
DRAFT



Tax Incremental District No. 4 Project Plan Village of Roberts 
Prepared by Ehlers Page | 2 

DRAFT



Tax Incremental District No. 4 Project Plan Village of Roberts 
Prepared by Ehlers Page | 3 

DRAFT



Tax Incremental District No. 4 Project Plan Village of Roberts 
Prepared by Ehlers Page | 4 

DRAFT



Tax Incremental District No. 4 Project Plan Village of Roberts 
Prepared by Ehlers Page | 5 

DRAFT



Tax Incremental District No. 4 Project Plan  Village of Roberts 
Prepared by Ehlers  Page | 6 

DRAFT



Tax Incremental District No. 4 Project Plan  Village of Roberts 
Prepared by Ehlers  Page | 7 

  

DRAFT



Tax Incremental District No. 4 Project Plan  Village of Roberts 
Prepared by Ehlers  Page | 8 

  

DRAFT



Tax Incremental District No. 4 Project Plan  Village of Roberts 
Prepared by Ehlers  Page | 9 

DRAFT



Village of Roberts, Wisconsin
Tax Increment District #4
Base Property Information

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

Suitable for 

Mixed Use

176-1086-20-100 801 WAGNER DRIVE LEWIS FAMILY LLC 2.50 97,400 884,900 982,300 82.67% 117,818 1,070,400 0 1,188,218 2.50 2.50

176-1086-10-001 CRANE 1 HOLDINGS LLC 29.75 7,900 0 7,900 82.67% 9,556 0 0 9,556 29.75 29.75

176-1086-60-010 BRUCE J MOLL 20.00 3,600 0 3,600 82.67% 4,355 0 0 4,355 20.00 20.00

176-1086-50-000 BRUCE J MOLL 33.50 5,900 0 5,900 82.67% 7,137 0 0 7,137 33.50 33.50

176-1086-20-060 802 WAGNER DRIVE PORTLAND HOLDING COMPANY LLC 1.50 75,600 742,200 817,800 82.67% 91,448 897,786 0 989,234 1.50 1.50

176-1086-20-077 CRANE 1 HOLDINGS LLC 44.70 13,000 0 13,000 82.67% 15,725 0 0 15,725 44.70 44.70

176-1086-60-020 MARGARET ANN DERRICK 20.00 3,600 0 3,600 82.67% 4,355 0 0 4,355 20.00 20.00

176-1086-30-051 CRANE 1 HOLDINGS LLC 38.08 12,900 0 12,900 82.67% 15,604 0 0 15,604 38.08 38.08

176-1086-40-002 CRANE 1 HOLDINGS LLC 24.30 4,500 0 4,500 82.67% 5,443 0 0 5,443 24.30 24.30

176-1086-40-100 VLS PROPERTIES LLC 9.70 174,300 0 174,300 82.67% 210,838 0 0 210,838 9.70 9.70

176-1086-70-001 US MINERALS INC 19.40 0 0 0 82.67% 0 0 0 0 19.4 19.40

176-1086-70-002 MARGARET ANN DERRICK 25.14 4,000 0 4,000 82.67% 4,839 0 0 4,839 25.14 25.14

176-1086-80-000 BRUCE J MOLL 30.94 5,700 0 5,700 82.67% 6,895 0 0 6,895 30.94 30.94

176-1086-90-001 WILKENS PROPERTIES LLC 40.80 8,500 0 8,500 82.67% 10,282 0 0 10,282 40.80 40.80

042-1074-90-100 JET PROPERTIES OF WISCONSIN 91.67 19,900 0 19,900 82.67% 24,072 0 0 24,072 91.67 91.67

Total Acreage 431.98 436,800 1,627,100 0 2,063,900 528,366 1,968,187 0 189.78 150.529 0 91.67 431.98

43.93% 34.85% 0.00% 21.22% 100.00%

The above values are as of January 1, 2021.   Actual base value certification of the territory will be based on January 1, 2022 assessed values. Estimated Base Value 2,496,553

