
 

 

       
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

 



 

Tax Incremental District No. 15 Project Plan  City of River Falls 
Prepared By Ehlers  Page | 2 

SECTION 1: .................................................................................................................................................... 4 

 .............................................................................................................................. 4 

SECTION 2: .................................................................................................................................................... 7 

 ....................................................................... 7 

SECTION 3: .................................................................................................................................................. 10 

 ............................................................................. 10 

SECTION 4: .................................................................................................................................................. 12 

 ............................................................................................ 12 

SECTION 5: .................................................................................................................................................. 13 

 .......................................................................................................................... 13 

SECTION 6: .................................................................................................................................................. 14 

 ................................................................................................. 14 

SECTION 7: .................................................................................................................................................. 20 

 ................................................................. 20 

NE Perspective: ........................................................................................................................................... 22 

 .................................................................................................................................................................... 22 

NW Perspective: ......................................................................................................................................... 23 

SW Perspective: .......................................................................................................................................... 24 

 .................................................................................................................................................................... 24 

SECTION 8: .................................................................................................................................................. 25 

 .................................................................................... 25 

SECTION 9: .................................................................................................................................................. 26 

 ................................................................................................................................................... 26 

SECTION 10: ................................................................................................................................................ 31 

 ............................................................................................................................... 31 

SECTION 11: ................................................................................................................................................ 31 

 ....................................................... 31 



 

Tax Incremental District No. 15 Project Plan  City of River Falls 
Prepared By Ehlers  Page | 3 
 

SECTION 12: ................................................................................................................................................ 31 

 .................................................................................................................................... 31 

SECTION 13: ................................................................................................................................................ 32 

 ................................................................................................................................................ 32 

SECTION 14: ................................................................................................................................................ 32 

 ............................................................................................................................................... 32 

SECTION 15: ................................................................................................................................................ 32 

 ............................................................................................ 32 

SECTION 16: ................................................................................................................................................ 33 

 ...................................................................................................................................... 33 

SECTION 17: ................................................................................................................................................ 35 

 ................................................. 35 

 

  



 

Tax Incremental District No. 15 Project Plan  City of River Falls 
Prepared By Ehlers  Page | 4 
 

SECTION 1: 

  

 



 

Tax Incremental District No. 15 Project Plan  City of River Falls 
Prepared By Ehlers  Page | 5 
 

Table 1: Parcel Valuation (2006-2020) 

 
Owner Land Improvements Total 

2020 Gerrard Development, LLC  $         189,000.00   $                           -     $         189,000.00  

2019 Gerrard Development, LLC  $         189,000.00   $                           -     $         189,000.00  

2018 Bonnie Anderson  $         189,000.00   $                           -     $         189,000.00  

2017 Bonnie Anderson  $         189,000.00   $                           -     $         189,000.00  

2016 Bonnie Anderson  $         189,000.00   $           42,600.00   $         231,600.00  

2015 Bonnie Anderson  $         189,000.00   $           42,600.00   $         231,600.00  

2014 Bonnie Anderson  $         208,800.00   $           31,200.00   $         240,000.00  

2013 Bonnie Anderson  $         208,800.00   $           31,200.00   $         240,000.00  

2012 Bonnie Anderson  $         208,800.00   $           31,200.00   $         240,000.00  

2011 Bonnie Anderson  $         118,800.00   $         418,700.00   $         537,500.00  

2010 M&I Marshall & Ilsley Bank  $         118,800.00   $         418,700.00   $         537,500.00  

2009 Kamlesh Bhakta  $         118,800.00   $         418,700.00   $         537,500.00  

2008 Kamlesh Bhakta  $         118,800.00   $         418,700.00   $         537,500.00  

2007 Kamlesh Bhakta  $         118,800.00   $         418,700.00   $         537,500.00  

2006 Kamlesh Bhakta  $         118,800.00   $         418,700.00   $         537,500.00  

Source: Assessment information, Pierce County, WI  
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City of River Falls, Wisconsin
Tax Increment District # 15

Base Property Information

Map Ref # Parcel Number Street Address Owner Acreage Land Imp PP Total

Equalized 

Value Ratio Land Imp PP Total Blighted

Rehab/ 

Conservation Vacant

276-01115-0200 1300 S. Main Street GERRARD DEVLEOPMENT, LLC 1.60 189,000 0 0 189,000 100.00% 189,000 0 0 189,000 1.6 1.60

