districts revenues are exempted 25%, effectively a 10-year, 25% tax abatement. Schools

have rights to review and comment, but at this level a vote of approval is not required, although consensus is rec-

ommended.

 County Revenue Exemption: 87.5% for 10 yrs, 50% thereafter, (Or 100% w/ County support)

County government is owed a 45-business day review period and may request or vote to decrease its exemption from

100% down to as low as 50%.

 Value of County Support: $381,866
County government may allow 100% exemption either through taking no action or by legislation. For this project, a

100% exemption of County funds could add approximately $381,866 to the District.

FINANCIAL ANALYSIS FOR MELROSE TIF
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Note: Notification to local school districts and a recommendation by the Wooster Growth Corporation are required before an application for a Community 
Reinvestment Area (CRA) abatement may be considered by the Wooster City Council. Community Reinvestment Area #169-86548-01 is governed by Ohio 
Revised Code Sections 3735.65 through 3735.70, as administered by the Ohio Development Services Agency, and City of Wooster Ordinances No. 2004-33. 
For questions on this application or the City of Wooster’s CRA in general, please contact the City of Wooster Development Coordinator at 330.263.5250.  

DRAFT TAX INCREMENTAL FINANCING INCENTIVE REQUEST SUMMARY DRAFT 

Prepared by the City of Wooster Department of Community Service and Development at the Request of: 

North (Pending) Development Ltd.  – Site: Melrose Drive, Wooster, Oh  
Application Date: 18 May 2020 

   

Project Summary: North (Pending) Development Ltd., has submitted a re-

quest for the creation of a Tax Incremental Financing (TIF) Development In-

centive District and seeks a direct grant of $1,014,649 to support the construc-

tion of a 72-home single-family subdivision (only the lots are committed at 

this time). See ORC 5709.40(c). The request is made with the permission of 

the current landowners, Carl A. Yacapraro and Mildred E. Yacapraro. The 

Wooster-area firm is affiliated with a group of local real estate development 

and land management firms with an extensive history of successfully complet-

ing multiple commercial and residential projects throughout the region. The 

project is largest residential home construction proposal in several years.  

At an average price of $200,000, the addition of 72 new homes in Wooster 

would have the potential to generate $292,260 annually in tax revenues, a sub-

stantial portion of which that could be redirected to a city fund to cover con-

struction, reconstruction, and maintenance costs associated with public road-

ways and utilities within the TIF district over a period of 30 years. The direct TIF assistance would support the development 

firm in recovering its cost of acquisition, engineering, and infrastructure costs, estimated together at $2,525,000. 

Specifically, the Melrose TIF District would create a 30-year, 100% tax exemption on the incremental increase of valua-

tion, and a special assessment charging payments in lieu of taxes (PILOTS) in an equal amount. PILOTS would go to an in-

frastructure fund to cover the cost of road and public utility (water, sewer, and storm) construction, reconstruction, and 

maintenance within the district, and also return 75% of school district revenues to the respective districts for the first ten 

years, and then 100% thereafter. The district would comprise Parcels 71-00250.000 and 71-00251.000, and the City of 

Wooster’s right-of-way along Melrose Drive and its intersection with Smithville-Western and Mel Lane (see exhibit).  

Project Impacts: As a consumer-demand-based single-family housing development project, there is no permanent job crea-

tion associated with the project. At an uncommitted sale price range of $175,000 to $235,000, the homes are market-rate and 

not considered affordable, but would be include the lowest-priced new construction homes possible within the region. The 

project would compete with other local and regional businesses engaged in homebuilding. The project is the largest single-

family housing development proposed in City limits in recent years, and tackles a concern voiced by some local businesses. 

After the consideration of several alternatives, the Applicant proposes a $1,014,649 grant, payable during the project’s con-

struction, to cover the cost of roadway, waterlines, sewer lines, storm sewer, and preparation of public rights of way that will 

be provided to the City. The developer estimates the value of the infrastructure at $1,800,000. The City of Wooster Engineer 

estimates the cost of construction at $1,332,000 excluding prevailing wage rates.  

Staff has not identified a project need necessitating the expenditure of public funds and notes that Ryan Homes is not a party 

to the agreement, however, the requesting firm indicates the project will not proceed otherwise. Assuming a build-out rate of 

15% per year (approximately 11 $200K homes per year with full build-out in year 8), and an effective exemption of 25% to 

local school districts over the first 10 years, a 100%, 30-Year TIF would net approximately $714,556 in PILOT revenues for 

repayment of the grant in years 1 through 10 and $913,541 in years 11 through 30, with full pay-off of the grant in year 17. 

Lifetime PILOT revenues of $1,628,089, discounting $487,118 of City taxes, produces a net gain of $126,321 (or $508,197 

with County support) for the City to utilize for road and utility maintenance in lieu of its capital improvements fund. Alter-

natively, a grant request $750,000 may be paid back in year 10 and generate an additional $300,000 net. Absent of any TIF 

funding, projects savings of up to $601,571 are possible by forgoing prevailing wage and increasing housing density to 77.  

Attachments: Application, Financial Analysis, (Economic Plan & Engineer’s certification PENDING) 

TABLE: Project Implication Matrix 

Melrose TIF District – 72 homes sold at $200,000, constructed 11 per year. (Not all investments are likely to impact valuation.) 

 
 

 

 

 

 

 

  

Annual Tax 

Obligation
1

Infrastructure 

Direct Grant

Infrastructure 

Estimated Cost

TIF Revenue 

First 10 Yrs*

TIF Revenue at 

30 Yrs*

$3,256 $1,014,649 $1,332,000 $714,556 $1,628,098

Annual City Income Tax Impact $0 Avg. Net Property Gain - TIF Grant (Yrs 1-10) $54,142

City Net TIF Revenue $126,331 Avg. Net Property Gain - TIF Grant (Yrs 11-30) $252,889

*City Net TIF (w/ County support) $508,197 $292,260

Merlrose 

Subdivision 

TIF Grant Avg. Post-TIF Annual Revenue

Current Value
1 

Land Only

Post Proj.Tax Value
2     

~$13,325,000 Invested

Annual Tax Oblig. 