Property Information Assessment Information Equalized Value District Classification

DRAFT



  

District Creation Date 6/13/2022

Valuation Data

Currently Available

2021

Total EV (TID In) 189,253,900

12% Test 22,710,468

Increment of Existing TIDs

2,431,200

1,737,200

Total Existing Increment 4,168,400

Projected Base of New or Amended District 2,496,553

Less Value of Any Underlying TID Parcels 0

Total Value Subject to 12% Test 6,664,953

Compliance PASS

Village of Roberts, Wisconsin

Tax Increment District #4

Valuation Test Compliance Calculation

TID #3

TID #2DRAFT
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Phase II Phase III Phase IV Phase V Phase V

2023 2025 2027 2028 2032 Total (Note 1)

Project ID Project Name/Type

A Cherry Lane Water Main Upsizing 300,000                 300,000

B STH 65/Wagner Drive Final Intersection Improvements 1,000,000             1,000,000

Less:  Wisconsin Dept. of Transportation Share (750,000)               (750,000)

C Residential Development Water Main Upsizing 600,000                 600,000

D Cherry Lane Water Main Upsizing (within Crane 1 Property) 300,000                 300,000

E Division Street and Utility Improvements, CTH TT to Main Street 1,300,000             1,300,000

F CTH TT Street and Utility Improvements, STH 65 to East Village Limit 1,300,000             1,300,000

G 300,000 Gallon Water Tower (Inc. Land Acquisition & Site Improvements) 2,300,000             2,300,000

Less:  TID 2 & 3 Shares (575,000)               (575,000)

H 600 GPM Well (Inc. Land Acquisition, Site Improvements) 1,600,000             1,600,000

Less:  TID 2 & 3 Shares (400,000)               (400,000)

I Water Main Oversizing to Packer Drive 2,000,000             2,000,000

Less:  TID 2 & 3 Shares (500,000)               (500,000)

J Wastewater Treatment Plant Improvements (WWTP), Clearas Expansion, and Other 9,300,000             9,300,000

Less:  TID 2 & 3 Shares (2,325,000)            (2,325,000)

K Twin Lakes Elevation Improvements (pump, discharge) 2,000,000             2,000,000

L Other Industrial and Commercial Development Incentives 2,000,000         2,000,000

M 70th Avenue Improvements (west of STH 65) 300,000                 300,000

N 70th Avenue Improvements (east of STH 65) 1,200,000             1,200,000

O 130th Avenue Improvements (70th to RR Tracks) 2,200,000             2,200,000

Total Projects 2,025,000 4,500,000 4,150,000 6,975,000 3,500,000 2,000,000 23,150,000

Notes:

Note 1: Project costs are estimates and are subject to modification

Village of Roberts, Wisconsin
Tax Increment District #4

Estimated Project List

Throughout
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Actual Residential Commercial Industrial Annual Total

1 2022 0 2022 1

2 2023 10,000,000 7,500,000 17,500,000 2023 2

3 2024 5,000,000 15,000,000 20,000,000 2024 3

4 2025 15,000,000 15,000,000 2025 4

5 2026 2,500,000 15,000,000 17,500,000 2026 5

6 2027 15,000,000 15,000,000 2027 6

7 2028 0 2028 7

8 2029 10,000,000 10,000,000 2029 8

9 2030 2,500,000 10,000,000 12,500,000 2030 9

10 2031 5,000,000 5,000,000 2031 10

11 2032 0 2032 11

12 2033 0 2033 12

13 2034 0 2034 13

14 2035 0 2035 14

15 2036 0 2036 15

16 2037 0 2037 16

17 2038 0 2038 17

18 2039 0 2039 18

19 2040 0 2040 19

20 2041 0 2041 20

Totals 0 60,000,000 12,500,000 40,000,000 112,500,000

Construction Year Construction Year

Village of Roberts, Wisconsin
Tax Increment District #4
Development Assumptions
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Type of District Base Value 2,472,481

