
DEVELOPMENT AGREEMENT 

This Agreement is entered into between the Osceola County, Iowa (the "County") and 
Cooperative Fatmers Elevator (the "Coop") as of the 15'"" day of Sc o/cm bu , 2017 (the 
"Commencement Date"). ' 

WHEREAS, the County has established the 2017 CFE Urban Renewal Area (the "Urban 
Renewal Area"), and has adopted a tax increment ordinance for the Urban Renewal Area; atld 

WHEREAS, the Coop owns certain real prope1iy which is situated in the County a11d lies 
within the Urbat1 Renewal Area at1d is more specifically described on Exhibit A hereto (the 
"Property"); at1d 

WHEREAS, the Coop has proposed to undertake the construction and operation of a new 
feed mill (the "Project") for use in its agribusiness operations on the Property; a11d 

WHEREAS, the Coop has requested that the County provide fina11cial assistance in the 
fmm of incremental property tax payments to be used by the Coop in paying the costs of 
constructing and maintaining the Project; and 

WHEREAS, the base valuation of the Property for purposes of Section 403.19 of the 
Code oflowa is$ 51, ]"l Q (the "Base Valuation"); a11d 

WHEREAS, Chapter 15A of the Code of Iowa authorizes counties to provide grants, 
loans, guarantees, tax incentives and other financial assista11ce to or for the benefit of private 
persons; a11d 

NOW THEREFORE, the parties hereto agree as follows: 

A. Coop's Covenants 

1. Project Construction and Use. The Coop agrees to construct the Project on 
the Prope1iy and to maintain a11d use the completed Project as pati of its business operations 
throughout the Term, as hereinafter defined. The Coop agrees to invest not less than 
$DIS. Dc\J, OCc)into capital improvements for the Project. The Coop has submitted a detailed 
site plat1 (the "Site Pla11") for the development of the Project to the County which has been 
approved by the Board of Supervisors and is set forth as Exhibit B hereto. The Coop agrees to 
construct the Project in accordance with the Site Plat1 and to substa11tially complete such 
conshuction by no later than OcJober IS , 20 J1, 

2. Propertv Taxes. The Coop agrees to make timely payment of all prope1iy 
taxes as they come due with respect to the Prope1iy with the completed Project thereon 
throughout the Term, as hereinafter defined, and to submit a receipt or cancelled check in 
evidence of each such payment. 

3. Coop's Certifications. The Coop agrees to submit documentation to the 
satisfaction of the County by no later than each October 15 during the Tenn, as hereinafter 
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defined, connnencing October 15, 2019, demonstrating that the completed Project is being used 
as part of the Coop's business operations. 

4. County Road Improvement Project. The Coop hereby acknowledges that 
the County will enter into a loan agreement and issue General Obligation Bonds (the "Bonds") in 
evidence thereof in order to pay the costs of constructing improvements to existing roads and the 
construction of new roads (the "Road Improvement Project") to support the operations of the 
Project. The Company further acknowledges and agrees that before making any Incremental 
Property Tax Revenues (as hereinafter defined) from the Prope1ty available to fund the Payments 
to the Coop, as defined in Section B.2 hereof, the County will first deduct an amount (the "Debt 
Service Deduction") sufficient to pay (i) such principal of and interest on the Bonds as has 
already become due and owing (and thus has been covered with lawfully available sources of 
County funds other than Incremental Prope1ty Tax Revenues); and (ii) such principal of and 
interest on the Bonds as is scheduled to come due and owing in that same fiscal year of the 
County. 

At the time of issuance of the Bonds, a schedule reflecting the actual annual debt service 
payments on the Bonds will be attached hereto as Exhibit C. To the extent that it becomes 
necessary for the County to make scheduled debt service payments on the Bonds from sources of 
County funds other than Incremental Property Tax Revenues, the County shall keep a written 
accounting of such payments in order to demonstrate, if requested, to the Coop the amount and 
nature of each Debt Service Deduction. 