100% Complete

$261,150 $292,260$14,400,000

Project Site Map 

 
TIF District (Project site, ROW of Melrose Drive and its 
intersection with Smithville-Western and Mel Lane. 



 

Note: Notification to local school districts and a recommendation by the Wooster Growth Corporation are required before an application for a Community 
Reinvestment Area (CRA) abatement may be considered by the Wooster City Council. Community Reinvestment Area #169-86548-01 is governed by Ohio 
Revised Code Sections 3735.65 through 3735.70, as administered by the Ohio Development Services Agency, and City of Wooster Ordinances No. 2004-33. 
For questions on this application or the City of Wooster’s CRA in general, please contact the City of Wooster Development Coordinator at 330.263.5250.  

MELROSE TIF REQUEST CONSIDERATIONS 

   
TIF Risks TIF Opportunities 

  

CITY FINANCIAL RISKS 

 TIF PILOTS will result in the redirection of future tax 

revenues from other taxing jurisdictions, but rates can be 

tailored to minimize impacts to certain entities. 

 A grant of $1,014,649 and discount of the City’s pro-

jected tax revenues generates a net of $126,321. This as-

sumes a 15% build-out per year (complete build-out year 

8), a TIF District would generate an estimated $1.6MM.  

 Alternative grant of $725,000 leads to probable payoff in 

year 7 would net the City $415,000. 

 Without TIF, the project doesn’t generate additional City 

revenue, but holds harmless partner local governments. 

 If paying TIF grant upfront instead of committing TIF 

Revenues as collected over time, the City runs the risk of 

not collecting sufficient PILOTS to recover its costs.  

 

OUTCOMES FOR COMMUNITY 

 Economic Development Office has heard from several 

local businesses that housing is not at all an issue to at-

tracting and retaining employees. 

 Target range of $175,000 and $235,000 is out of the 

range of the majority of Wooster households and cannot 

be considered affordable. While a reasonable estimate, 

the price range is not committed for this project. 

 Home construction is not guaranteed without home-

builder a party to the TIF request. 

 Project offers minimal potential for revenue generation 

to support off-site infrastructure enjoyed by the larger 

community. The vast majority of the incentive supports 

only the residents of the 72 future homes.  

 

MARKET CONCERNS 

 Extending abatement to consumer-driven business where 

there is sufficient demand results in a loss of revenue 

and loss of return on investment from previous incen-

tives such as EZ and CRA that have created new jobs. 

 Wooster’s home construction market is weak but 

stronger than surrounding northeast Ohio communities. 

The market has already been incentivized with new con-

sumers as a result of primary job creation.  

 Market-rate housing construction is consumer-driven 

and has little influence on job creation. 

 Market will be demanded for future similar projects re-

gardless of actual project need. 

  

CITY FINANCIAL OPPORTUNITIES 

 Wooster tax dollars are redirected back to local infra-

structure rather than being spent outside of city limits. 

Incentive exclusively supports public infrastructure.  

 Incentive should generate net revenues for the City. 

 If developed as proposed, the project would generate up 

to $292,000 in real estate tax revenues per year on prop-

erty currently generating $3,255.07 presently. 

 Indications are that the infrastructure developer will not 

proceed with the project absent of assistance. The 

proposal involves three parties, a landowner, infrastruc-

ture developer, and home builder.  

 Beneficial alternative CRA, which provides a flat rate 

reduction to all taxing jurisdictions without the ability to 

minimize impacts to entities such as schools and city. 

 

OUTCOMES FOR COMMUNITY 

 Economic Development Office has heard from several 

local businesses that lack of housing is a significant is-

sue to attracting and retaining employees. 

 With 72 lots constructed, project would be the largest 

single-family housing development proposed in Wooster 

in several years, and provision and diversity of housing 

adds to a community’s marketability and quality of life. 

 Target range of $175,000 and $235,000 is represents the 

most affordable opportunity for market-rate housing. 

(Area comparable range $169K to $190K)        

 Better than the State as a whole, Wooster’s population 

grow is DECLINING and ANEMIC. Resident popula-

tion growth is critical for economic growth. 

                          

MARKET CONCERNS 

 Uniquely in Ohio, communities are increasingly incen-

tivizing housing-exclusive development, and incentives 

may be necessary to remain competitive in the current 

climate enabled by permissive State policies over which 

the local community has no control. 

 Wooster has had a declining number of single-family 

home starts in recent year, with only 11 homes con-

structed in 2019, and only 3 currently underway in 2020. 

(An additional 10 condominiums and 54 apartments are 

under construction.) 

 New home construction supports construction jobs. 