District Creation Date Appreciation Factor 0.00%

Valuation Date Jan 1, 2022 Base Tax Rate $19.98

Max Life (Years) Rate Adjustment Factor 0.00%

Expenditure Period/Termination 15 6/13/2037

Revenue Periods/Final Year 20 2043

Construction 

Year Value Added

Valuation 

Year

Inflation 

Increment

Total 

Increment

Revenue 

Year Tax Rate

Tax 

Increment

1 2022 0 2023 0 0 2024 $19.98 0

2 2023 17,500,000 2024 0 17,500,000 2025 $19.98 349,635

3 2024 20,000,000 2025 0 37,500,000 2026 $19.98 749,217

4 2025 15,000,000 2026 0 52,500,000 2027 $19.98 1,048,904

5 2026 17,500,000 2027 0 70,000,000 2028 $19.98 1,398,538

6 2027 15,000,000 2028 0 85,000,000 2029 $19.98 1,698,225

7 2028 0 2029 0 85,000,000 2030 $19.98 1,698,225

8 2029 10,000,000 2030 0 95,000,000 2031 $19.98 1,898,016

9 2030 12,500,000 2031 0 107,500,000 2032 $19.98 2,147,755

10 2031 5,000,000 2032 0 112,500,000 2033 $19.98 2,247,650

11 2032 0 2033 0 112,500,000 2034 $19.98 2,247,650

12 2033 0 2034 0 112,500,000 2035 $19.98 2,247,650

13 2034 0 2035 0 112,500,000 2036 $19.98 2,247,650

14 2035 0 2036 0 112,500,000 2037 $19.98 2,247,650

15 2036 0 2037 0 112,500,000 2038 $19.98 2,247,650

16 2037 0 2038 0 112,500,000 2039 $19.98 2,247,650

17 2038 0 2039 0 112,500,000 2040 $19.98 2,247,650

18 2039 0 2040 0 112,500,000 2041 $19.98 2,247,650

19 2040 0 2041 0 112,500,000 2042 $19.98 2,247,650

20 2041 0 2042 0 112,500,000 2043 $19.98 2,247,650

Totals 112,500,000 0 Future Value of Increment 35,712,668

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).

Village of Roberts, Wisconsin
Tax Increment District #4

Tax Increment Projection Worksheet

Mixed Use

June 13, 2022

20
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Water 

Revenue 

Bond

State Trust 

Fund Loan G.O. Bond

Water 

Revenue 

Bond G.O. Bond

Water 

Revenue 

Bond

Sewer 

Revenue 

Bond G.O. Bond

2023 2023 2025 2025 2027 2027 2028 2032 Totals

Projects

Phase I 1,725,000 300,000 2,025,000

Phase II 1,300,000 3,200,000 1,600,000 6,100,000

Phase III 2,700,000 6,975,000 3,500,000 13,175,000

Total Project Funds 1,725,000 300,000 1,300,000 3,200,000 1,600,000 2,700,000 6,975,000 3,500,000 21,300,000

Estimated Finance Related Expenses

Municipal Advisor 36,000 10,000 17,000 41,000 22,000 39,000 60,000 29,000

Bond Counsel 14,000 12,000 14,000 12,000 14,000 18,000 12,000

Rating Agency Fee

Paying Agent 1,000 1,000 1,000 1,000 1,000 1,000

Underwriter Discount 14.00 31,220 12.50 16,875 14.00 50,610 12.50 20,688 14.00 43,120 14.00 110,880 12.50 44,875

Debt Service Reserve 185,525 305,650 282,150 753,450

Capitalized Interest 234,150

Miscellaneous

Total Financing Required 2,226,895 310,000 1,346,875 3,612,260 1,654,688 3,079,270 7,918,330 3,586,875

Rounding 3,105 0 3,125 2,740 313 730 1,670 3,125

Net Issue Size 2,230,000 310,000 1,350,000 3,615,000 1,655,000 3,080,000 7,920,000 3,590,000 23,750,000

