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VILLAGE OF GRAFTON TAX INCREMENTAL DISTRICT NO. 4 
 

A portion of the Northwest 1/4 of Section 25 and the Northeast 1/4 of Section 26, 
Town 10 North, Range 21 East, Village of Grafton, Ozaukee County, Wisconsin, 
described as follows: 
 
Commencing at the North 1/4 corner of said Section 25, thence West along the 
North line of the Northwest 1/4 of said Section 25 to the West right-of-way line of 
the Wisconsin Central Railroad, thence Southwesterly along said West right-of-
way to the North line of Lot 1 of Ozaukee County Certified Survey Map No. 1225 
which point is also the point of beginning of the district being described, thence 
continuing Southwesterly along said Westerly Railroad right-of-way to the 
Southeasterly corner of Lot 1 of Ozaukee County Certified Survey Map No. 1361 
thence Northwesterly along the extension of the Southwesterly line of said Lot 1 
to the centerline of C.T.H. 57, thence Southwesterly along said centerline of C.T. 
H. 57 to the extension of the East line of Lot 1 of Ozaukee County Certified 
Survey Map No. 1088, thence Southerly along said East line extended to the 
Southeast corner of said Lot 1, also being the Northwesterly right-of-way line of 
the Wisconsin Central Railroad, thence Southwesterly along the Southeasterly 
line of said Lot 1 to the Southeast corner of said Lot 1, thence North along the 
extended West line of said Lot 1 to the centerline of C.T.H. 57, thence 
Southwesterly along said centerline of C.T.H. 57 to the extension of the East line 
of Lot 1 of Ozaukee County Certified Survey Map No. 2848, thence North along 
the extended East line of said Lot 1 to the Southeast corner of said Lot 1, thence 
Southwesterly and Westerly along the South line of said Lot 1 to the Southwest 
corner of said Lot 1, thence North and West along the West line of said Lot 1 to 
the Northwest corner of said Lot 1, thence Northeasterly along the North line of 
said Lot 1 to the West right-of-way line of Chateau Court, thence Southerly, 
Easterly and Northerly along the right-of-way of Chateau Court to the Northwest 
corner of Lot 1 of Ozaukee County Certified Survey Map No. 2747 also being the 
South right-of-way line of Chateau Drive, thence East along the North line of said 
Lot 1 to the Northeast corner of said Lot 1 also being the West right-of-way line of 
First Avenue, thence North along said West right-of-way line to the extension of 
the North line of Lot 1 of Ozaukee County Certified Survey Map No. 3201, thence 
Easterly along the extended North line of said Lot 1 to the Northeast corner of 
said Lot 1, thence South along the East line of said Lot 1 to the Southeast corner 
of said Lot 1, thence Easterly to the Northeast corner of Lot 1 of Ozaukee County 
Certified Survey Map No. 2672, thence South along the West line of said Lot 1 to 
the Southwest corner of said Lot 1, thence East and Southeasterly along the 
South line of said Lot 1 to the Southeast corner of said Lot 1 also being the 
Easterly right-of-way line of C.T.H. 57, thence Easterly to the centerline of C.T.H. 
57 where it intersects the extension of the North line of the aforesaid Lot 1 of 
Ozaukee County Certified Survey Map No. 1225, thence Easterly along said 
North line extended to the Northeast corner along said North line, thence 
Southeasterly along the Northeasterly line of said Lot 1 to the Easterly corner of 
said Lot 1 and the point of beginning. 
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I. Introduction 
 
This document is the Project Plan (“Project Plan”) for Tax Incremental 
District Number Four, Village of Grafton (the “District”).  The Project Plan 
has been prepared in conformance with the provisions of Wisconsin 
Statutes Section 66.1105 (4)(d) (the “Tax Increment Law”). 
 
The District consists of approximately 32.2 acres of land located along 
Wisconsin Avenue between and roughly on both sides of First Avenue and 
Chateau Drive, in the southerly most part of an area often referred to as 
the  “South Commercial District” because it is located on the Village’s 
south end in a retail/office/manufacturing area.  The District boundaries 
are coterminous with approximately the southern one third of a 
redevelopment plan, prepared and approved pursuant to Wisconsin 
Statutes Section 66.1105.  The “South Commercial District 
Redevelopment Plan,” addresses opportunities for business retention, 
expansion, and property redevelopment in the district.  The goals, 
objectives and strategies set forth in the Redevelopment Plan are 
consistent with those of the District.  This area was chosen as the first of 
several TIF phases for the South Commercial District Redevelopment 
Plan.  This TIF Plan is in concert with the initial boundaries identified in the 
Redevelopment Plan.  This particular area is in need of public 
infrastructure repair and private renovation.  It also lacks essential safety 
and cautionary measures for pedestrian and automobile safety.  The 
properties within the proposed boundary will directly benefit from the 
proposed improvements in the project plan. 
 