While not directly influencing employment overall, new 

housing can serve to make housing more accessible. 
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�������������������������������� �!��"!��#��������$����%&����'����������"���(�����$�$�������������%��!���!���"!���� ���)"����������*�� ����!����������!��(���$�����+������� ����!�������"����"����$���(����!�$����&�(����'��,����-.-�/"���(�0�������'((�����(����!�������������('���12�"�����!��!�������!��$,�#'��'���������$,��(����(!� ���%�3415,666����3275,666-�/"��#!���#'��$�(!���%(����"(������!���(���$�(�����3456,666���'�����������-�/"��$�������(����������(�!���������%(!��('��'(�������('���������������(������!��!�#!((��(�����!8�� �"�����!��!��!#��-�9�)�"���������'(��������� ���(!��&�!�!��!#���#��)����34:;,666�!�$�34<;,666�����"��(� ���-�=��!$$����������"��(�>'�������!��'��!(&��%���"�(�!���(�!�������"!��"!���#���������$�(�$�#&��"��?��&�!�$��"��@(�0������$�������(���� ��"�(�%�(��"����!(���'�!(��(�0���-ABC�DEEBEADFGH�IHJKHEAHL�MNOPQR�FST�UV�WXYZ[�\]̂__VÙ âb DcAHIFDABdH�efABeF�O�MNg�FSTbLhiSjT�kilmT�ABC�no�NOpgOqpQrs tliuSTvIlTS�LSwSxnyzSmT�{�cnT�Eh|S�D}~��TzSmTABC�DE�IHJKHEAHL������V����̂����U����̀�aU_�V�����̂���������V��̂����̂ V����V̂�����\��U�������̂���_V�����̂���U��a���U��U�����U��̂��U�������V����̂����VU\����U�����U����\����aU�̂a�����V�������_̂�����U�a���X���iSjlyT�iS����_VU�̂�a��Ù�V�O����̂V���\����_̂_VU���̂ ��a���W�YY�YYY��Uaa���������_VU����������̂V���UV��̂ �����̂���������������V�����l�mST��lhm�no��y�Tn�NOPQpgg���������V�̀�������V���V�������VU��U���V��������� ����\������̂V��¡¢�̂���£Y� ����V������UV_UV̂����̂ V����V̂�����U��_V�̀ �̂a����\̂ �� �aU�����V̂��V����V���U����̂���̂���̂�����U�̂a��U������¤U��a��V��̂�a�̂��XY���\����aU�� ��¥����̂__VÛ���_VÙ������U�̂�����U�̂a�_��a����U�����¥��V������U�V�����̂a��̂������V�̀������V���V�������U�����������VU��U���V��̂��������������̂�����V���U�a����������̂V��¡¢���VU����£Y�����V��������̂a�_VU_U�̂a��̂�������̂������������������̂�����U�V�����̂���̂�_̂��V���̂ �̀��U���_���������������̀�aU_��������U���V����U��¦���?����)§��/=̈ 375,6:; 375,6:; ¦���?����!��@(�����$¦���?����)§�/=̈ 341,©71 32:,14© ¦���?����)§�ª�$!���«!���¬����­�('��'(��?��� 3456,666 3456,666 «!���¬����­�('��'(��?���«!���¬����)§��/=̈ 34<5,6:; 34<5,6:; «!���¬����)§��ª�$!���«!���¬����)§�/=̈ 34:1,©71 341:,14© «!���¬����)§�ª�$!���
®̄°±²³�́ µ̄³µ 
®̄°±²³�́ µ̄³µ/��!��@(�0����)§��/=̈ 347,725,666 347,725,666/��!��@(�0����)§��ª�$!���/��!��@(�0����)§�/=̈ 342,655,©14 347,:61,666/��!��@(�0����)§�ª�$!���
®̄°±²³��±¶±·̧±µ 
®̄°±²³��±¶±·̧±µ/��!��¹��-�12�"�����3266º34©,©66,666 34©,©66,666/��!��¹��-�12�"�����3266º@'#����?����»�=�%(!��('��'(� 34,64©,:©; 36 @'#����?����+­!��� ��%�¼½¾¿ÀÁÂ¿.@(�0����¹����'���)§/=̈ ¼¿ÁÀÃ¿ÃÀ½ÃÄ ¼¿ÁÀÃ¾¾À¾¾¾/��!��¹��-�11�"�����3266º�U���̀���Å�̀���� ¼ÆÀÆÁÄÀ¿ÂÇ ¼¿ÀÂÄÆÀ¾¾¾ �U���̀���Å�̀����DcAHIFDABdH�efABeF�P�MNqOrR�FST�UV�W¢È¢�ZÉ��\]�̂__VÙ âb DcAHIFDABdH�efABeF�Ê�MNg�FSTb�±Ȩ̈²±Ë��	��Ì�¿¾Í�±Î®��±²ÎÏ³̧®± rgÐ�GIDÑ�McS�lx�GnmjSimbÒU\�V��������¥Ó��V�Ô������U�W¢¡X�YYY�\U�a�����V�̂�������a���a��UU��ÕÓÒÖ¥×�\U�a������V̂�����U�����������U�V�_̂������_VUØ�������Og�ÙSli��̂���������̂̀ UV̂�a���U�����U����×����U��a ��¥����V���a������̂�_U����a��ÕÓÒÖ¥������̂���U��WÉ���YYY��V���V�������VU��U���V��Ù�V������ �Ù�V���̂V��¡¡���VU����£Y��UV�VÛ�]���a�����̂ �����̂���������������V���� ×�U\���UV��aa���V̂��̀��_�V_U����U�a���ÕVUØ����UV����̂aa��V�Ô�������XY���ÅÚ��Ó��̂�����U���U�����a��̂a�̂�����������ÅÚ��������̀�����V������_̂����\U�a���̂ �̀�̂������V�_��a����U����AÛS�LSwSxnySi�Ûl���hmjS�lzSm}S}�TÛS�iSÜ�S�TÝ�¥��������̂V�U�\U�a���U��a��������V����U��aU�̂a����UUa���U�_̂V����U�����¥Ó��_VU_U�����\�����U�V�����̂a�V���V���UV�aU�̂a��̂��_̂��V��¦���?����)§��/=̈ 375,6:; 375,6:; ¦���?����)§��?¹Þ¦���?����)§�¹�$'��$�/=̈ 325,47; 9� ���!��$ ¦���?����)§�?¹Þ«!���¬����­�('��'(��?��� 3456,666 3456,666 «!���¬����­�('��'(��?���«!���¬����)§��ª�$!��� 34<5,6:; 34<5,6:; «!���¬����@(���«!���¬����)§�ª�$!��� 3415,47; 9� ���!��$ «!���¬����)§?¹Þ
®̄°±²³�́ µ̄³µ 
®̄°±²³�́ µ̄³µ/��!��@(�0����)§��¬��$�¬!(�����347,725,666 347,725,666/��!��@(�0����)§��?¹Þ/��!��@(�0����)§�¬��$�¬!(�����342,:46,666 9� ���!��$ /��!��@(�0����)§�?¹Þ
®̄°±²³��±¶±·̧±µ 
®̄°±²³��±¶±·̧±µ/��!��¹��-�12�"�����3266º34©,©66,666 34©,©66,666/��!��¹��-�12�"�����3266º@'#����?����»�=�%(!��('��'(� 3145,666 34,4:;,6©4 @'#����?����»�/!ß��ß�������@(�0����¹����'���)§¬¬�/=̈ ¼¿ÁÀ¿¿ÁÀ¾¾¾ ¼¿ÁÀÁ½ÄÀ¾Ã¿/��!��¹��-�12�"�����¼à¿Áá�U���̀���Å�̀���� ¼àÀÁ¾ÁÀ¾¾¾ ¼àÀàÃÃÀ¾Ã¿ �U���̀���Å�̀����

ALTERNATIVES ANALYSIS
Project Recosting and Zoning, a 50% CRA, and $725K Grant were previously considered
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Direct Cash GRANT for actual costs
   TIF         

 Lowers taxes to increase Buying Power
      CRA         

Based on a percent 
of future taxes.