0 100.00% 0 0 0 0

Total Acreage 1.60 189,000 0 0 189,000 189,000 0 0 1.6 0 1.6

100.00% 0.00% 100.00%

The above values are as of January 1, 2019.   Actual base value certification of the territory will be based on January 1, 2020 assessed values. Estimated Base Value 189,000

Property Information Assessment Information Equalized Value District Classification
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SECTION 5:  

 

District Creation Date 3/24/2020

Valuation Data Dollar Percent Valuation Data

Currently Available Charge Change Est. Creation Date

2019

Total EV (TID In) 1,084,357,900 1,084,357,900

12% Test 130,122,948 130,122,948

Total Existing Increment 67,845,400 0

Projected Base of New or Amended District 189,000 189,000

Less Value of Any Underlying TID Parcels 0 0

Total Value Subject to 12% Test 68,034,400 189,000

Compliance PASS PASS

City of River Falls, Wisconsin

Tax Increment District # 15

Valuation Test Compliance Calculation
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NE Perspective: 



 

Tax Incremental District No. 15 Project Plan  City of River Falls 
Prepared By Ehlers  Page | 23 

NW Perspective:
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SW Perspective: 
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SECTION 8:  

 

 

  

Phase I Phase II Phase III Phase IV Phase V

2021 2022 2023 2024 2026 Total (Note 1)

Project ID Project Name/Type

1 Development Incentives (Note 2) 1,000,000 1,000,000

2 Wells Park Improvements 50,000 25,000 75,000

3 Infrastructure Improvements 150,000 50,000 200,000

4 Sidewalks 150,000 150,000

5 Property Acquisition 225,000 225,000

Total Projects 1,000,000 200,000 25,000 150,000 275,000 1,650,000

Notes:

Note 1 Project costs are estimates and are subject to modification

Note 2 Development Incentives are based on the Development Agreement between the City and 1300, LLC.  They will be paid on a pay as you go basis.

Note 3 All projects other than the Development Incentives are located outside the District boundaries but within one half mile.

City of River Falls, Wisconsin
Tax Increment District # 15

Estimated Project List
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Actual
1300 Main 

Street South
Annual Total

1 2020 0 2020 1

2 2021 4,518,850      4,518,850 2021 2

3 2022 0 2022 3

4 2023 0 2023 4

5 2024 0 2024 5

6 2025 0 2025 6

7 2026 0 2026 7

8 2027 0 2027 8

9 2028 0 2028 9

10 2029 0 2029 10

11 2030 0 2030 11

12 2031 0 2031 12

13 2032 0 2032 13

14 2033 0 2033 14

15 2034 0 2034 15

16 2035 0 2035 16

17 2036 0 2036 17

18 2037 0 2037 18

19 2038 (4,518,850) (4,518,850) 2038 19

20 2039 0 2039 20

21 2040 0 2040 21

22 2041 0 2041 22

23 2042 0 2042 23

24 2043 0 2043 24

25 2044 0 2044 25

26 2045 0 2045 26

27 2046 0 2046 27

Totals 0 0 0

Notes:

Construction Year Construction Year

City of River Falls, Wisconsin

Tax Increment District # 15

Development Assumptions
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Type of District Base Value 189,000