The Coop also hereby acknowledges that the County has previously authorized an 
internal loan (the "Internal Loan") from the County's General Fund in the amount of$150,000 to 
fund planning and design costs of the Road Improvement Project. The Coop further 
acknowledges that the County will first deduct from any Incremental Property Tax Revenues (as 
hereinafter defined) that become available from the Prope1ty an amount (the "Intemal Loan 
Deduction") sufficient to repay such Internal Loan before making any remaining Incremental 
Property Tax Revenues (as hereinafter defined) available to fund the Payments to the Coop under 
Section B.2 hereof. 

5. Minimum Assessment Agreement. The Coop agrees to enter into a 
minimum assessment agreement (the "Assessment Agreement"), pursuant to Section 403.6 of the 
Code of Iowa fixing the minimum assessed valuation of the Property, in contemplation of the 
value to be added by the proposed Project, at not less than $11,100,000 (the "Minimum Assessed 
Value") as of January 1, 2019 (the "First Valuation Date"). It is intended by the Coop that the 
Minimum Assessed Value shall go on the Osceola County property tax rolls as of the First 
Valuation Date regardless of the then-current degree of completion or incompletion of the 
Project. The Assessment Agreement shall remain in effect until the earlier of (i) June I, 2030 or 
(ii) the date on which the last Payment (as hereinafter defmed) is made by the County to the 
Coop under Section B.2 below. The Assessment Agreement shall be in substantially the form set 
fmth on Exhibit D hereto. 

6. Remedy. The Coop hereby acknowledges that failure to comply with the 
requirements of this Section A, will result in the County having the right to withhold Payments 
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under Section B of this Agreement at its sole discretion, until such time as the Coop has 
demonstrated, to the satisfaction of the County, that it has cured such non-compliance. 

B. County's Obligations 

1. County Road Improvement Project. The County will undertake the Road 
Improvement Project. The County will sell the Bonds at a commercially reasonable rate of 
interest in order to pay the costs of the 311 111 Street Paving Project. 

2. Payments. In recognition of the Coop's obligations set out above, the County 
agrees to make forty ( 40) semiaunual economic development tax increment payments (the 
"Payments") to the Coop due on each December 1 and June 1 during the Te1m, as hereinafter set 
forth, pursuant to Chapters lSA and 403 of the Code of Iowa, provided however that the 
aggregate, total amount of the Payments shall not exceed $2,000,000 (the "Maximwn Payment 
Total"). 

Each Payment shall not exceed an amount which represents the amount of the remaining 
Incremental Properiy Tax Revenues (as hereinafter defined) available to the County with respect 
to the Properiy with the completed Project thereon during the six (6) months immediately 
preceding each Payment date after the County has first withheld the Debt Service Deduction and 
the Internal Loan Deduction, as described in section A.4 of this Agreement. 

For purposes of this Agreement, Incremental Properiy Tax Revenues are calculated by: 
(!) dete1mining the consolidated prope1iy tax levy (county, school, etc.) then in effect with 
respect to taxation of the Property; (2) subtracting (a) the debt service levies of all taxing 
jurisdictions, (b) the school district instructional support and physical plant and equipment levies 
and (c) any other levies which may be exempted from such calculation by action of the Iowa 
General Assembly; (3) multiplying the resulting modified consolidated levy rate times any 
incremental growth in the taxable valuation of the Property, as shown on the property tax rolls of 
Osceola County, above and beyond the Base Valuation; and (4) deducting any property tax 
credits which shall be available with respect to the Property. 

This Agreement asswnes that new taxable valuation from the Project will go on the 
property tax rolls as of January 1, 2019. Accordingly, Payments will be made on December I 
and June 1 of each fiscal year, beginning on December I, 2020, and continuing through and 
including June 1, 2040, or until such earlier date upon which total Payments equal to the 
Maximwn Payment Total have been made. 

3. Security for Payments. The Payments shall not constitute general 
obligations of the County, but shall be made solely and only fi·om Incremental Properiy Tax 
Revenues received by the County from the Osceola County Treasurer which are attributable to 
the Property with the completed Project thereon, such revenues to be deposited into a subfund 
(the "CFE Subfund") of the County's Urban Renewal Tax Increment Revenue Fund. The CFE 
Subfimd and the Incremental Property Tax Revenues to be collected therein have been pledged 
to the funding of the Payments by duly authorized action of the Board of Supervisors. 