The Redevelopment Plan will be implemented by the Community 
Development Authority (the “Authority”) of the Village of Grafton. 
 
 

II. Statement of Project Area 
 
The District is bounded on the north by Culvers and Manchester Mall 
(former Kmart), on the east and south by the Village limits and on the 
west by First Avenue and Chateau Court.  
 
The map on the next page (Map No. 1: Project Area) outlines the project 
area in accordance with the legal description Exhibit No. 1 in the 
appendix.  The map on the subsequent pages (Map No. 2: Parcel 
Identification) identifies the various parcels within the project area. 
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III. Tax Increment Capacity Calculations 
 

The boundary if the TID No. 4 is officially designated on Map No. 1.  TID 
No. 4 is comprised of a southern potion of the South Commercial District, 
as defined in the South Commercial District Redevelopment Plan.  State 
of Wisconsin Tax Incremental Law indicates that for a TID district to be 
viable under law the equalized value of taxable property in the district plus 
all existing districts does not exceed 7 percent of the municipality’s total 
equalized value.  Or, the value of the district plus the value increment of 
existing districts does not exceed 5 percent of the total municipal 
equalized value.  Calculations are based upon January 1, 2004 values.   
 
The tables below indicate the Village’s capacity to create TID No. 4: 

 
Total Equalized Value 

of the Village 
5% of the Total 
Equalized Value 

7% of the Total 
Equalized Value 

$887,287,500 $44,364,375 $62,110,125 
 
 

State Certified 2004 and Estimated TID Values: 
 
 Base Value Increment 

Value 
Total 

TID No. 2 $522,100 $12,590,200 $13,112,300
TID No. 3 $21,039,900 $8,207,200 $29,247,100
Proposed TID No. 4 $11,718,100 $0 $11,718,100
Estimated in all TIDs $33,280,100 $20,797,400 $54,077,500
 
 

The Village’s Remaining Estimated Capacity to Create Additional TIDs 
Based Upon January 1, 2004: 

 
 5% Calculation 7% Calculation 
Total Village Capacity $44,364,375 $62,110,125
Existing & Proposed TIDs $33,280,100 $54,077,500
Remaining Capacity $11,084,275 $8,032,625
 
 

Based on both the 5 percent and 7 percent calculations, the Village of 
Grafton will have approximately $11,084,275 in remaining TID capacity 
based upon the larger derived calculated difference.  During the adoption 
of the plan, the Plan Commission, Village Board and Joint Review Board 
utilized 2003 data because 2004 values were not yet available.  This plan 
has been updated to reflect the current 2004 values. 
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IV. Project Plan Goals and Objectives 
 

The creation of the District promotes the orderly development of the 
Village as follows: 
 
Goals: 
 
1. Encourage the retention and expansion of existing business within 

the South Commercial District.  
 
2. To reverse the below-average increase in tax base and to increase 

the economic vitality of the area by eliminating blighted, 
underutilized property and by encouraging private/public 
development.  

 
3. To broaden the property tax base of the community. 

 
4. To position this area, created in the 1950’s, to be competitive in the 

21st century in the retail, office, and industrial sector and also 
conducive to existing housing and future housing development.   

 
5. To directly serve to rehabilitate or conserve the area and create a 

healthy mix of business, retail, industrial, and residential uses. 
 

6. To eliminate blight and prevent the development and spread of 
blighted areas. 

 
7. To make improvements to public infrastructure where necessary to 

promote development and redevelopment. 
 

8. To upgrade public infrastructure and improve deteriorated roadway 
conditions. 

 
9. To improve pedestrian and automobile safety. 
 
Objectives: 
 
1. Eliminate blighting influences and environmental deficiencies, 

which detract from the functional unity, aesthetic appearance, 
economic welfare and prevent the recurrence of blight and blighting 
conditions in the surrounding neighborhood. 

