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SECTION 4:  

 

 

City of River Falls, Wisconsin
Tax Increment District # 16

Base Property Information

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

Equalized 

Value Ratio Land Imp PP Total

Industrial 

(Zoned and 

Suitable)

Commercial/ 

Business

Existing 

Residential

Newly 

Platted 

Residential

Institutional / 

Other

Suitable for 

Mixed Use

276-1153-05-000 City of River Falls 45.60 0 0 0 100.00% 0 0 0 0 45.60 45.60

276-1156-04-000 School District of River Falls 3.10 0 0 0 100.00% 0 0 0 0 3.10 3.10

276-1156-03-000 School District of River Falls 37.50 0 0 0 100.00% 0 0 0 0 37.50

276-1156-05-000 4 Dry Run Road Dwayne W. Johnson 1.40 2,800 0 2,800 100.00% 2,800 0 0 2,800 1.40 1.40

276-1056-20-000 W Division St City of River Falls 7.10 0 0 0 100.00% 0 0 0 0 7.10 7.10

Total Acreage 94.70 2,800 0 0 2,800 2,800 0 0 45.6 0 0 8.5 40.6 57.20

Estimated Base Value 2,800

Property Information Assessment Information Equalized Value District Classification
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SECTION 5:  

  

District Creation Date 1/1/2020

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

Increment of Existing TIDs

Total Existing Increment 67,845,400 0

Projected Base of New or Amended District 2,800 2,800

Less Value of Any Underlying TID Parcels 0 0

Total Value Subject to 12% Test 67,848,200 2,800

Compliance PASS PASS

City of River Falls, Wisconsin

Tax Increment District # 16

Valuation Test Compliance Calculation



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 12 
 

SECTION 6:  



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 13 
 

. 

  



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 14 
 



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 15 
 



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 16 
 



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 17 
 



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 18 
 

 

  



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 19 
 

SECTION 7:  



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 20 
 

 



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 21 
 

  



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 22 
 

SECTION 8:  

 

  

Phase I Phase II

2020 2035 Total (Note 1)

Project ID Project Name/Type

1 Utility and Public Infrastructure 800,000 800,000

2 Development Incentives 1,900,000 1,900,000

3 Property Acquisition 385,000 385,000

4 DeSanctis Park Improvements 155,000 155,000

5 Division Street Reconstruction and Sidewalks 760,000 760,000

6 Planning and Engineering Professional Services 200,000 200,000

Total Projects 2,700,000 1,500,000 4,200,000

Notes:

Note 1 Project costs are estimates and are subject to modification

City of River Falls, Wisconsin
Tax Increment District # 16

Estimated Project List



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 23 
 

SECTION 9:  

 



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 24 
 

 

Actual
Housing 

Project

Add. 

Res./Com.
Annual Total

1 2020 2,500,000 2,500,000 2020 1

2 2021 8,300,000 8,300,000 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 3,000,000 3,000,000 2034 15

16 2035 0 2035 16

17 2036 0 2036 17

18 2037 0 2037 18

19 2038 0 2038 19

20 2039 0 2039 20

Totals 0 10,800,000 3,000,000 13,800,000

Construction Year Construction Year

City of River Falls, Wisconsin

Tax Increment District # 16

Development Assumptions
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Type of District Base Value 2,800

District Creation Date Appreciation Factor 0.00% Apply to Base Value

Valuation Date Jan 1, 2020 Base Tax Rate $21.45

Max Life (Years) Rate Adjustment Factor

Expenditure Period/Termination 15 9/8/2035

Revenue Periods/Final Year 20 2041

Extension Eligibility/Years Yes 3 Tax Exempt Discount Rate

Eligible Recipient District Taxable Discount Rate 0.00%

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 2,500,000 2021 0 2,500,000 2022 $21.45 53,613 53,613 53,613

