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I. INTRODUCTION. 
 
Tax Incremental District No. 7 (TID #7) is located on the south side of the Village, generally 
beyond the northeast corner of the US Highway 51/STH 19 interchange. With this latest 
amendment, TID #7 now includes approximately 336 acres of land slated for mixed-use 
development.   The proposed boundary of TID #7 is depicted on Map 1A.4. Areas within one-half 
mile of the proposed boundary of TID #7 is depicted on Map 1B.4 and the subject property 
proposed to be removed from the current TID #7 boundary is identified on Map 1C.4.  
 
The Village created TID #7 in June 2011. The Project Plan for the District was replaced with an 
amended plan in 2014 (Amendment #1) to improve the short-term financial viability of TID #7 by 
enabling up to 60 acres within the TID to be developed for residential use.  A subsequent 
amendment in 2018 (Amendment #2) added new public infrastructure projects to promote 
development and redevelopment opportunities that presented themselves in the Reardon Road 
Commercial area. That infrastructure was completed in 2019. 
 
In 2020, Amendment #3 replaced the previous Project Plan to address significant changes in 
development proposals within TID #7 that significantly enhanced the success of TID #7. Since 
the 2020 amendment, the Village has finalized its development agreement with CAH Co 
DeForest, LLC, to enable construction of Hooper Corporation’s headquarters and fabrication 
facility within TID #7.  As a result, a majority of the public projects previously identified in this Plan 
located within and adjacent to CAH-owned parcels (hereinafter the “CAH Property”) have been 
completed. 
 
This Amendment #4 is intended to modify the TID #7 boundary, current text, and budget to better 
accommodate the remaining public projects within the District and provide for adequate business 
incentives through the remaining expenditure period. 
 

II. PROJECT PLAN AMENDMENT SUMMARY. 
 
The previous TID #7 Project Plans contemplated Village borrowing to fund infrastructure 
improvements and other project costs, while retaining the flexibility to finance those costs through 
“pay as you go” developer funding.  Early in TID #7’s life, Bear Tree Parkway was extended as 
an underpass in connection with the expansion of USH 51 to four lanes, and a segment of Bear 
Tree Parkway was constructed in anticipation of future business development to the south.  
Reardon Road was also reconstructed, and sewer and water facilities were extended to adjacent 
parcels. Then, in October of 2019, the CAH Property (consisting at the time of the remaining 
undeveloped Norski Dane Property) was acquired by CAH, which constructed new corporate 
offices and fabrication facility for its parent company, Hooper Corporation, and began marketing 
the remaining developable lands for residential, office, research and complimentary retail uses.  
To date, additional single-family and duplex developments have occurred north of Hooper’s 
facilities. The current land use of all parcels in the District is depicted in Map 2A.4.  The remaining 
vacant CAH Property are depicted in Map 2B.4 which are currently marketed for development. 
 

A. Boundary Amendment. 
 

This Amendment #4 amends the boundary of TID #7 in order to accommodate a development 
project anticipated to start prior to the expiration of the TID #7 expenditure period in June 2026.  
That development project is expected to locate on the two parcels being added to TID #7 by this 
Amendment #4, as depicted on Map 1C.4.  Those parcels are currently located in the Village’s 
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TID #2, and the two districts will overlap to the extent of those two parcels and an adjacent 
segment of STH 19 right-of-way upon approval of this Amendment #4. 
 
To allow for the boundary amendment under the TIF Law, the northern portion of the property 
between the CAH Property and US Highway 51 will be subtracted from the TID #7 by this 
Amendment #4, as shown on Map 1C.4.  Recent conversations with the owners of that 
approximately 70 undeveloped acres have confirmed that development of that land will likely not 
commence within the remaining TID #7 expenditure period.  
 

B. Infrastructure Projects.   
 
In 2020-21, a realigned north-south collector street (Pederson Crossing Boulevard) along with 
associated utilities was constructed in a single phase to serve the new corporate campus and 
remaining developable lots in the CAH Property.  Although the previous Project Plan 
contemplated construction of those improvements in as many as four phases, they were 
completed in a single phase. Those improvements opened much of the CAH Property for 
immediate development. 
 
The previous Project Plan also contemplated the extension of a new sewer main westerly along 
STH 19 to connect with existing mains at Blanchar’s Crossing (Project No. 8 in Amendment 1, 
Table 1.2).  That project, with its estimated cost of $732,476 was determined to be unnecessary 
and was eliminated by Amendment #3.  A similar extension of public water mains to the west 
(Project No. 7 in Amendment 1, Table 1.2) was also eliminated, removing $209,087 from the 
Project Plan expenditures. 
 
With the accelerated completion of the north-south collector road, roadway and intersection 
improvements at USH 19 (Projects 5 and 6 in Amendment 1, Table 1.2) have also been mostly 
completed earlier than planned.  Amendment 3 also updated the STH 19 costs considering further 
definition of the required improvements following input from the Wisconsin Department of 
Transportation (WisDOT).   
 
Given that the lands being subtracted from the District are not expected to develop in the near 
future, Project 4 (in Table 1A.4), which was planned for this area is now being removed from the 
Project Plan by this Amendment #4. The Village also did not utilize TID funds to acquire all of the 
lands anticipated in the previous TID #7 land acquisition budget (Project 21 in Table 1A.4) and is 
now reducing that amount accordingly. 
 