 
2. Eliminate underutilized land and/or environmentally hazardous 

conditions. 
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3. Create parcels that are functionally adaptable with respect to shape 
and size for disposition and redevelopment in accordance with 
current development needs and standards. 

 
4. Help rehabilitate or remove deteriorated, obsolescent, blighted and 

structurally substandard buildings for uses permitted in this Plan. 
 
5. Provide for the orderly physical and economic growth of this parcel 

through planned and controlled redevelopment. 
 
6. Foster redevelopment activities included in this project, which are 

consistent with uses permitted in this Plan, the sound needs and 
growth of the surrounding area, and the community as a whole. 

 
7. Assure redevelopment incorporating architectural design, site 

planning, landscaping, signage, public art and amenity lighting, 
which are aesthetically pleasing and compatible with existing 
development in the area. 

 
8. Foster economic development by providing facilities, which 

generate employment opportunities and/or new housing for Village 
residents. 

 
9. Provide economic development loans and/or grants to qualified 

redevelopers or property owners consistent with the goals and 
objectives of this Plan.  

 
10. Provide project and site improvements, including the installation, 

construction, or reconstruction of streets, alleys, pedestrian ways, 
parking lots, utilities, and other related improvements necessary for 
carrying out the objectives of this Plan.  

 
11. Achieve private redevelopment, which will add to the tax base of 

the Village of Grafton and stimulate business activity in this part of 
the Village. 
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V. Existing Land Uses and Conditions:  
 

A description of the existing land uses within the proposed boundary for 
TID No. 4 is located on Map. No. 3.  Although there are some compatible 
and solid uses in TID No. 4 the area lacks cohesiveness, synergism and 
compatibility.  The mix of uses in TID No. 4 includes industrial, 
commercial, office, retail, and residential uses.  While most industrial 
development is located on the west end of the district, it is within close 
proximity to residential development and is mottled in with commercial and 
retail uses.  Frontage along Wisconsin Avenue consists solidly of 
commercial, office and retail uses, with some vacant and residential 
property.  First Avenue consists of commercial, industrial and residential.  
Chateau Drive consists of service retail, office, industrial uses and vacant 
property.  Also important is the interactive relationship between these uses 
and especially from pedestrian and automobile perspectives.  Pedestrian 
sidewalks and crosswalks are scatted throughout the area and in some 
locations entirely missing.  Crosswalks are worn or lack proper definition 
and as a result pedestrian activity generated from the residential uses in 
the district have almost no human association with the neighboring 
commercial and retail uses.  From an automobile standpoint, the 
intersection of First Avenue and Wisconsin Avenue is crates difficulty in 
navigation of turning movements and turning and regular traffic lanes 
could be better defined.  The boulevard format of First Avenue presents 
some opportunities for more symbiotic land use transitions between 
residential and industrial and commercial uses.  The power transmission 
lines that run along the median in First Avenue creates a visual impact 
when entering the district from the south.  The intersection of Wisconsin 
Avenue and First Avenue is an ideal point to create some visual focal 
point or gateway to the area.  By creating this gateway on a pedestrian 
level less attention will be given to the power lines and their negative 
visual impact.  Pedestrian, automobile, land use, building and facility 
upgrades will go a long way toward safeguarding property value, 
garnering new investment in the area, and creating a productive 
relationship between land uses, and encourage economic activity.  
 
The area within the proposed boundary for TID No. 4 is currently divided 
into the following five zoning districts: 
 
1. C-1 Neighborhood Business 
2. C-2 Community Business District 
3. M-1 Industrial 
4. MFR-1 Medium Density Multiple-Family Residential 
5. PUD – Planned Unit Development 
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In some instances, the zoning is inadequate and may not accommodate 
the kind of future development needed to revitalize the area.  In such 
cases, zoning will be changed on a project-by-project basis.   
 
The condition of a minimum of 51 percent of real property within the TID 
No. 4 is considered blighted, physically and/or economically, due to 
deteriorating buildings, inappropriate land uses, disruptive traffic patterns, 
inadequate streetscape and pedestrian amenities (See Map No. 4).  A 
majority, but not all of the structures, sites and infrastructure within the are 
considered aged or deteriorating.  Even modern structures in the area 
could use repairs and maintenance.  Vacant sites remain underutilized 
and public infrastructure needs to be repaired or upgraded.   
 