COMMUNITY
REINVESTMENT
AREA

Where = Areas of disinvestment. Reserved 
for areas where new housing construction 
and repair of existing facilities or structures 
are discouraged. ORC 3735.65(B).

Where = Anywhere (Ohio only). A public TIF 
grant can be extended to any residential 
development in Ohio, including green-fields as 
well as urban infill projects.

Local incentives support projects that benefit the community that would not occur without public funding.

CRA increases homeowner's "buying power" by 
lowering taxes to use for increased principal/interest.

Funds = Percentage of Future Taxes/Sales. 
Developer applies for a percentage of tax 
exemption on new homes, and captures CRA 
benefits as homes are sold. (Buyers' monthly 
payments remain the same, with taxes traded 
for higher interest/principal payments)

Risks = Completing Project, Pay Period. 
While the grant amount is set, it is paid 
annually over a period of years. New homes 
must increase tax valuation as planned.

Funds = Dollar Amount. Developers 
receive a reimbursement agreement for 
a specific dollar amount for part of their 
public infrastructure costs, which often 
adds up to 20% of the total project cost.

TIF can help fund new housing that communities need or 
desire when the market can't support it on its own. 
Developer receives a grant to cover a part of their 

estimated construction costs. (Timeline: Little as 45 days)

Meant to encourage reinvestment and infill development. 
Developer can use CRA to increase buying power +20% while 
keeping monthly payments the same. (Timeline: 30 days in 

existing CRA, or 90 to 180 days to establish a new CRA).

Public Subsidy Incentives for Housing

TAX

INCREMENTAL

FINANCING

Risks = Marketing, Estimating. Developers 
have to sell homes based on monthly 
payments, which can be more complicated. 
Some buyers later struggle to cover costs 
after CRA exemptions end.

May be used to directly reduce prices for homes.

Why? = More Expensive & Risky. It is 
costlier to rehabilitate older structures than 
to build new, and costlier/riskier to build in 
areas with disinvestment or blight than in 
greenfield locations. (i.e. demolition, 
rehabilitation, environmental, and other 
costs.) CRA increases buying power so 
Developers can better recover their costs.

How to Apply = Developer / landowner petition 
City with specific dollar amount of funding 
needed to enable the project to move forward 
(i.e. $350,000 for a public lift-station). Project 
need is validated and if approved, City extends 
a reimbursement agreement and then creates 
a special district containing the project site. 
Developer receives cash payments per a 
negotiated agreement (reimbursement).

Why? = Lack of Market Support
Public infrastructure costs such as roads, 
streetscape, parking garages, and sewer 
lift-stations can make quality and inventive 
residential projects too costly to execute 
in certain markets. TIF provides aid to a 
known project with measurable impacts.

How to Apply = Developers/homeowners 
make an application for tax abatement 
with proof of their costs. (Allow 30 days, 
of 90 to 180 days to determine if a CRA 
may legally be established in a locale). 
Terms are pre-determined in advance. 
Usually, CRA is designed to attract 
residential projects rather than to 
respond to an existing proposal. 

Based on actual
estimated costs

Wooster Development - 2/2020



DRAFT ECONOMIC DEVELOPMENT PLAN
5709.40(C) requires that the creation of a TIF Incentive District be supported by an 

Engineer’s certification that public infrastructure within the proposed district is 
insufficient to support the proposed development, and an Economic Development Plan. 

This DRAFT SAMPLE document provides a model to meet the documentation 
requirements. A finalized version of the documentation would be adopted upon the 

creation of a TIF Incentive District. 

City of Wooster  
ECONOMIC DEVELOPMENT PLAN 

Melrose Tax Incremental Financing Incentive District 
______ 2020 

Prepared by: 

City of Wooster 
Department of Community 

Service and Development 
538 N. Market Street 
Wooster, Ohio 44691 

Contact: Jonathan Millea 
Phone: 330.263.5250 

At the Request of: 

North (Name Pending) 
Development Ltd. 

1130 Riffel Road 
Wooster, Ohio 44691

Incentive District Proposal - ORC 5709.40(C) 

2020 Melrose Subdivision Project 
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TO  DETERMINE: Economic Development Plan Recommendation 

 

 

Consideration for Recommendations Include: 

 In most cases, it will be appropriate to establish a 100%, 30-Year TIF to generate 
funds to finance initial construction and then long-term repair of infrastructure.  

o PILOT revenues may be spent on public infrastructure only, or be 
redirected back to partner local governments (taxing entities.) 

o School Districts and County governments may vote to reduce the level of 
their effective revenue impacts for terms in excess of 75% and 10 years. 

 What’s the net value of redirected revenues in relation to project costs? 

o School District and City millage revenue serve the local taxpayer already. 
Revenue from other districts serves to guarantee a return of local funds. 

 If being provided as a direct grant to on-site infrastructure: 

o How does the project advance the public’s interest?  

o What are the guarantees that the project will be developed as proposed, 
and that the development will generate sufficient PILOTs? 

o Is expenditure of public funds appropriate to bring about the particular 
development in relation to its community benefits? (i.e. job creation that 
will generate long-term revenues to repay the initial investment? 
Advancement of a public cause such as affordable housing or other 
qualitative community development goal?) 

o Is there a compelling need for the incentive and is the amount granted  
the minimum necessary to move the project forward? 

o Is the development local population-driven? If so, does providing an 
incentive disadvantage other businesses performing the same type of 
service? Or unfairly disadvantages other taxpayers?  

o Would the level of incentives create an undue risk to City finances or 
burden to partner governments in reducing future revenues? 

o Absent of an incentive, is it reasonable to assume that a comparable 
development will occur within a reasonable timeframe? Either at the 
project location of elsewhere in the City? 
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TO DETERMINE: TIF Incentive District Financial Impacts 

 

 

FINAL Financial Model 

 General development assumptions and schedule defined. 