2 2021 8,300,000 2022 0 10,800,000 2023 $21.45 231,609 285,223 285,223

3 2022 0 2023 0 10,800,000 2024 $21.45 231,609 516,832 516,832

4 2023 0 2024 0 10,800,000 2025 $21.45 231,609 748,442 748,442

5 2024 0 2025 0 10,800,000 2026 $21.45 231,609 980,051 980,051

6 2025 0 2026 0 10,800,000 2027 $21.45 231,609 1,211,660 1,211,660

7 2026 0 2027 0 10,800,000 2028 $21.45 231,609 1,443,270 1,443,270

8 2027 0 2028 0 10,800,000 2029 $21.45 231,609 1,674,879 1,674,879

9 2028 0 2029 0 10,800,000 2030 $21.45 231,609 1,906,489 1,906,489

10 2029 0 2030 0 10,800,000 2031 $21.45 231,609 2,138,098 2,138,098

11 2030 0 2031 0 10,800,000 2032 $21.45 231,609 2,369,708 2,369,708

12 2031 0 2032 0 10,800,000 2033 $21.45 231,609 2,601,317 2,601,317

13 2032 0 2033 0 10,800,000 2034 $21.45 231,609 2,832,926 2,832,926

14 2033 0 2034 0 10,800,000 2035 $21.45 231,609 3,064,536 3,064,536

15 2034 3,000,000 2035 0 13,800,000 2036 $21.45 295,945 3,360,481 3,360,481

16 2035 0 2036 0 13,800,000 2037 $21.45 295,945 3,656,427 3,656,427

17 2036 0 2037 0 13,800,000 2038 $21.45 295,945 3,952,372 3,952,372

18 2037 0 2038 0 13,800,000 2039 $21.45 295,945 4,248,317 4,248,317

19 2038 0 2039 0 13,800,000 2040 $21.45 295,945 4,544,263 4,544,263

20 2039 0 2040 0 13,800,000 2041 $21.45 295,945 4,840,208 4,840,208

Totals 13,800,000 0 Future Value of Increment 4,840,208

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 # 16

Tax Increment Projection Worksheet

Mixed Use

September 8, 2020

20

No
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G.O. Bond

Municipal 

Revenue 

Obligation 

(MRO)

2020 2020 Totals

Projects

Utility and Public Infrastructure 800,000 800,000

Development Incentives 1,900,000 1,900,000

Total Project Funds 800,000 1,900,000 2,700,000

Estimated Finance Related Expenses

Municipal Advisor 17,000

Bond Counsel 12,000

Rating Agency Fee 12,000

Paying Agent

Underwriter Discount 12.00 10,260

Debt Service Reserve

Capitalized Interest

Miscellaneous 1,000

Total Financing Required 852,260

Estimated Interest 0.00% 0

Rounding 2,740

Net Issue Size 855,000 1,900,000 2,755,000

City of River Falls, Wisconsin

Tax Increment District # 16

Estimated Financing Plan
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City of River Falls, Wisconsin
Tax Increment District # 16

Cash Flow Projection

Year

Dated Date:  Dated Date:  

Principal Est. Rate Interest Principal Est. Rate Interest Year

2020 0 15,000 15,000 (15,000) (15,000) 2020

2021 0 5,000 5,000 (5,000) (20,000) 2021

2022 53,613 53,613 5,000 5,000 48,613 28,613 2022

2023 231,609 231,609 16,685 208,448          5,000 230,133 1,476 30,089 2023

2024 231,609 231,609 16,685 208,448 5,000 230,133 1,476 31,565 2024

2025 231,609 231,609 16,685 208,448 5,000 230,133 1,476 33,041 2025

2026 231,609 231,609 16,685 208,448 5,000 230,133 1,476 34,517 2026

2027 231,609 231,609 16,685 208,448 5,000 230,133 1,476 35,993 2027

2028 231,609 231,609 16,685 208,448 5,000 230,133 1,476 37,469 2028

2029 231,609 231,609 16,685 208,448 5,000 230,133 1,476 38,945 2029

2030 231,609 231,609 16,685 208,448 5,000 230,133 1,476 40,421 2030

2031 231,609 231,609 16,685 208,448 5,000 230,133 1,476 41,897 2031

2032 231,609 231,609 210,000 1.85% 16,685 23,964 5,000 255,649 (24,040) 17,857 2032