Village of Roberts, Wisconsin
Tax Increment District #4

Estimated Financing Plan
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Village of Roberts, Wisconsin
Tax Increment District #4
Cash Flow Projection

Year

Principal

Debt Service 

Reserve

Capitalized 

Interest Interest Year

2022 15,000 15,000 (15,000) (15,000) 2022

2023 5,000 5,000 (5,000) (20,000) 25,595,000 2023

2024 13,731 (133,800)     143,113 5,000 28,044 (28,044) (48,044) 25,581,269 2024

2025 349,635 349,635 10,452 (100,350)     112,941 5,000 28,044 321,591 273,547 25,570,817 2025

2026 749,217 749,217 230,897 379,685 5,000 615,581 133,636 407,183 25,339,920 2026

2027 1,048,904 1,048,904 291,360 314,022 5,000 610,381 438,522 845,705 25,048,560 2027

2028 1,398,538 1,398,538 466,812 543,682 5,000 1,015,494 383,044 1,228,749 24,581,749 2028

2029 1,698,225 1,698,225 797,344 944,987 100,000 5,000 1,847,331 (149,107) 1,079,643 23,684,404 2029

2030 1,698,225 1,698,225 957,869 787,500 100,000 5,000 1,850,369 (152,144) 927,499 22,626,535 2030

2031 1,898,016 1,898,016 1,003,416 744,203 100,000 5,000 1,852,619 45,397 972,896 21,523,119 2031

2032 2,147,755 2,147,755 1,048,961 698,907 100,000 5,000 1,852,869 294,886 1,267,782 20,374,158 2032

2033 2,247,650 2,247,650 1,359,580 795,252 100,000 5,000 2,259,831 (12,181) 1,255,601 18,914,578 2033

2034 2,247,650 2,247,650 1,420,199 735,082 100,000 5,000 2,260,281 (12,631) 1,242,970 17,394,379 2034

2035 2,247,650 2,247,650 1,490,845 672,349 100,000 5,000 2,268,194 (20,543) 1,222,427 15,803,534 2035

2036 2,247,650 2,247,650 1,551,501 606,693 100,000 5,000 2,263,194 (15,543) 1,206,883 14,152,033 2036

2037 2,247,650 2,247,650 1,617,220 538,149 100,000 5,000 2,260,369 (12,718) 1,194,165 12,434,813 2037

2038 2,247,650 2,247,650 1,687,952 466,742 100,000 5,000 2,259,694 (12,043) 1,182,122 10,646,861 2038

2039 2,247,650 2,247,650 1,763,715 392,142 200,000 5,000 2,360,856 (113,206) 1,068,916 8,683,147 2039

2040 2,247,650 2,247,650 1,844,500 314,131 200,000 5,000 2,363,631 (115,981) 952,935 6,638,646 2040

2041 2,247,650 2,247,650 1,925,339 232,680 200,000 5,000 2,363,019 (115,368) 837,567 4,513,308 2041

2042 2,247,650 2,247,650 2,016,203 147,503 200,000 5,000 2,368,706 (121,056) 716,511 2,297,104 2042

2043 2,247,650 2,247,650 2,097,104 (1,526,775)    58,477 200,000 5,000 833,806 1,413,844 2,130,355 (0) 2043

Total 35,712,668 35,712,668 23,595,000 (1,526,775) (234,150) 9,628,238 2,000,000 120,000 33,582,313 Total

Total Bond Issuances

Cumulative

Principal 

Outstanding

Development 

Incentives Admin.