 Development Revenue Projections 

o Development Valuation and PILOT revenue 

o Redirected PILOT revenue by District 

 Project Expenditures 

o Cost of public infrastructure construction 

o Return of PILOTs to impacted districts (i.e. schools, County, etc.) 

o Cost of public infrastructure maintenance 

 

 

 

 

 
Attachments 

Please reference the following for additional details about this the proposed project: 

 City of Wooster Engineer’s Certification and Cost Estimate 

 Vicinity Maps demonstrating Existing Conditions 

 Application and TIF Request Affirmation with Subdivision Plan 
 

 

 

 

 

 

 

 

 

 



 
Robert F. Breneman, Mayor 

   

CITY OF WOOSTER 

538 N. Market Street  

P.O. Box 1128 

Wooster, Ohio 44691-7082

   

______________________ 
City Engineer 

Phone:  

Fax: (330) 263-5247 

Email:     
          

    

 

 

 

DRAFT SAMPLE DOCUMENT 
 

_________, 2020 

 

 

Jonathan Millea 

Economic and Community Development Coordinator 

City of Wooster 

538 N. Market Street 

Wooster, Ohio 44691 

 

Regarding:  Engineer’s Certification of Inadequate Existing Public Infrastructure at 

Proposed Melrose TIF Incentive District Site To Meet Demand of 72 Residential 

Single-Family Homes. 

 

 

Dear Mr. Millea, 

This letter is being provided to certify that the public infrastructure serving the to-be-proposed tax 

incentive district tax increment financing (Incentive District TIF) area along Melrose Drive and 

including Mel Lane is inadequate to meet the development needs of the district. Specifically, the 

district lacks adequate residential roadway, public utility water service, public utility sewer service,  

and public storm water infrastructure as would be necessary to accommodate the proposed 

construction of 72 single-family unattached homes. Therefore, the current public infrastructure in 

place is inadequate to support the proposed development.  

 

Our Department understands that the City is contemplating the creation of an Incentive District TIF 

enclosed by a continuous boundary and incorporating Wayne County parcels 71-00250.000 and 71-

00250.000 along with the City’s existing Rights-of-Way along Melrose Drive and its intersection 

with Smithville-Western and Mel Lane. 

 

Pursuant to Ohio Revised Code §5709.40(A)(5)(f), and in my role as the City's Engineer, I 

am certifying that the public roadway, sanitary sewer, public water, and storm sewer infrastructure - 

as it exists today - is inadequate to serve the proposed 72 residential homes within the planned for 

the TIF District, specifically within Wayne County 71-00250.000 and 71-00250.000 which presently 

serve as an agricultural field with a barn and homestead. Such infrastructure will be required if the 

site is to accommodate the volume and density of homes proposed. 

 

Sincerely, 
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Project Summary 

The creation of a TIF Incentive District is proposed to support the construction, 
reconstruction, and ongoing maintenance of public road, water, sewer, and storm sewer 
infrastructure necessary to establish 72 single-family home building lots. The work 
would be undertaken and initially financed by the future owner and land development 
firm. Finished lots would be sold to Ryan Homes, a regional homebuilder, which would 
then construct new single-family three and four-bedroom homes that would retail 
between $175,000 and $235,000. Included in the TIF District are Melrose Drive and its 
intersection with Smithville-Western and also Mel Lane. Both Melrose Drive and Mel 
Lane are public roads that would directly connect and provide the site with access. TIF 
would permit the redirection of a portion of real estate tax revenues resulting from the 
incremental increase in value to the site to a special fund that could repay the cost of 
new construction, reconstruction and maintenance of public roadways and public utility 
construction in the district. The TIF District would also enable the City to make a direct 
grant to a developer to construct and acquire public infrastructure. 

 

 

FIGURE 1 
Proposed Melrose TIF District 

 
Parcels 71-00250.000 and 71-00251.000, Rights of Way for Mel Lane and Melrose Drive. 
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Site Conditions 

As proposed, the Melrose Subdivision TIF District would incorporate Wayne County 

Parcels 71-00250.000 (14.87 acres) and 71-00251.000 (7.001 acres), measuring a total 
of 27.871 acres, in addition to current City-owned public right of way along Melrose 
Drive and its intersection with Smithville-Western and also Mel Lane. With exception to 
a single-family home constructed in 1900 and a large barn, the site is generally 
considered greenfield and its historic use has been farmland. The site gently slopes 
downward from an elevation of 1,154 feet at its western boundary to 1,108 feet at the 
edge of Melrose Drive, a general overall slope of approximately 3.6%. 

On cursory analysis, soil classifications (see Figure 3) demonstrate some limitations with 
road developments and home construction related to depths to saturation zones and 
cemented pans. This indicates a need for a design that incorporates site drainage, which 
would be enabled with proper road and stormwater design. The site’s steady and 
consistent slope is favorable to enabling drainage. 

Given that Mel Lane and Melrose Drive support the development, improvements may 
be necessary along the existing roadways in the future to property serve the subdivision 
and are included for this reason. Revenues collected over time in a TIF account could 
support such maintenance. The site’s property owners, Carl A. Yacapraro and Mildred E. 
Yacapraro, have submitted an affirmation to the City of Wooster requesting the 

FIGURE 2 
Wayne County Auditor’s Map (PPN 71-00250.000 and 71-00251.001 outlined in yellow.) 

