
 

 

 
 

Executive Summary of Proposed Tax incremental Financing 
(“TIF”) District No. 4 – Prepared for the Village of Caledonia, 
Racine County, Wisconsin 
By Ehlers and Associates, Inc, Brookfield WI, Roseville, MN and Lisle, IL 
June 13, 2014 
 
The Village of Caledonia proposes the creation of Tax Increment District No. 4 (“TID 
4”) to support the extension of water and sewer infrastructure to encourage 
development projects seeking a location near I-94 and in Chicago-Milwaukee 
Corridor to occur in the Village of Caledonia. 

         Area proposed is the Highway K area between I-94 and Highway V and the Golf 
Road area south to the Village limits (765 acres, assumed 70% buildable) 

         Proposed uses are commercial and industrial on land that is currently largely in 
agricultural use or is currently vacant 

         Consistent with Village land use plan and 2010 economic analysis showing need 
for diversification of Village’s largely residential tax base 

         Ongoing development project inquiries by land owners and business require basic 
infrastructure, primarily water and sanitary sewer be made available. Without basic 
infrastructure, proposed projects are unlikely to move forward in the Village 

         Infrastructure needs are beyond what can reasonably be supported by Village 
taxpayers and water/sewer rate payers, specifically due to 

o Neither water nor sanitary sewer mains can feasibly be extended west from 
Franksville 

o Mains need to be extended from Highway 20 in Mount Pleasant, two miles south of 
Caledonia village limits 

o Caledonia has already expended $3.3 Million to purchase capacity in Racine water 
facilities, for which it will not seek recovery through TIF 

o An additional $16.0 Million is required to bring water and sewer service to 
Highway K and Highway V area, prior to being able to serve individual 
developable properties 

         Need for TIF. The Village is prepared to spend the $16.0 Million to be able to 
respond to the demand for developable land near I-94, as long as it can possibly recover 
from TIF revenues from future development 
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         Future infrastructure extensions totaling an estimated $8 Million would be 
phased to serve the Highway K/I-94 area first and then the Golf Road area (or the 
other way around) would be dependent on 

o A minimum level of firm development commitment(s) 
o Special assessments against benefitting properties for a significant portion of the 

water and sewer main extensions 

         Allowances for other development incentives, including road and storm water 
improvements, that may be needed to attract future development have been included (up to 
$5 Million) 

         Financial feasibility:  

o During the 20 year statutory life of the TIF District, village, county, school district 
and technical college taxes on increased values in the District would be used to pay 
TIF project costs 

o If the District develops to the projected moderate level of value ($325,000 per acre) 
over a 15 year period, it is projected to allow District to pay all costs and close 1 to 
2 years prior to the 20 year statutory maximum  

o If the District develops to 87% of projected level it is projected to be abole to close 
out right at the 20 year maximum 

o The maximum exposure of the Village under a “worst case” scenario (installing the 
first phase of infrastructure, with no subsequent development) is projected to be 
$0.50 per $1,000 if all costs are placed on the Village-wide tax levy 

o At the end of 20 years all property taxes collected in the TIF District would 
collected and distributed to all overlapping taxing bodies 

Approval process. After the scheduled public hearing before the Village Plan 
Commission, approvals will be sought by the Village Plan Commission, Village Board, 
local taxing bodies’ Joint Review Board and the Wisconsin Department of Revenue. 

More information. Excerpts from the TIF Project Plan follow this summary. The complete 
TIF Project Plan will be posted on the Village website the week of June 16, 2014 



§̈¦

§̈¦

§̈¦

§̈¦

§̈¦

§̈¦

Æÿ

Æÿ

Æÿ

Æÿ

".

".