2033 231,609 231,609 210,000 1.90% 12,800 5,000 227,800 3,809 21,667 2033

2034 231,609 231,609 215,000 2.00% 8,810 5,000 228,810 2,799 24,466 2034

2035 231,609 231,609 220,000 2.05% 4,510 5,000 229,510 2,099 26,565 2035

2036 295,945 295,945 290,245 5,000 295,245 700 27,266 2036

2037 295,945 295,945 290,245 5,000 295,245 700 27,966 2037

2038 295,945 295,945 290,245 5,000 295,245 700 28,667 2038

2039 295,945 295,945 290,245 5,000 295,245 700 29,367 2039

2040 295,945 295,945 290,245 5,000 295,245 700 30,067 2040

2041 295,945 295,945 277,832 5,000 282,832 13,114 43,181 2041

Total 4,840,208 4,840,208 855,000 192,970 1,900,000 0 1,729,057 0 120,000 4,797,027 Total

Notes:

1)  The column Repay General Fund for Advance assumes the City's loans the $1,500,000 in additional TID 16 costs to the District and is repaid with interest.

Projected Revenues

Tax 

Increments

Total 

Revenues Annual Cumulative

Principal 

Outstanding

Balances

Repay General 

Fund for 

Advance Other Admin.

Expenditures

Municipal Revenue Obligation (MRO)

1,900,000

Tota l  

Expenditures

G.O. Bond

855,000

Projected TID Closure



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 29 

SECTION 10: 

  



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 30 
 

SECTION 11:  

  



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 31 
 

SECTION 12:  

  



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 32 
 

SECTION 13:  



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 33 
 

SECTION 14:  



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 34 
 

SECTION 15:  

• 

• 

• 



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 35 
 

SECTION 16:  



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 36 
 

 

  



 

Tax Incremental District No. 16 Project Plan  City of River Falls 
Prepared by Ehlers  Page | 37 
 

SECTION 17:  

Statement of Taxes Data Year: 2019

Percentage

County 1,184,388 14.78%

Special District 0 0.00%

Municipality 3,391,254 42.32%

School District 3,151,737 39.33%

Technical College 285,845 3.57%

Total 8,013,224

Revenue Year County

Special 

District Municipality School District

Technical 

College 0 Total Revenue Year

2022 7,924 0 22,690 21,087 1,912 0 53,613 2022

2023 34,233 0 98,019 91,096 8,262 0 231,609 2023

2024 34,233 0 98,019 91,096 8,262 0 231,609 2024

2025 34,233 0 98,019 91,096 8,262 0 231,609 2025

2026 34,233 0 98,019 91,096 8,262 0 231,609 2026

2027 34,233 0 98,019 91,096 8,262 0 231,609 2027

2028 34,233 0 98,019 91,096 8,262 0 231,609 2028

2029 34,233 0 98,019 91,096 8,262 0 231,609 2029

2030 34,233 0 98,019 91,096 8,262 0 231,609 2030

2031 34,233 0 98,019 91,096 8,262 0 231,609 2031

2032 34,233 0 98,019 91,096 8,262 0 231,609 2032

2033 34,233 0 98,019 91,096 8,262 0 231,609 2033

2034 34,233 0 98,019 91,096 8,262 0 231,609 2034

2035 34,233 0 98,019 91,096 8,262 0 231,609 2035

2036 43,742 0 125,246 116,400 10,557 0 295,945 2036

2037 43,742 0 125,246 116,400 10,557 0 295,945 2037

2038 43,742 0 125,246 116,400 10,557 0 295,945 2038

2039 43,742 0 125,246 116,400 10,557 0 295,945 2039

2040 43,742 0 125,246 116,400 10,557 0 295,945 2040

2041 43,742 0 125,246 116,400 10,557 0 295,945 2041

715,403 0 2,048,411 1,903,736 172,658 0 4,840,208

Notes:

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