According to Planning and Development Department, Department of 
Public Works, and Inspection Department files, site analysis, and 
photographs there are many major causes of blight and/or property 
utilization in the area including the presence of underutilized structures 
and sites, vacant and obsolete buildings, and deteriorating infrastructure.  
The table on the following page indicates the extent of blight within the 
area, during the creation of the plan document. 
 
  Underutilized or vacant   15.3  Acres 
  Developed and viable property   9.0  Acres 
  Public roadway     7.9  Acres 
   T  O  T  A  L    32.2  Acres 
 
Of the developable land within the district, 62.9 percent is currently 
underutilized or vacant. While this number may seem high, it is important 
to note that there are many flourishing businesses in this area and that a 
remains a strength; however, they may need economic assistance to 
ensure the long term viability of these business properties.   Every effort 
will be made to help them prosper. There is no doubt that the early 
evidence of blight has appeared in the area and curbing or eliminating that 
blight through redevelopment and refurbishment is critical to the economic 
prosperity of the entire area. 
 
The existence of underutilized vacant parcels also needs to be addressed 
to fully realize the potential of this area.  Quality development and 
redevelopment should be encouraged by the Village to set a positive trend 
for future economic activity within the district. 

 
Deteriorated or Underutilized Structures:  
 
The area contains a number of underutilized and vacant parcels offering 
opportunities for both redevelopment of existing structures and new 
development on vacant parcels. 
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Throughout the district there are examples of blight or underutilization 
vacant and unkept parcels, deteriorated structures and substandard public 
roadways like Oak Street, poor traffic circulation and lack of pedestrian 
safety. 
 
Map No. 3: Existing Land Use outlines the project area in accordance with 
the legal description. The map on the subsequent pages (Map No. 4: 
Property Conditions) identifies the various parcels within the project area.  

 
Conclusion: The existence of vacant parcels and underutilized properties 
substantially impairs sound growth in the community, constitutes an 
economic and social liability and pose a menace to the public’s health, 
safety, morals, and welfare in their present condition and use. It is 
important to pursue redevelopment in a proactive approach to prevent the 
area from accumulating additional fill materials that cannot be developed 
upon, as well as discarded vehicles. In recognition of all the above, the 
area is therefore a blighted area within the meaning of Section 
66.13333(2)(m)(b) of the Wisconsin Statutes in need of blight elimination 
and an urban redevelopment project. 
 
 

 
 

Picture 1 – Underutilized industrial land along First Avenue. 
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Picture 2 – Underutilized retail development within TID area. 
 
 
 

 
 

         Picture 3 – Retail development along Wisconsin Avenue that can be 
aesthetically enhanced. 
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VI. Proposed Changes in Project Area Land Uses 
 
No changes are proposed to the zoning ordinance or building codes.  It is 
possible that a mixed residential/retail redevelopment would occur which 
would require a rezoning to a Planned Unit Development, but the 
underlying retail zoning district would remain unchanged.  The Village has 
created Design Guidelines for the District to encourage quality 
redevelopment and building refurbishment that also promotes a unique 
identity for the area. The District will be redeveloped with retail, residential, 
commercial, office, and light industrial uses, which meets the current 
zoning. 

 
VII. Statements of Proposed Improvements 
 

The TID No. 4 will require a number of public improvements to enhance 
the overall image of the area and to bring this portion of the South 
Commercial District up to the standards expected by developers in today’s 
real estate market.  The costs listed are preliminary and are not based 
upon construction documents and may change as the scope and extent of 
the various improvements becomes further defined.  The yearly schedule 
for the proposed improvements may also vary depending on proposed 
new developments within the District.   

 
Estimates of public improvements costs do not include any property 
acquisition that may be required for construction of specific elements of 
the plan.  In many instances the Village may be granted an easement by a 
property owner to make the required improvement.   

 
The project plan for TID No. 4 is a tool which allows the Village’s 
Community Development Authority, Village Board and Plan Commission 
to implement specific public improvement projects as illustrated on the 
“Public Improvements” exhibit and listed on the Public Improvements 
spread sheet.  
The Community Development Authority’s duties will include: 

• Implementation of this TID plan. 
• Providing guidance to the Village Board and Plan Commission through 

a thorough review of all proposed developments within the district. 
• Working with developers to refine circulation, parking, building 

placement, access and landscape development of each new 
development within the district. 

• Overseeing additional engineering and planning efforts necessary for 
specific implementation of various components of this plan. 

• Establishing and adopting building and site Design Guidelines for the 
district. 
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• Identifying and obtaining various state and federal grants for the 
implementation of specific elements of the public improvements 
identified within the TID plan. 