Æÿ

Æÿ

VILLAGE OF CALEDONIA
VILLAGE OF MOUNT PLEASANT

4 MILE RD

ADAMS RD

SUNFLOWER DR

GOLF RD

3 MILE RD

TO
WN

 O
F 

RA
YM

ON
D

NORTHWESTERN AVE

VI
LL

AG
E 

OF
 C

AL
ED

ON
IA

CA
RO

L R
D

ADAMSRD

CTH K
PHASE

GOLF ROAD
PHASE

CT
H 

V E
XT

EN
SIO

N
94

K

K

V

V

41

V

DRAFT

Z:\WI\Caledonia\Projects\07C031.16 - Caledonia TID 4 Feasibility\mxd\3
Phases\14C031.16_TID4_Report_Basemap_06032014.mxd

¯

Village of Caledonia - TID 4

0 500 1,000250 Feet

June 5, 2014

Boundary and Water & Sewer Utility Phases
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104042230020100
DEBACK TRUST HAROLD R & CAROL

2.57 AC

104042230020300
DEBACK TRUST HAROLD R & CAROL

2.74 AC104042230020200
WELCH FRANKLIN H & SHARON F

2.09 AC

104042230044000
RGM PARTNERS LLC

0.48 AC104042230042000
HRIBAR THOMAS A

0.96 AC
104042230038000

BADGER LAND COMPANY
31.29 AC

104042230080000
USTYMOWICZ - CROOKS

27.1 AC

10404223008020
11.35 AC

104042230082000
SCHULTZ WILLIAM A

19.39 AC

104042230047000
BADGER LAND CO

65.15 AC

104042230048000
NICHOLSON KENNETH L

1.23 AC

104042231011000
HILLSIDE DEVELOPMENT OF CAL

59.25 AC

104042231010000
HILLSIDE DEVELOPMENT OF CAL

37.15 AC 104042231009000
USTYMOWICZ D - CROOKS D % MAR

40.19 AC

104042231019000
MARINO TRUST JOHN & LEONA P

30.98 AC

104042231001000
SCHULTZ RONALD P

45.09 AC

104042231001000
SCHULTZ RONALD P

10.2 AC

104042231018000
RHODEN STEVEN W

0.47 AC

104042231015000
ROSS PETER J & BARBARA ANN

0.44 AC

104042231016000
ROSCIZEWSKI PAUL J & DONNA D

0.52 AC

104042231012000
HILLSIDE DEVELOPMENT OF CAL

0.86 AC

104042231013000
JACYNA TRUST & JACYNA TRUST

1 AC

104042231017000
JOHNSON PATRICK J & PHYLLIS M

0.69 AC
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0.57 AC
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0.73 AC

104042231019020
CZAICKI JAMES J
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5.99 AC
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HINTZ REAL ESTATE DEVELOPMENT

40.3 AC

104042231022000
HINTZ REAL ESTATE DEVELOPMENT

141.26 AC
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0.90 AC
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0.40 AC
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Environmentally Sensitive Areas

Environmentally Sensitive Areas

Includes SEWRPC Primary and Secondary
Environmental Corridors, Isolated Natural Areas,
and WDNR Wetlands
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A-2: General Farming II

B-3: Commercial Service

B-4: Planned Business

B-5: Highway Business

M-3: Heavy Industrial

P-2: Recreational Park

Existing Zoning Districts
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Potential Roads
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Proposed Main

Potential Roads









G.O. Bond G.O. Bond G.O. Bond G.O. Bond
2014 2015 2016 2018 Totals

Projects
CTH "V" Phase 7,400,000 8,673,859 16,073,859
CTH "K" Phase 7,551,976 0 7,551,976
Golf Rd. Phase 5,339,814 5,339,814
W. Franksville #1 0
W. Franksville #2 0

 Allowance for inflation: 2.00% 156,968 302,079 427,185 886,232

(825,484) (825,484)
Total Project Funds 7,400,000 8,005,343 7,854,055 5,766,999 29,026,397

Estimated Finance Related Expenses
Financial Advisor 34,000 34,000 33,000 28,000
Bond Counsel 11,000 11,000 11,000 11,000
Rating Agency Fee 13,000 13,500 14,000 15,000
Underwriter Discount 10.00 82,600 10.00 90,500 10.00 90,000 10.00 67,150
Debt Service Reserve 0
Capitalized Interest Assumed no. of mos. (up to 36): 30 722,750 905,000 1,012,500 839,375

Total Financing Required 8,263,350 9,059,343 9,014,555 6,727,524

Estimated Interest 0.25% (4,625) 0.25% (10,007) 0.25% (14,726) 0.25% (14,417)
Assumed spend down (months) 3 6 9 12