Total 

Expenditures Annual

Total 

Revenues

Projected Revenues Expenditures Balances

Tax 

Increments
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Statement of Taxes Data Year: 2020

Percentage

St. Croix County 559,470 15.79%

Village of Roberts 1,123,059 31.70%

School District of Saint Croix Central 1,793,973 50.64%

Northwood Technical College 65,867 1.86%

Total 3,542,370

Revenue Year

St. Croix 

County

Village of 

Roberts

School District 

of Saint Croix 

Central

Northwood 

Technical 

College Total Revenue Year

2024 0 0 0 0 0 2024

2025 55,220 110,847 177,066 6,501 349,635 2025

2026 118,329 237,529 379,428 13,931 749,217 2026

2027 165,660 332,540 531,199 19,503 1,048,904 2027

2028 220,880 443,387 708,266 26,005 1,398,538 2028

2029 268,212 538,399 860,037 31,577 1,698,225 2029

2030 268,212 538,399 860,037 31,577 1,698,225 2030

2031 299,766 601,740 961,218 35,292 1,898,016 2031

2032 339,209 680,916 1,087,694 39,936 2,147,755 2032

2033 354,986 712,587 1,138,284 41,793 2,247,650 2033

2034 354,986 712,587 1,138,284 41,793 2,247,650 2034

2035 354,986 712,587 1,138,284 41,793 2,247,650 2035

2036 354,986 712,587 1,138,284 41,793 2,247,650 2036

2037 354,986 712,587 1,138,284 41,793 2,247,650 2037

2038 354,986 712,587 1,138,284 41,793 2,247,650 2038

2039 354,986 712,587 1,138,284 41,793 2,247,650 2039

2040 354,986 712,587 1,138,284 41,793 2,247,650 2040

2041 354,986 712,587 1,138,284 41,793 2,247,650 2041

2042 354,986 712,587 1,138,284 41,793 2,247,650 2042

2043 354,986 712,587 1,138,284 41,793 2,247,650 2043

5,640,341 11,322,210 18,086,071 664,046 35,712,668

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.

Village of Roberts, Wisconsin
Tax Increment District #4
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Year

Dated Date:  Dated Date:  Dated Date:  Dated Date:  

Principal Est. Rate

Debt Service 

Reserve

Capitalized 

Interest Interest Principal Est. Rate Interest Principal Est. Rate Interest Principal Est. Rate

Debt Service 

Reserve Interest

2022

2023

2024 (133,800)     133,800 13,731 4.25% 9,313

2025 (100,350)     100,350 10,452 4.25% 12,591

2026 80,000 4.50% 98,550 10,897 4.25% 12,147 55,000 4.00% 54,000 85,000 4.50% 214,988

2027 85,000 4.50% 94,838 11,360 4.25% 11,684 55,000 4.00% 51,800 140,000 4.50% 155,700

2028 90,000 4.50% 90,900 11,812 4.25% 11,232 55,000 4.00% 49,600 150,000 4.50% 149,175

2029 95,000 4.50% 86,738 12,344 4.25% 10,699 60,000 4.00% 47,400 155,000 4.50% 142,313

2030 100,000 4.50% 82,350 12,869 4.25% 10,175 60,000 4.00% 45,000 160,000 4.50% 135,225

2031 105,000 4.50% 77,738 13,416 4.25% 9,628 65,000 4.00% 42,600 170,000 4.50% 127,800

2032 110,000 4.50% 72,900 13,961 4.25% 9,082 65,000 4.00% 40,000 175,000 4.50% 120,038

2033 110,000 4.50% 67,950 14,580 4.25% 8,464 70,000 4.00% 37,400 185,000 4.50% 111,938

2034 120,000 4.50% 62,775 15,199 4.25% 7,845 70,000 4.00% 34,600 195,000 4.50% 103,388

2035 125,000 4.50% 57,263 15,845 4.25% 7,199 75,000 4.00% 31,800 205,000 4.50% 94,388

2036 130,000 4.50% 51,525 16,501 4.25% 6,543 80,000 4.00% 28,800 210,000 4.50% 85,050

2037 135,000 4.50% 45,563 17,220 4.25% 5,824 80,000 4.00% 25,600 220,000 4.50% 75,375

2038 140,000 4.50% 39,375 17,952 4.25% 5,092 85,000 4.00% 22,400 230,000 4.50% 65,250

