
Tax Increment District No. 4 Amendment

City of Mauston, WI
September 12, 2023
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TIF Building Blocks: Cash Flows
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Tax Increment District No. 4

• Add new territory to the 
District.

• Provide funding development 
incentives for apartment 
project.

Purpose

• Promote economic 
development and 
revitalization of the 
downtown area.

Goal

• Not less than 50% by area 
of real property within 
District is blighted area.

Required Finding
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Tax Increment District No. 4
Preliminary Development & Increment Assumptions

• Construction on newly 
added parcels is 
anticipated in 2024

• Value from apartment 
development is 
estimated at $4.5 million.

• Total revenue estimated 
to be $7,531,088 through 
2050.

Type of District Base Value 2,594,603
District Creation Date Appreciation Factor 0.00%

Valuation Date Jan 1, 2022 Base Tax Rate $23.61
Max Life (Years) Rate Adjustment Factor

Expenditure Period/Termination 22 9/29/2044
Revenue Periods/Final Year 27 2050

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

1 2022 3,765,200          2023 -                  3,765,200 2024 $23.61 88,894
2 2023 -                      2024 -                  3,765,200 2025 $23.61 88,894
3 2024 4,500,000          2025 -                  8,265,200 2026 $23.61 195,136
4 2025 430,300             2026 -                  8,695,500 2027 $23.61 205,295
5 2026 2,500,000          2027 -                  11,195,500 2028 $23.61 264,318
6 2027 -                      2028 -                  11,195,500 2029 $23.61 264,318
7 2028 -                      2029 -                  11,195,500 2030 $23.61 264,318
8 2029 1,000,000          2030 -                  12,195,500 2031 $23.61 287,928
9 2030 -                      2031 -                  12,195,500 2032 $23.61 287,928

10 2031 -                      2032 -                  12,195,500 2033 $23.61 287,928
11 2032 1,000,000          2033 -                  13,195,500 2034 $23.61 311,537
12 2033 -                      2034 -                  13,195,500 2035 $23.61 311,537
13 2034 -                      2035 -                  13,195,500 2036 $23.61 311,537
14 2035 -                      2036 -                  13,195,500 2037 $23.61 311,537
15 2036 -                      2037 -                  13,195,500 2038 $23.61 311,537
16 2037 -                      2038 -                  13,195,500 2039 $23.61 311,537
17 2038 -                      2039 -                  13,195,500 2040 $23.61 311,537
18 2039 -                      2040 -                  13,195,500 2041 $23.61 311,537
19 2040 -                      2041 -                  13,195,500 2042 $23.61 311,537
20 2041 -                      2042 -                  13,195,500 2043 $23.61 311,537
21 2042 -                      2043 -                  13,195,500 2044 $23.61 311,537
22 2043 -                      2044 -                  13,195,500 2045 $23.61 311,537
23 2044 -                      2045 -                  13,195,500 2046 $23.61 311,537
24 2045 -                      2046 -                  13,195,500 2047 $23.61 311,537
25 2046 -                      2047 -                  13,195,500 2048 $23.61 311,537
26 2047 -                      2048 -                  13,195,500 2049 $23.61 311,537
27 2048 -                      2049 -                  13,195,500 2050 $23.61 311,537

Totals $13,195,500 $0 Future Value of Increment $7,531,088

Blighted Area
September 29, 2022

27

Yes
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TID 4 Anticipated Project Costs

Phase I Phase II Phase III Phase IV Phase V
2024 2026 2029 2032 2035 Total (Note 1)

Project ID Project Name/Type

1 Building Improvement Grants (Note 2) 250,000 145,000 155,000 130,000 155,000 835,000
2 Site Demolition and Reconstruction Projects (Note 2) 350,000 275,000 100,000 100,000 25,000 850,000
3 Parking Facilities (Note 2) 125,000 25,000 50,000 200,000
4 Downtown Public Space Enhancements (Note 2) 215,000 95,000 70,000 30,000 5,000 415,000
5 Development Incentives 1,500,000 1,500,000

Total Projects $940,000 $540,000 $375,000 $260,000 $185,000 $1,500,000 $3,800,000

Notes:
Note 1 Project costs are estimates and are subject to modification
Note 2 These projects were included in the 2022 Creation Project Plan

Throughout

City of Mauston, WI
Tax Incremental District No. 4

Estimated Project List

• Development incentives for apartment building are included in this 
amendment.

• Original Project Plan costs are still included for future implementation.
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• Development incentives expected to begin in 2026 to coincide with creation of 
new value.

• State Trust Fund Loans anticipated for existing TID 4 projects. 
• All financings subject to Council authorization prior to implementation.

Tax Increment District No. 4
Preliminary Cash Flow
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• August 28, 2023
 Initial Joint Review Board meeting

 Plan Commission public hearing

 Approval of resolution recommending approval of TID 4 amendment to City 
Council

• September 12, 2023
 City Council meeting to approve Amendment

• September 28, 2023
 Final Joint Review Board meeting

Preliminary Timeline
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Questions?

Sean Lentz
Senior Municipal Advisor
(651) 697-8509
slentz@ehlers-inc.com

Josh Low
Associate Municipal Advisor
(651) 697-8596
jlow@ehlers-inc.com
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