 
Source: Wayne County Auditor, 2020 (https://wayne.oh.bhamaps.com/) 
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establishment of a TIF District for the their property, which is under an option to 
purchase by the land development firm. Real estate taxes are current and being used as 
a single-family residence as well as a farm receiving credit for its Current Agricultural 
Use Value, the property generates $3,255.61 in tax revenue annually. (Improvements 
would be cleared upon transfer of the land.) Presently zoned R-1 which requires 
minimum lot widths of 70 feet, the site would require rezoning to support 72 homes, 
which require lot widths closer to 60 feet in most cases. With R-5 zoning immediately 
across the street to the west, and R-1 to the north and east, R-2 zoning would provide a 
buffer between the two with its moderate single-family home density. 

 

 

FIGURE 3 
General Soil Typology 

 
Source: USDA Soil Survey 
(https://websoilsurvey.sc.egov.usda.gov/App/WebSoilSurvey.aspx)  
CdB = Canfield silt loam, 2 to 6 percent slopes;  
JtA = Jimtown loam, 0 to 2 percent slopes;  
Re= Ravenna silt loam, 0 to 2 percent slopes;  
ReB = Ravenna silt loam, 2 to 6 percent slopes;  
WuB = Wooster-Riddles silt loams, 2 to 6 percent slopes. 
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Proposed Real Estate Development Description:  

The proposed project would establish up to 72 residential lots with public utilities. 
Frontage widths would vary, with most around a minimum of 60 feet. This provision 
requires a rezoning of the site from R-1 to R-2 as lot widths would be under 70 feet. The 
lots would be built and sold to Ryan Homes for the development of its Simply Ryan 
branded homes, a low-cost line featuring 3 and 4 bedroom homes ranging in size from 
1,440 to 2,200 in square feet. Most homes extend no more than 35 feet in width and fit 
comfortably on lots as narrow as 50 feet. The firm’s projected sale price is $175,000 to 
$235,000. While not considered affordable (attainable by low-to-moderate income 
households, 45.3% of Wooster’s population falls in this category), the price range does 
represent the lowest level of cost for new home construction opportunities. 

The project is compatible with the City of Wooster’s 2014 Comprehensive Plan, and the 
City’s 2015 market study which identified a demand for new housing units in the 
community. (Since that time, employment has grown while new housing opportunities 
have been limited, particularly in the single-family unattached housing market.) The 
project also meets the aspirations of the Wayne County (Wayne Onward) 
Comprehensive Plan in that it accommodates the region’s growing base of households 
in a manner that conserves land, whereas without utilities 72 homes would demand a 
minimum of 216 acres, increasing costs for homeowners and local governments. 

 

Project Revenue Assumptions: 

Assuming 72 homes valued at $200,000 each, the proposed project represents a 
$14,400,000 improvement to the site. Though millages are lower for residential and 
agricultural uses, single-family homes average the highest valuation per square foot. 
Under projected millage rates (59.89562, effectively 57.9881456 assuming rollback 
credits and owner-occupancy credit), the project would be expected command 
approximately $292,260 in real estate tax revenue annually at full build-out. 

The revenues may be offset somewhat by the additional expenses related to serving 
additional households, including the cost of education. At the same time, an increase in 
the local population results in higher demand of local consumer-based businesses, such 
as retailers. Enabling growth in local population generally supports the growth of local 
economy. Housing in and of itself, however, should not be expected to increase 
population growth (which is more a function of primary-sector job growth), but rather 
viewed as a means to accommodate growth in a manner that efficiently utilizes civic 
resources and supports the local tax base.  

 

On Housing Demand Generally 

The City of Wooster’s Economic Development Office has received mixed reports from 
local employers on the community’s housing market. Some local firms have reported 
that the lack of affordable housing has negatively impacted their ability to recruit and 
retain staff, with others expressing that housing is not a concern at all and instead point 
to transportation, community amenities, and infrastructure as growth challenges.  
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Local data is also mixed. Wooster’s growth as a City is superior to state averages, a 
reversal in trends from twenty years ago. At the same time, the rate of population 
growth has declined significantly, dipping into margins of error that accommodate net 
losses. (In actuality, the State’s growth rate has declined faster than Wooster’s.) The 
average household size (number of people) has also been shrinking while average home 
footprints have grown. 

The greater Wayne County market has averaged 20% stronger per capita for housing 
starts than the greater Northeast Ohio average, with 1,001 new units constructed 
between 2013 and 2018. Of this total, 292 new housing units were built in the City of 
Wooster, proportionally performing stronger than the County average (See Figure 4).  

Most of these gains have been in apartment construction, whereas single-family 
housing (See Figure 5) has been a much smaller component, with 124 homes 
constructed total. The City’s Development and Planning and Zoning offices have been 
engaged with several unrelated prospective housing projects, however the Melrose 
Subdivision Proposal is the most advanced in its stage of planning. 

At the time of publication, 54 apartment units, 10 new townhomes, and 2 single-family 
homes are under construction within City limits. 

FIGURE 4 
Housing Unit Starts (Inclusive of condominiums and apartments) 
 - US CENSUS BUILDING PERMITS SURVEY

Region Counties

1. Medina County                 11.6% 4.3% 587 179,146 13.5% 206 3,691 +4,522

2. Lorain County                 18.8% 7.4% 946 309,461 16.1% 142 4,409 +6,374

3. Knox County                   2.6% 1.5% 133 61,893 2.7% 120 741 +1,037

4. Portage County                7.2% 3.9% 364 162,927 5.8% 97 1,586 +1,236

5. Lake County 8.1% 5.5% 409 230,514 7.9% 93 2,154 +434

6. Geauga County                 2.9% 2.2% 147 94,031 3.2% 93 878 +173

7. Wayne County                  4.8% 2.8% 241 115,967 3.9% 91.5 1,061 +570

      Wooster to Wayne Co. 14.1% 23.0% 34 26,618 27.5% 109.7 292 +356

8. Stark County                  8.2% 8.9% 412 371,574 9.5% 70 2,613 -3,534

9. Summit County                 12.8% 12.9% 647 541,918 12.3% 62 3,373 -16

10. Ashland County                1.1% 1.3% 54 53,745 1.0% 49 266 +593

11. Ashtabula County              1.8% 2.3% 92 97,493 1.6% 45 442 -2,239

12. Tuscarawas County             1.0% 2.2% 48 92,176 1.4% 40 372 -434

13. Mahoning County               3.2% 5.5% 162 229,642 3.1% 37 854 -4,745

14. Cuyahoga County               12.8% 29.7% 644 1,243,857 14.6% 32 3,998 -21,621

15. Richland County               1.2% 2.9% 61 121,099 1.4% 31 378 -1,211

16. Trumbull County               1.7% 4.9% 86 206,328 1.9% 25 514 +7,701

17. Holmes County                 0.0% 1.0% 1 43,892 0.1% 5 22 +290

18. Coshocton County              0.1% 0.9% 7 36,629 0.1% 5 18 -93

All Region Counties 100.0% 100.0% 5,041 4,192,292 100.0% 1,247 27,370 -10,963

2018

% of all 

new units

% Pop. of 

region

Total New 

Units Built
Total Pop.