2039 145,000 4.50% 32,963 18,715 4.25% 4,329 90,000 4.00% 19,000 245,000 4.50% 54,563

2040 155,000 4.50% 26,213 19,500 4.25% 3,543 90,000 4.00% 15,400 255,000 4.50% 43,313

2041 160,000 4.50% 19,125 20,339 4.25% 2,705 95,000 4.00% 11,800 265,000 4.50% 31,613

2042 170,000 4.50% 11,700 21,203 4.25% 1,841 100,000 4.00% 8,000 280,000 4.50% 19,350

2043 175,000 4.50% (185,525)          3,938 22,104 4.25% 939 100,000 4.00% 4,000 290,000 4.50% (305,650)          6,525

Total 2,230,000 (185,525) (234,150) 1,256,550 310,000 150,875 1,350,000 569,200 3,615,000 (305,650) 1,735,988

Water Revenue Bond State Trust Fund Loan Tax Increment Revenue Bond Water Revenue Bond

Expenditures

2,230,000 310,000 1,350,000 3,615,000

07/01/23 07/01/23 07/01/25 07/01/25
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Year

Dated Date:  Dated Date:  Dated Date:  Dated Date:  

Principal Est. Rate Interest Principal Est. Rate

Debt Service 

Reserve Interest Principal Est. Rate

Debt Service 

Reserve Interest Principal Est. Rate Interest

2022

2023

2024

2025

2026

2027

2028 70,000 4.00% 60,000 90,000 4.50% 182,775

2029 70,000 4.00% 57,200 140,000 4.50% 131,400 265,000 4.50% 469,238

2030 75,000 4.00% 54,400 150,000 4.50% 124,875 400,000 4.50% 335,475

2031 75,000 4.00% 51,400 155,000 4.50% 118,013 420,000 4.50% 317,025

2032 80,000 4.00% 48,400 165,000 4.50% 110,813 440,000 4.50% 297,675

2033 85,000 4.00% 45,200 170,000 4.50% 103,275 460,000 4.50% 277,425 265,000 4.00% 143,600

2034 85,000 4.00% 41,800 180,000 4.50% 95,400 480,000 4.50% 256,275 275,000 4.00% 133,000

2035 90,000 4.00% 38,400 185,000 4.50% 87,188 505,000 4.50% 234,113 290,000 4.00% 122,000

2036 95,000 4.00% 34,800 195,000 4.50% 78,638 525,000 4.50% 210,938 300,000 4.00% 110,400

2037 100,000 4.00% 31,000 205,000 4.50% 69,638 550,000 4.50% 186,750 310,000 4.00% 98,400

2038 100,000 4.00% 27,000 215,000 4.50% 60,188 575,000 4.50% 161,438 325,000 4.00% 86,000

2039 105,000 4.00% 23,000 225,000 4.50% 50,288 600,000 4.50% 135,000 335,000 4.00% 73,000

2040 110,000 4.00% 18,800 235,000 4.50% 39,938 630,000 4.50% 107,325 350,000 4.00% 59,600

2041 115,000 4.00% 14,400 245,000 4.50% 29,138 660,000 4.50% 78,300 365,000 4.00% 45,600

2042 120,000 4.00% 9,800 255,000 4.50% 17,888 690,000 4.50% 47,925 380,000 4.00% 31,000

2043 125,000 4.00% 5,000 270,000 4.50% (282,150)          6,075 720,000 4.50% (753,450)          16,200 395,000 4.00% 15,800

Total 1,500,000 560,600 3,080,000 (282,150) 1,305,525 7,920,000 (753,450) 3,131,100 3,590,000 918,400

Tax Increment Revenue Bond Water Revenue Bond Sewer Revenue Bond Tax Increment Revenue Bond

Expenditures

07/01/32

1,655,000 3,080,000 7,920,000

07/01/27 07/01/27 07/01/28

3,590,000
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