• Oversight of all public improvement construction projects within the 
district. 

• Developing and implementing a marketing plan for recruitment of new 
developers and businesses. 

• Upgrading the overall infrastructure of area, improving functionality, 
aesthetics, and safety. 

The goal and anticipated result of TID No. 4 will be the economic 
revitalization of a portion of the South Commercial District.  The Village’s 
investment within the district will improve traffic circulation through specific 
improvements to Wisconsin Avenue and Chateau Drive.  Roadway 
improvement to these selected streets will increase access and improve 
internal circulation which will make the sites more attractive for new 
development.  The public improvements will also address improving the 
pedestrian circulation to the area through the addition of sidewalks and 
enhanced pedestrian crossings at key intersections.   

The overall aesthetics of the area will also be improved through a 
streetscaping program.  Additional landscaping at key intersections, 
addition of street trees, placement of benches and trash receptacles at 
selected locations will enhance the experience of visiting the area.  
Identity gateways will define the area’s renaissance and add to the overall 
enjoyment of the district as well as demonstrate the Village’s commitment 
to the area making the area more attractive to developers.   

The streetscape program will also address wayfinding through a series of 
signage elements to direct people to specific developments within the 
district.  The wayfinding will be coordinated with the Village’s existing 
wayfinding program.  

Public improvements and their associated budgets should be reviewed on 
a yearly basis to make any modifications as may be required to service 
new development within the district.  

 
Safety, accessibility, and aesthetics are three factors that the Village has 
direct control over when redeveloping an area. In an effort to improve both 
the vehicular and pedestrian environment in the district, there are a 
number of physical improvements the Village should consider.  With the 
development of Grafton Square Condominiums, the redevelopment of a 
major grocery store and the existing Sunrise Apartments, there will be an 
increased concentration of pedestrians in the vicinity of First Avenue and 
Wisconsin Avenue.  The number of residents in the district will result in 
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additional pedestrian trips between the two residential projects and the 
grocery store. 
 
In response to the goals of the Redevelopment and the TID Plans 
improvements to the First Avenue/Wisconsin Avenue intersection and 
general area should include: 

 
• Better definition of the travel lanes and turning movements in this 

intersection and on First Avenue.  
• Better definition of pedestrian crosswalks.  This can be achieved by 

utilizing a bolder striping pattern (painted) for the crosswalk areas and 
maintaining the crosswalks with yearly repainting. 

• Use of special colored concrete crosswalks can also increase the 
visibility of the crosswalk areas.  Colored concrete and special painting 
can also be used in combination with each other to increase definition 
of pedestrian areas. 

• Eliminate the separate turning lane westbound Wisconsin to 
northbound  First Avenue.  This will greatly improve the pedestrian 
crossing of First Avenue by slowing traffic and shortening the 
pedestrian travel distance in the street. 

• Traffic calming, or the reduction of speed through this intersection, will 
also benefit pedestrians, bicyclists and other drivers.  This can be 
accomplished through the use of special concrete treatment of the 
intersection.  Colored and textured pavement offers the motorist a 
visual cue that they are approaching a prominent intersection and they  
this traffic calming.  Another possibility is utilizing a “raised intersection” 
design to slow traffic moving through the area. 

• Pedestrian lighting can also increase the intersections safety.  The 
addition of lights, street trees and adequate sidewalks along First 
Avenue and Wisconsin Avenue will improve the aesthetics and 
experience of pedestrians utilizing the area.   

• Addition of landscaping and prominent Village entrance sign.  While 
these improvements do not have a direct on safety the addition of 
landscaping can help in defining areas, particularly roadway edge and 
pedestrian zones parallel to the roadway. 

 
The goal of these improvements is to not only increase the safety of the 
area but to also link residential, commercial, industrial and office uses 
through an integrated system of public sidewalks. 

 
Along with the visible improvements discussed above there are functional 
improvements that need to be addressed.  More specifically: 

 
• Improved storm water drainage within the area, specifically along 

Wisconsin Avenue. 
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• Repair of underground utilities such as the Village’s water and sanitary 
sewer.   

Water, storm and sanitary sewer improvements will be paid for by the 
Utility’s capital improvement program.   After the completion of the Utility 
work on Wisconsin Avenue, pavement repair, and aesthetic improvements 
can be made to the Wisconsin Avenue Corridor.    