Past 6 Years

% of all 

new units

Ranked by # of  6yr new 

units per 10K Pop.

Pop. Est. 6 

Yr Change
6 Yr Total 

Units

Avg. Unit / 

10K Pop.

 
Source: City of Wooster utilizing US Census Bureau Permits data and City of Wooster 
Planning Department data. 
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Owing to recent demand, is that after years of market stagnation, Wooster’s very low 
rents and home prices have experienced robust growth in the last few years, a healthy 
sign of local economic growth and to be expected with the resurgence of local industry. 
Increasing housing costs put pressure on wages, and in extreme cases may impact a 
company’s decision to locate expansions to areas with lower costs of living. While the 
market is changing, Wooster’s cost of living remains lower than Ohio’s average, as do its 
wages. This suggests that Wooster continues to provide a strong value to employers. 
The same dynamic has increased the level of interest in the city from out-of-area 
developers. 

Housing construction is a function of primary job creation and wage growth. Part of the 
economic multiplier effect with incentivizing primary job-creating industry is the follow-
on investments made in expanding retail and housing. Wayne Count climbed above pre-
recession job levels within the last two years and encountered a period of very low 
unemployment in a region where labor force in a 60-minute drive numbers 1.658M 
(JobsOhio). The housing market, with some lag, traditionally responds to increases in job 
creation over time, with demand growing in the time between. 

Not factored with these figures are impacts from the COVID-19 pandemic which has 
drastically impacted the local, state, and national economies, which has placed some 
pressure on the construction industry. Wayne County unemployment grew from 
approximately 3.6% in February to 11.8% by April, compared with a national 
unemployment rate of 14.7%. Nationally, rates declined significantly through May and 
recovery is anticipated to continue as the State government has permitted a restart of 
most industries with some restrictions, but the strength and speed of such recovery 
remains uncertain. Compounding concerns are conditions globally, with most nations 

FIGURE 5 
City of Wooster Single-Family Housing Starts 
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continuing to impose significant restrictions on business and access. Wayne County’s 
economy, particularly its manufacturing sector, is highly connected to global 
conditions. It can be hoped that local demand for housing will strengthen in the future. 
Long-term, the provision of new housing will continue to be a need in Wooster. 

 
 
Applicability of TIF Incentive District Generally 

Tax Incremental Financing (TIF) has traditionally been utilized in Ohio and other states 
to support the development of public infrastructure to assist developers in delivering 
job-creating industrial and commercial projects. TIF redirects a property owner’s tax 
dollar obligations that would otherwise go to schools and local government to pay for 
roads and other infrastructure that the developer would normally have covered.  

Over the last two years, some Ohio cities have begun extending TIF incentives (ORC 
5709.40(C) to exclusively residential projects to encourage affordable housing, more 
attainable home ownership price points ($160K – $190K in some communities for single-
family), to increase or sometimes decrease housing densities (smaller/larger lot sizes, 
etc.), establish new housing opportunities in general to support local industry, and to 
encourage specific types of architectural aesthetics. Communities have used TIF to 
redirect tax dollars from other jurisdictions to create revenue streams to support public 
projects that have a connection to new residential developments, or to fund the 
developer’s on-site public infrastructure, or sometimes both. While most of the 
infrastructure is constructed at the start of a project, TIF funds may also be committed 
to long-term road maintenance or replacement over the course of 30 years. 

Similar to real estate tax abatements, such as Ohio’s Community Reinvestment Area 
(CRA) as well as Enterprise Zone (EZ) programs, the TIF process exempts a percentage of 
value resulting from new construction from tax. However, TIF commits the tax savings 
to solely paying for public infrastructure costs. When a site is part of a TIF District, the 
county auditor issues an assessable bill to the property owner(s) in the amount of the 
tax exemption with their tax bill, known as a “Payment in lieu of taxes” or PILOT. A TIF 
may allow conversion up to 100% of a property’s increased taxes to PILOTs for 30 years, 
though an effective 75% for 10 years is more typical. The county auditor places the 
PILOTS into a special fund which may be accessed by either a municipality, developer, or 
a financial institution that lends against the future anticipated PILOT payments.  

The stream of long-term revenue created by PILOTs must be utilized to pay back the 
cost of public infrastructure investment occurring in a specific location, or even be 
collateralized to obtain financing for construction. Ohio is one of the few states in the 
nation where residential TIF projects do not have to prove blight, and the level of 
incentives provided have ranged from partially funding off-site infrastructure 
improvements to covering the cost of on-site roads and utilities. Proposals have 
sometimes been controversial with some communities ultimately rejecting TIF requests, 
while others have received unanimous approval. 
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While the City will accept and agree to maintain infrastructure built to code, the 
creation of on-site public infrastructure is typically the responsibility of the developer so 
as not to place taxpayer funds and resources at risk. Additionally, existing property 
owners have in the past accommodated similar costs in the past without public 
assistance, as reflected in the valuation of the property on which they are taxed. There 
are times when incentives to housing may still assist developers while provide a return 
on investment for the general public by redirected tax dollars to projects that address a 
public project, such as the provision of affordable housing, road reconstruction or 
intersection improvements. This makes TIF a valuable economic and community 
development in select circumstances. 