Rounding 1,275 664 171 1,894

Net Issue Size 8,260,000 9,050,000 9,000,000 6,715,000 33,025,000

Notes:
1. Special Assessments assumed to be actually levied‐ Caledonia 0 424,803 1,495,550 1,251,667 3,172,021
2. Special Assessments ‐ Mt. Pleasant (subject to actual usage 50% 741,013 50% 786,369 1,527,381
   of the water main and may be indefinitely deferred under terms ignore use
   of the Wholesale Agreement with the City of  Racine) Version 1

Village of Caledonia, Wisconsin
Tax Increment District # 4

Estimated Financing Plan

Water Main ‐ Segments in Mt. Pleasant ‐ Racine Share
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Year Projected Projected
Prior to TID 4 (no 

growth)
Add TID 4 
Growth

Total with TID 4 
Growth

G.O. Debt Limit 
(5% of E.V.)

Debt Prior to 
TID 4 TID 4 Debt

Total Debt with 
TID 4

G.O. Debt Limit 
Used

2014 1,921,664,000 0 1,921,664,000 96,083,200 30,298,548 8,260,000 38,558,548 40%
2015 1,921,664,000 69,879 1,921,733,879 96,086,694 27,322,753 17,310,000 44,632,753 46%
2016 1,921,664,000 4,240,457 1,925,904,457 96,295,223 24,491,583 26,310,000 50,801,583 53%
2017 1,921,664,000 10,552,740 1,932,216,740 96,610,837 21,997,130 26,310,000 48,307,130 50%
2018 1,921,664,000 19,028,147 1,940,692,147 97,034,607 19,609,173 33,025,000 52,634,173 54%
2019 1,921,664,000 29,888,307 1,951,552,307 97,577,615 17,402,902 33,025,000 50,427,902 52%
2020 1,921,664,000 47,857,069 1,969,521,069 98,476,053 15,394,309 33,025,000 48,419,309 49%
2021 1,921,664,000 68,605,519 1,990,269,519 99,513,476 13,433,192 32,825,000 46,258,192 46%
2022 1,921,664,000 90,161,453 2,011,825,453 100,591,273 11,590,000 32,325,000 43,915,000 44%
2023 1,921,664,000 112,432,947 2,034,096,947 101,704,847 9,950,000 31,425,000 41,375,000 41%
2024 1,921,664,000 135,327,155 2,056,991,155 102,849,558 8,755,000 30,125,000 38,880,000 38%
2025 1,921,664,000 156,550,306 2,078,214,306 103,910,715 7,530,000 28,425,000 35,955,000 35%
2026 1,921,664,000 171,085,688 2,092,749,688 104,637,484 6,265,000 26,405,000 32,670,000 31%
2027 1,921,664,000 183,266,424 2,104,930,424 105,246,521 4,950,000 24,115,000 29,065,000 28%
2028 1,921,664,000 193,068,967 2,114,732,967 105,736,648 3,590,000 21,630,000 25,220,000 24%
2029 1,921,664,000 200,369,536 2,122,033,536 106,101,677 2,185,000 18,965,000 21,150,000 20%
2030 1,921,664,000 202,443,110 2,124,107,110 106,205,355 1,100,000 16,115,000 17,215,000 16%
2031 1,921,664,000 204,537,420 2,126,201,420 106,310,071 625,000 13,080,000 13,705,000 13%
2032 1,921,664,000 206,652,673 2,128,316,673 106,415,834 140,000 9,885,000 10,025,000 9%
2033 1,921,664,000 208,789,079 2,130,453,079 106,522,654 6,580,000 6,580,000 6%
2034 1,921,664,000 208,789,079 2,130,453,079 106,522,654 2,930,000 2,930,000 3%
2035 1,921,664,000 208,789,079 2,130,453,079 106,522,654 0 0 0%

Total Equalized Value Outstanding G.O. Debt Principal at Year End

Village of Caledonia, Wisconsin

Tax Increment District # 4
General Obligation Debt Capacity Utilization
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