Map No. 5: Existing Conditions outlines the proposed public improvements 
to the area. 
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Map No. 5: Proposed Improvements 
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VIII. Estimated Project Cost 
 

The project costs are directly related to eliminating blight and directly 
serve to rehabilitate or conserve the area, consistent with the purpose for 
which the District was created. 
 
The costs included in this section are without limitation, eligible project 
costs as defined under Section 66.1105 (2)(f) of the Wisconsin Statutes. 
 
The Village’s policy for the use of these funds is to assist major 
redevelopment projects, which will generate additional property taxes 
(increment).  The maximum amount of Village participation in any private 
redevelopment project will be based upon the expected property tax 
increment to be generated by the redevelopment projects for a period no 
longer than 23 years pursuant to the Tax Increment Law. 

 
The Village Board may make those contributions pursuant to a 
Cooperation Agreement entered into with the Authority.  The total project 
costs (capital cost, minus land sales, plus financing costs) are further 
described in Exhibit I.  Estimated Project Cost and Section IX Project 
Financing and Timetable for Expenditures. 
 
No non-project costs are anticipated. 
 
The following table, Exhibit 1 – Estimated Project Costs sets a detailed list 
of estimated project capital costs.  All projected costs will be incurred in 
phased approach in the first years after a Tax Increment Financing District 
is created. 
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Exhibit 1: Estimated Project Costs 
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IX. Project Financing and Timetable for Expenditures 
 

The project will be financed primarily through the sale of Taxable General 
Obligation (G.O.) Bonds, Tax Exempt G.O. Bonds.  Other funds available 
could come from land sale proceeds, and federal and state grants such as 
Community Development Block Grant (CDBG) funds, Wisconsin 
Department of Commerce Brownfield Grants, and Wisconsin Department 
of Natural Resources Site Assessment Grants. 
 
Due to the substantially lower interest rate on G.O. bonds, the anticipated 
tax increment revenue would be more than adequate to cover the total 
debt service.   
 
The Project Plan cost will be incurred, and all expenditures will be made 
by the year 2009. 

 
For the sake of providing financing and expenditure estimates, the interest 
rate used was 6.5 percent, which is considered a conservative figure. 

 
Depending on the ultimate development, improvement, or redevelopment 
of each disposition parcels, there may be a need to install and/or relocate 
some public or private infrastructure such as sewer, water, roadway, gas, 
electric, etc., to more readily accommodate investment. 
 
It may be advantageous for the Village to look for additional funding 
mechanisms other than TIF for financing some of the future public 
improvements within the district.  The following list in not intended to be an 
all-inclusive list since many grant and funding programs are in a state of 
change in today’s tight budgetary climate.  
 
Funding options include: 
 
1. Stewardship Grants – This group of grants are administered through 

the DNR and are limited to park, recreation and open space acquisition 
and improvement.  These grants may be applicable for bicycle 
improvements within the district. 

 
2. Statewide Transportation Enhancement Program (STEP) – This 

funding mechanism is administered through the Wisconsin Department 
of Transportation and includes funding (on a cost sharing basis) for 
some aesthetic enhancements along public roadways. 

 
3. Transportation Economic Assistance (TEA) Grant – The TEA Grant 

program is administered through the Wisconsin Department of 
Transportation and includes funding for roadway projects that create 
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jobs.  An evaluation of the new job potential within the TID may qualify 
some of the roadway work for this program. 

 
4. Congestion Mitigation and Air Quality Grant (CMAQ) – The CMAQ 

grant program is administered through the Wisconsin Department of 
Transportation and includes funding for projects that may reduce 
congestion or improve air quality.  Bicycle facilities and roundabouts 
may qualify for this program. 

 
X. Tax Increment Projection and Economic Feasibility Analysis 

 
The financial feasibility of the Project Plan is based upon the expected 
property tax increment to be generated.  Table No. 2a and 2b on the next 
page indicate the 2004 property tax rates for the different taxing 
jurisdictions and bond information.    
 
The tax increment to be generated by the District is based upon the 
increases in real and/or personal property value and the building 
improvements/additions during the life of the District.   Table No. 3 
indicates the Preliminary Debt Service Plan.  
 
The TID Pro Forma set forth in Table No. 4 - indicates that the anticipated 
revenues exceed the projected estimated project cost.  The Project Plan, 
therefore, has been determined to be economically feasible.   
 