 

 
Applicability of TIF Incentive District for Melrose Subdivision 

 Increasingly, Ohio communities have been offering incentives to greenfield residential 
development projects to encourage new building to combat elevated construction 
costs. Rural communities, with lower costs of living, are additionally challenged with 
lower wage rates that minimize buying power, market data is limited, and mobilization 
costs are higher in comparison to heavily urbanized markets. While Wooster is relatively 
close to major markets, data and capacity for higher rents and purchase prices have 
proven somewhat problematic. At time of publication, City departments continue to 
collaborate with housing developers considering sites and projects within the City. 
Figure 6 below shares an overview of feedback obtained over the last year. 

The City of Wooster received inquiry about incentives for the Melrose Subdivision 
Project over the past year. A variety of options have been considered, with the 
development firm determining that direct support for infrastructure costs would be 
necessary to move forward with the project. Tax Incremental Financing, under Ohio’s 
unique laws, provides a legal pathway for cities to grant such assistance in a tailored 
manner and, in favorable conditions, offset maintenance costs long-term to provide city 
taxpayers with a net savings.  

Outside of utilizing TIF to generate revenue for infrastructure upgrades and 
maintenance (enabling the City to save capital improvement funds for other projects 
and maximizing the use of locally-generated real estate taxes), TIF enables communities 
to provide direct grants to developers, or to cover the cost of performing infrastructure 
improvements itself. In such instances, incentives should be weighed in relation to the 
actual additional benefits created with the provision of public funds. Additionally, the 
“But for” provision is a basic economic principal that public tax subsidy should only be 
dedicated to projects that would benefit the community if the development cannot 
occur on its own. Typically, public subsidy is needed to allow projects to overcome 
market conditions, risks associated with blight, creating “export-oriented” jobs, or 
higher costs of building urban infill. Communities must generally determine that 1.) the 
project benefits the community; and 2.) the project cannot move forward without the 
public benefit. Should incentives be required to help a project to move forward, TIF 
provides an option to tailor public buy-in to the extent needed.  
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FIGURE 6 
Anecdotes Shared by Developers 

 
Note: Economic Development, Planning, and Building staff routinely meet with area and 
regional developers expressing interest in development. The comments above were 
shared over the last year from housing developers, usually in the context of asking about 
available sites. 
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Vicinity Images 

 
View from City Right-of-Way to northeast of site 
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View from City Right-of-Way to southwest of site 

 
View from City Right-of-Way to center 

 

 
View from City Right-of-Way to site current entrance to east. 
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View from City Right-of-Way to west, along unimproved right-of-way’s connection to the 
proposed housing development. 
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Criteria for Consideration of TIF Incentives for Residential Projects 

I. Proposed Development Proves Necessary for Public Benefit - Proposed development should commit to 

job creation, provide affordable housing, remediate slum and blight, resolve a public safety issue, or create a 

civic asset for the public, or substantially advance a public benefit or economic opportunity for the community. 

II. TIF Available as a Defined Incentive District - A specific area for development as an incentive district.

III. PILOT Reimbursement Limited to Primary Network Public Infrastructure - A portion of TIF funds

may serve to reimburse Developer or City for the construction of primary-network public infrastructure. 

IV. PILOT Contribution to Off-Site Infrastructure - A portion of PILOT revenue to be dedicated to off-site

public infrastructure serving the incentive district, which may include sidewalks/trails, intersection 

improvements, and water or sewer utilities that also benefit the proposed project site. 

V. PILOT Contribution to Wooster City Schools - TIF does not necessarily impact school district revenues, 

but where it does, Developer is responsible for partnering with local districts in determining a reasonable 

return of PILOTs in place of foregone tax revenues. Local school district input is considered for project. 

TIF Process from Application to Approval (May require between 30 to 60 days) 

1. Developers and Land Owners Provide Application - The Developer(s) with responsibility to completing

a proposed project and current or future landowners provide an application to the City of Wooster’s Office of 

Economic Development. No template is provided, however, all applications shall include the following: 

● A detailed written description of the project including details on: 1. Project location including site

boundaries and acreage; 2. description of project cost, funding and schedule; 3. explanation of public

infrastructure to be funded with a TIF; 4. description of how the project benefits the public to justify

incentives; 5. Statement of project outcome without TIF. (i.e. higher prices, project terminated, etc.)

● Representative and business contact information for each current landowner as well as developer(s)

with responsibility for completing the project as proposed.

● A detailed project budget sheet with a written description of the financing gap and outlining the

specific amount of TIF funding required to fund the developer’s public infrastructure.

○ A detailed cost estimate of the public infrastructure to be covered by the TIF.

● A map of the proposed development area.

● A development plan map depicting building footprints, infrastructure, and landscape features.

● A drawing or sketch of the proposed development

○ Illustrative exhibits and architectural renderings are encouraged if available.

○ Other exhibits and data to demonstrate how the project benefits the public.

2. Staff Review & Report (Could take 15 business days from completed application): Staff will produce a

report detailing the following: 1. Financial impacts to developer, City, school district, and competitive 

marketplace; 2. TIF necessity for project to be completed; 3. Project’s impact to furthering a public benefit 

(Job creation, affordable housing, blight remediation, safety, community development); and 4. include 

comments received by school district partners and other impacted agencies, departments, and organizations. 

Applicants could be asked to provide clarifications or additional data to complete the application. 

3. Wooster Growth Review (Could take up to 30 days): All applications will be forwarded after staff report.

Applications with insufficient information or that do not meet criteria may not obtain staff recommendation. 

4. Wooster City Council Review (Could between 15 to up to 45 days): Applicant attendance advised.

5. Agreement & Filing (Could take 10 business days): Upon approval, Applicants and City will complete a

Development Agreement and furnish other required documents for filing of the TIF with ODSA and the 

Wayne County Auditor’s Office. If applicable, legal fees incurred by City to be satisfied prior to disbursement 

to applicant. Standard State of Ohio economic development and tax incentive criteria and laws apply.  

PRELIMINARY RECOMMENDED CONSIDERATIONS FOR TIF
Reviewed by WG Jan 7, 2020 & February 26, 2020