District Creation Date Appreciation Factor 0.00% Apply to Base Value

Valuation Date Jan 1, 2020 Base Tax Rate $22.13

Max Life (Years) Rate Adjustment Factor 0.00%

Expenditure Period/Termination 22 3/24/2042

Revenue Periods/Final Year 27 2048

Extension Eligibility/Years Yes 3 Tax Exempt Discount Rate

Eligible Recipient District Taxable Discount Rate 1.50%

Construction 

Year Value Added

Valuation 

Year

Inflation 

Increment

Total 

Increment

Revenue 

Year Tax Rate

Tax 

Increment

Tax Exempt 

NPV 

Calculation

Taxable NPV 

Calculation

1 2020 0 2021 0 0 2022 $22.13 0 0 0

2 2021 4,518,850 2022 0 4,518,850 2023 $22.13 100,000 100,000 94,219

3 2022 0 2023 0 4,518,850 2024 $22.13 100,000 200,001 187,045

4 2023 0 2024 0 4,518,850 2025 $22.13 100,000 300,001 278,500

5 2024 0 2025 0 4,518,850 2026 $22.13 100,000 400,001 368,603

6 2025 0 2026 0 4,518,850 2027 $22.13 100,000 500,002 457,374

7 2026 0 2027 0 4,518,850 2028 $22.13 100,000 600,002 544,834

8 2027 0 2028 0 4,518,850 2029 $22.13 100,000 700,002 631,001

9 2028 0 2029 0 4,518,850 2030 $22.13 100,000 800,003 715,894

10 2029 0 2030 0 4,518,850 2031 $22.13 100,000 900,003 799,533

11 2030 0 2031 0 4,518,850 2032 $22.13 100,000 1,000,004 881,936

12 2031 0 2032 0 4,518,850 2033 $22.13 100,000 1,100,004 963,121

13 2032 0 2033 0 4,518,850 2034 $22.13 100,000 1,200,004 1,043,107

14 2033 0 2034 0 4,518,850 2035 $22.13 100,000 1,300,005 1,121,910

15 2034 0 2035 0 4,518,850 2036 $22.13 100,000 1,400,005 1,199,549

16 2035 0 2036 0 4,518,850 2037 $22.13 100,000 1,500,005 1,276,041

17 2036 0 2037 0 4,518,850 2038 $22.13 100,000 1,600,006 1,351,402

18 2037 0 2038 0 4,518,850 2039 $22.13 100,000 1,700,006 1,425,649

19 2038 (4,518,850)     2039 0 0 2040 $22.13 0 1,700,006 1,425,649

20 2039 0 2040 0 0 2041 $22.13 0 1,700,006 1,425,649

21 2040 0 2041 0 0 2042 $22.13 0 1,700,006 1,447,034

22 2041 0 2042 0 0 2043 $22.13 0 1,700,006 1,447,034

23 2042 0 2043 0 0 2044 $22.13 0 1,700,006 1,447,034

24 2043 0 2044 0 0 2045 $22.13 0 1,700,006 1,447,034

25 2044 0 2045 0 0 2046 $22.13 0 1,700,006 1,447,034

26 2045 0 2046 0 0 2047 $22.13 0 1,700,006 1,447,034

27 2046 0 2047 0 0 2048 $22.13 0 1,700,006 1,447,034

Totals 0 0 Future Value of Increment 1,700,006

Notes:

Actual results will vary depending on development, inflation of overall tax rates.

NPV calculations represent estimated amount of funds that could be borrowed (including project cost, capitalized interest and issuance costs).

City of River Falls, Wisconsin

Tax Increment District # 15

Tax Increment Projection Worksheet

Blighted Area

March 24, 2020

27

Yes
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City of River Falls, Wisconsin
Tax Increment District # 15

Cash Flow Projection

Advance

Year Interest

Dated Date:  Payment

Principal Est. Rate Interest 2% Year

2020 0 12,500 12,500 (12,500) (12,500) 2020

2021 0 1,650 1,650 (1,650) (14,150) 2021

2022 0 0 200,000 1,650 201,650 (201,650) (283) (216,083) 2022

2023 100,000 100,000 95,000            25,000 1,650 121,650 (21,650) (4,322) (242,054) 2023

2024 100,000 100,000 95,000            150,000 1,650 246,650 (146,650) (4,841) (393,545) 2024

2025 100,000 100,000 95,000            1,650 96,650 3,350 (7,871) (398,066) 2025

2026 100,000 100,000 95,000            275,000 1,650 371,650 (271,650) (7,961) (677,677) 2026

2027 100,000 100,000 95,000            1,650 96,650 3,350 (13,554) (687,880) 2027

2028 100,000 100,000 95,000            1,650 96,650 3,350 (13,758) (698,287) 2028

2029 100,000 100,000 95,000            1,650 96,650 3,350 (13,966) (708,902) 2029

2030 100,000 100,000 95,000            1,650 96,650 3,350 (14,178) (719,730) 2030

2031 100,000 100,000 95,000            1,650 96,650 3,350 (14,395) (730,774) 2031

2032 100,000 100,000 95,000            1,650 96,650 3,350 (14,615) (742,039) 2032

2033 100,000 100,000 50,000            1,650 51,650 48,350 (14,841) (708,530) 2033