The Village recognizes that a real potential exists that the environmental 
and site preparation costs may be considerably higher than currently 
projected.  The Village anticipates that Community Development Block 
Grant funds or Brownfield clean-up grants may need to be made available 
to finance a portion of any unanticipated increased costs.  The Village 
intends to recover these costs to the greatest extent possible through 
revenues generated by the District.  As a result of projected amount of 
debt to be issued to finance the project costs, the incremental revenue 
required to service the debt will necessitate that the District continue for 
about 20 years (about 3 year less than the maximum 23-year period 
allowed by state statutes), or December 31, 2026.  Table No. 3 indicates 
the preliminary debt service plan. 
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Table 2a and 2b 2004 Property Taxes and Bond Information 
 
 

 2004 PROPERTY TAX RATES  

   Tax Rate Per Dollar  
 State of Wisconsin 0.00020  
 Ozaukee County 0.00187  
 Village of Grafton 0.00649  
 MATC 0.00194  
 Grafton School District 0.01111  
 Total 0.02161  
    
    
    

 BOND INFORMATION 
   Rates Amounts 

 Base Amount   $2,300,000 
 Interest Rate 6.5%   
 Fees 0.5727% $13,173 
 Total Borrowed   $2,313,173 
       
   Total TID Cost of Loan* $5,562,751 

 * includes project cost, finance fees and capitalized interest 
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Table No. 3 Preliminary Debt Service Plan 
 

        

PRELIMINARY DEBT SERVICE PLAN 
                
Principal     $3,426,923   Project Loan: $2,300,000
Interest     6.50%   Finance Fees: $13,173
Term     20 Years Finance Fee Rate: 0.5727%
# of Principal Payments 14         
Date of Issue   Dec-04   Capitalized Interest: $1,113,750
Total TID Cost of Loan $5,562,751         
                

  Year Principal 
Pmnt # 

Unpaid 
Principal 

Principal 
Payment 

Interest 
Payment Total Payment   

  2004 0 $3,426,923 $0 $0 $0   
  2005 0 $3,426,923 $0 $222,750 $222,750   
  2006 0 $3,426,923 $0 $222,750 $222,750   
  2007 0 $3,426,923 $0 $222,750 $222,750   
  2008 0 $3,426,923 $0 $222,750 $222,750   
  2009 0 $3,426,923 $0 $222,750 $222,750   
  2010 1 $3,426,923 $62,341 $222,750 $285,091   
  2011 2 $3,364,582 $82,543 $218,698 $301,241   
  2012 3 $3,282,039 $104,542 $213,333 $317,875   
  2013 4 $3,177,497 $128,471 $206,537 $335,008   
  2014 5 $3,049,026 $154,468 $198,187 $352,655   
  2015 6 $2,894,558 $182,685 $188,146 $370,832   
  2016 7 $2,711,873 $213,282 $176,272 $389,553   
  2017 8 $2,498,591 $246,428 $162,408 $408,837   
  2018 9 $2,252,163 $282,308 $146,391 $428,699   
  2019 10 $1,969,855 $321,116 $128,041 $449,156   
  2020 11 $1,648,739 $363,060 $107,168 $470,228   
  2021 12 $1,285,679 $408,363 $83,569 $491,932   
  2022 13 $877,316 $457,261 $57,026 $514,287   
  2023 14 $420,055 $420,055 $27,304 $447,359   
  2024 15 $0 $0 $0 $0   
  2025 16 $0 $0 $0 $0   
  2026 17 $0 $0 $0 $0   

  TOTAL     $3,426,923 $3,249,578 $6,676,501   
                

Total Payment - Capitalized Interest = Total Cost of Loan 
$6,676,501 - $1,113,750 = $5,562,751 
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Table No. 4 TID Pro Forma 
 

TID PRO FORMA 
                
BASE VALUE   $11,718,100         
TAX RATE   20.67         
INFLATION INCREMENT   3.0%         
ANNUAL INCREASE IN TAX RATE 0.0%         
                