4. Certification of Payment Obligation. By no later than December I, 2019, 
the County agrees to certify to the Osceola Cow1ty Auditor an amount of tax increment debt 
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payable from future Incremental Property Tax Revenues to be collected from the Property 
pursuant to this Agreement equal to $2,000,000. 

C. Administrative Provisions 

1. Amendment and Assignment. Neither party may cause this Agreement to 
be amended, assigned, assumed, sold or otherwise transferred without the prior written consent 
of the other party. However, the County hereby gives its permission that the Coop's rights to 
receive the Payments hereunder may be assigned by the Coop to a private lender, as security on a 
credit facility taken with respect to the Project, without further action on the part of the County. 

2. Successors. This Agreement shall inure to the benefit of and be binding upon 
the successors and assigns of the parties. 

3. Term. The term (the "Term") of this Agreement shall commence on the 
Commencement Date and end on June 1, 2040 or on such earlier date upon which the aggregate 
sum of Payments made to the Coop equals the Maximum Payment Total. 

4. Choice of Law. This Agreement shall be deemed to be a contract made 
under the laws of the State of Iowa and for all purposes shall be governed by and consttued in 
accordance with laws of the State ofTowa. 

The County and the Coop have caused this Agreement to be signed, in their names and 
on their behalf by their duly authorized officers, all as of the day and date written above. 

Attest: 

County Auditor 
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EXHIBIT A 
LEGAL DESCRIPTION OF THE PROPERTY 

Parcel H in theSE Y, of Section 2-99-40 (Ocheyedan Township), Osceola County, 
Iowa 
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OSCEOLA COUNTY 

CFE FEED MILL 
SITE IMPROVEMENTS 
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CFE FEED MILL PROJECT 
OCHEYEDAN, lA 

CAI'AC/i i' 
* 3000 TON PER DAY (18 HOURS) 
* 780000 TON PER YEAR 
* 166 TON PER HOUR MIXED 
* 125 SEMI LOADS OF COMPLETE FEED 

DELIVERED PER DAY 

INGfiCDilcivl STOHAGI. 
o 1790 TON OF INGREDIENTS STORAGE 
• 25-30 LOADS OF BULK INGREDIENTS 

RECEIVED DAILY 

Ill\ !CHING SYSTEI\11 , BU/1 HA\11:1\1 
o 12 TOf\J BATCHING n83 BATCHES PER 

HOUR 
o MAJOR SCALE 9 TON 
• MAJOR SCALE 7 TON 
• MINOR SCALE 2 TON 
• 2 - 18 BIN MICRO TABLE 

Deep Roots, 
Dedication & Drive 

I 0/.\D-UU-! 8/\\'S 
o 12 TON WEIGH HOPPERS PER BAY 
o BAY 1- 1168 TON 
o BAY 2-1168 TON 

f'U Li:: i !Ul; Or""! IOi\IS I 0 !,iifclcl h'H LlS Oi 1 !if 
FUTURE 
o 45 TON PER HOUR (3 LINE CAPABILITY) 
MAXIMUM CAPACITY 

COHI~ NE:HJ~, 

o 70000 BU PER DAY 
o 350000 BU PER WEEK 
o 18 MILLION BU PER YEAR 

MILl WILL Clil:/\TL -,g JOGS /\i~U I 0 ,JOBS 
RET/\Ii\!Hl 



EXHffiiTC 
ANNUAL DEBT SERVICE DEDUCTION SCHEDULE 

SEE:PAGE 2 of DEVELOPMENT AGREEMENT 
PARAGRAPH#4; LAST SENTENCE 

At the time of issuance of the bonds, 
a schedule reflecting the actual annual 
debt service payments on the Bonds will "·' 
be attahced hereto as Exhibit C. 
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EXHIBITD 
ASSESMENT AGREEMENT 
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