2034 100,000 100,000 1,650 1,650 98,350 (14,171) (624,350) 2034

2035 100,000 100,000 1,650 1,650 98,350 (12,487) (538,487) 2035

2036 100,000 100,000 1,650 1,650 98,350 (10,770) (450,906) 2036

2037 100,000 100,000 1,650 1,650 98,350 (9,018) (361,574) 2037

2038 100,000 100,000 1,650 1,650 98,350 (7,231) (270,455) 2038

2039 100,000 100,000 1,650 1,650 98,350 (5,409) (177,514) 2039

2040 0 26,000 26,000 1,650 1,650 24,350 (3,550) (156,714) 2040

2041 0 26,000 26,000 1,650 1,650 24,350 (3,134) (135,498) 2041

2042 0 26,000 26,000 1,650 1,650 24,350 (2,710) (113,858) 2042

2043 0 26,000 26,000 1,650 1,650 24,350 (2,277) (91,785) 2043

2044 0 26,000 26,000 1,650 1,650 24,350 (1,836) (69,271) 2044

2045 0 26,000 26,000 1,650 1,650 24,350 (1,385) (46,307) 2045

2046 0 26,000 26,000 1,650 1,650 24,350 (926) (22,883) 2046

2047 0 26,000 26,000 1,650 1,650 24,350 (458) 1,010 2047

2048 0 26,000 26,000 1,650 1,650 24,350 0 25,360 2048

Total 1,700,006 0 234,000 1,934,006 1,000,000 0 650,000 0 57,050 1,707,050 Total

Total 

Expenditures Annual Cumulative

Principal 

Outstanding

Balances

Half-Mile & 

Other 

Projects Other Admin.

Expenditures

Municipal Revenue Obligation (MRO)

1,000,000

Projected Revenues

Tax 

Increments

Interest 

Earnings/ 

(Cost)

PILOT 

Payment

Total 

Revenues
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SECTION 17:  

Statement of Taxes Data Year: 2019

Percentage

County 3,688,319 24.96%

Special District 0.00%

Municipality 4,506,777 30.50%

School District 6,035,437 40.84%

School District 0.00%

Technical College 547,380 3.70%

Total 14,777,913

Revenue Year County Special District Municipality School District School District

Technical 

College Total Revenue Year

2022 0 0 0 0 0 0 0 2022

2023 24,958 0 30,497 40,841 0 3,704 100,000 2023

2024 24,958 0 30,497 40,841 0 3,704 100,000 2024

2025 24,958 0 30,497 40,841 0 3,704 100,000 2025

2026 24,958 0 30,497 40,841 0 3,704 100,000 2026

2027 24,958 0 30,497 40,841 0 3,704 100,000 2027

2028 24,958 0 30,497 40,841 0 3,704 100,000 2028

2029 24,958 0 30,497 40,841 0 3,704 100,000 2029

2030 24,958 0 30,497 40,841 0 3,704 100,000 2030

2031 24,958 0 30,497 40,841 0 3,704 100,000 2031

2032 24,958 0 30,497 40,841 0 3,704 100,000 2032

2033 24,958 0 30,497 40,841 0 3,704 100,000 2033

2034 24,958 0 30,497 40,841 0 3,704 100,000 2034

2035 24,958 0 30,497 40,841 0 3,704 100,000 2035

2036 24,958 0 30,497 40,841 0 3,704 100,000 2036

2037 24,958 0 30,497 40,841 0 3,704 100,000 2037

2038 24,958 0 30,497 40,841 0 3,704 100,000 2038

2039 24,958 0 30,497 40,841 0 3,704 100,000 2039

2040 0 0 0 0 0 0 0 2040

2041 0 0 0 0 0 0 0 2041

2042 0 0 0 0 0 0 0 2042

2043 0 0 0 0 0 0 0 2043

2044 0 0 0 0 0 0 0 2044

2045 0 0 0 0 0 0 0 2045

2046 0 0 0 0 0 0 0 2046

2047 0 0 0 0 0 0 0 2047

2048 0 0 0 0 0 0 0 2048

424,293 0 518,446 694,298 0 62,969 1,700,006

Notes:

The projection shown above is provided to meet the requirments of Wisconsin Statute 66.1105(4)(i)4.

Estimated portion of taxes that owners of taxable property in each taxing jurisdiction overlaying district would 

pay by jurisdiction.