YEAR PREVIOUS 
VALUATION 

INFLATION 
INCREMENT INCREMENT TOTAL 

VALUATION
CUMULATIVE 
INCREMENT 

REAL 
ESTATE 
SALES 

TIF 
REVENUE

2004 $11,718,100 $0 $0 $11,718,100 $0 $0 $0
2005 $11,718,100 $351,543 $7,000,000 $19,069,643 $7,351,543 $0 $0
2006 $19,069,643 $572,089 $550,000 $20,191,732 $8,473,632 $0 $0
2007 $20,191,732 $605,752 $475,000 $21,272,484 $9,554,384 $0 $158,867
2008 $21,272,484 $638,175 $3,000,000 $24,910,659 $13,192,559 $0 $183,115
2009 $24,910,659 $747,320 $0 $25,657,979 $13,939,879 $0 $206,470
2010 $25,657,979 $769,739 $0 $26,427,718 $14,709,618 $0 $285,091
2011 $26,427,718 $792,832 $0 $27,220,549 $15,502,449 $0 $301,241
2012 $27,220,549 $816,616 $0 $28,037,166 $16,319,066 $0 $317,875
2013 $28,037,166 $841,115 $0 $28,878,281 $17,160,181 $0 $335,008
2014 $28,878,281 $866,348 $0 $29,744,629 $18,026,529 $0 $352,655
2015 $29,744,629 $892,339 $0 $30,636,968 $18,918,868 $0 $370,832
2016 $30,636,968 $919,109 $0 $31,556,077 $19,837,977 $0 $389,553
2017 $31,556,077 $946,682 $0 $32,502,760 $20,784,660 $0 $408,837
2018 $32,502,760 $975,083 $0 $33,477,842 $21,759,742 $0 $428,699
2019 $33,477,842 $1,004,335 $0 $34,482,178 $22,764,078 $0 $449,156
2020 $34,482,178 $1,034,465 $0 $35,516,643 $23,798,543 $0 $470,228
2021 $35,516,643 $1,065,499 $0 $36,582,142 $24,864,042 $0 $491,932
2022 $36,582,142 $1,097,464 $0 $37,679,607 $25,961,507 $0 $514,287
2023 $37,679,607 $1,130,388 $0 $38,809,995 $27,091,895 $0 $537,312
2024 $38,809,995 $1,164,300 $0 $39,974,295 $28,256,195 $0 $561,028
2025 $39,974,295 $1,199,229 $0 $41,173,523 $29,455,423 $0 $585,456
2026 $41,173,523 $1,235,206 $0 $42,408,729 $30,690,629 $0 $610,616

TOTAL   $19,665,629 $11,025,000     $0 $7,958,257
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Table No. 5 Projected New Development or Redevelopment 
 

 

PROJECTED NEW DEVELOPMENT/INCREMENT 

Year Property Value 
Increase  Type 

2004 $0   

2005 $7,000,000 Grafton Square Condos 

2006 $550,000 Office Additions 

2007 $475,000 Retail Expansion 

2008 $3,000,000 Grocery Store Rehab. 

2009 $0   

2010 $0   

2011 $0   

2012 $0   

Total $11,025,000   
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XI. Statement of Feasible Method Proposed for Relocation 
 
This section is required pursuant to State Statutes to be included in the 
TIF Plan.  It is specifically placed in the text of the plan to inform 
individuals of all possibilities associated with a TID.  It is not an accurate 
indication of any future actions. 
 
The Village and the Authority are authorized to make relocation payments 
to, or with respect to, persons (including families, business concerns and 
others) being displaced from the project for moving expenses and losses 
of property for which reimbursement or compensation is not otherwise 
made, when such projects and expenditures are approved by the Village 
Board.  Any persons being displaced during the course of the project 
relocated from properties within the area during the course of project 
execution, shall be afforded the opportunity to be relocated in available 
accommodations which are decent, safe, sanitary, and otherwise 
habitable and which are within their financial means, all in accordance with 
a Relocation Plan, prepared pursuant to Sections 32.19 and 32.25 to 
32.27 and 66.431(10) of the Wisconsin Statutes and subsequently 
approved by the Wisconsin Department of Commerce. 

 
XII. Benefit to Area 
 

The most important aspect of this plan is that it will benefit all properties 
involved in the TIF boundary.  It is expected that this TIF plan will be the 
first phase that implements the South Commercial District Redevelopment 
Plan.  Infrastructure and public safety improvements will be made to First 
Avenue and Wisconsin Avenue in this portion on the plan will occur 
adjacent to the properties identified in the Plan boundaries.  In addition, 
economic incentives will be made available to help promote 
redevelopment or property enhancement that may not have otherwise 
occurred.  The framework is geared toward getting the area back on track 
economically.  Again, this is the first phase of what will be a continued 
effort in implementing the South Commercial District Redevelopment Plan. 
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