In contrast, the Village has received several inquiries for additional development on remaining 
undeveloped parts of the CAH Property and also south of STH 19 in the TID #7 expansion area.  
In particular, developers and businesses have been interested in the parcels near the 
intersections of Pederson Crossing/Williamsburg Way/STH 19.  Interested parties have requested 
access adjustments along Williamsburg Way to allow safe and efficient site access to and from 
STH 19.  At the same time, the Village has an agreement with WisDOT that makes the Village 
responsible for addressing any traffic that may back onto or otherwise negatively affect the 
function of STH19 due to such development.  To address these matters, this Amendment #4 
budgets for the construction of a roundabout at the intersection of Williamsburg Way and 
Pederson Crossing Boulevard.  This roundabout is consistent with Village long-range 
transportation plans and mirrors the roundabout just across STH 19 along Williamsburg Way.  
This project (Project 23) is added to Table 1A.4. Other adjustments shown in Table 1A.4 have 
been made to the Project Plan budget to better reflect current conditions. 
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C. Revised Financing Proposal. 
 
Agreements between the Village and CAH CO rely on “pay as you go” financing by which the 
developer has financed the major infrastructure improvements in exchange for TIF Bonds.  The 
TIF Bonds are payable only through a portion of the tax increments generated by the new 
development caused by the developer(s) within the CAH Property.  That financing method not 
only eliminates the public risk of taxpayer financing and preserves the Village’s borrowing capacity 
but also creates significant incentive for the developer to actively market the property for high 
value development.  Successful marketing will be necessary for CAH CO to recover its 
infrastructure investment within the remaining life (currently until 2037) of the TID.   
 
Additionally, the Village is in negotiation with Cascade Development, LLC (“Cascade”) to 
construct a recreational athletic competition facility within the proposed amended TID #7 
Boundary. Any agreements between the Village and Cascade will rely on “pay as you go” 
financing whereby the developer will receive a TIF bond allowing it to recover a portion of the 
costs of developing a recreational athletic facility on that land. Therefore, as with many other 
Village TIF agreements, the public risk of taxpayer financing is eliminated, while the incentive for 
the developer to expedite the development of recreational and commercial activity along the STH 
19 corridor and enhance TIDs 2, 3, 4, and 7.  
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Map 1A.4 TID #7 Boundary 
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Map 1B.4 TID #7 Amended TID Boundary and ½ Mile Radius 
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Map 1C.4 TID #7 Boundary Amendment 
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Map 2.4 Existing Uses and Conditions of Real Property   
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Map 2A.4 CAH Property (Vacant) 
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Map 3.4 Zoning 
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III. SPECIFIC PROJECT PLAN COMPONENTS. 
 

A. Promotion of Orderly Development in the Village. 
 
The manner in which the creation of TID #7 and the Project Plan supports and promotes the 
orderly development of the Village, and the consistency of this Project Plan with the Village’s 
existing Comprehensive Plan are discussed in the report of the Village’s Planning Consultant 
attached as Addendum 1.   
 

B. Kind, Number and Location of Public Improvements. 
 
The public improvement projects included in this Amendment #4 are listed in Table 1A.4.  Table 
1A.4 identifies projects already completed under earlier versions of the Project Plan as well as 
those remaining, deleted, and added by this amendment.  Table 1A.4 also identifies those public 
improvements which are currently anticipated to be developer-funded.   
 
Developer-funded public improvements are summarized in Table 1B.4.  Table 1.4B shows the 
calculation of the principal amount of TIF Bonds that were issued upon completion of the listed 
projects.  Infrastructure projects are separated into two bonds.   Phase I Improvements were 
completed in 2021. Phase 2 improvements to upgrade the intersection of Williamsburg Way and 
Highway 19 were completed in 2022.  Final Phase 2 improvements (traffic signals) were installed 
in the spring of 2025. 
 
The cost identified for each project to date has been adjusted to reflect actual costs.  Remaining 
projects are an estimate, and actual costs may vary from the estimate once the projects are bid 
or constructed.   Detailed cost estimates of Project 23 are reflected in Appendix A-3.  
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TABLE 1A.4 - Public Improvement and Other Project Costs. 
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Table 1A.4 - Public Improvement and Other Project Costs (Continued) 
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Table 1B.4 – Infrastructure Funded by Developer TID Bond 

 

 
 

The approximate location of each of the public improvements contemplated by this Plan is depicted in Map 4.4. Minor modifications 
may be made to the locations if dictated by planning or engineering considerations.   
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Map 4.4 Proposed Infrastructure and Related Projects 
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TID #7 Boundary
0 610 1,220305 Feet

Date: July 22, 2025

Document Path: R:\DeFo Mapping\ArcGIS\TIF District Mapping\TID No. 7\DeForest_TID7_Map4_Pro Projects\DeForest_TID7_Map4_Pro Projects.aprx Date: 7/23/2025

Proposed Infrastructure Project Names
1. Bear Tree Parkway/Pederson Crossing (Segment A) - Project Completed
2. Bear Tree Parkway/Pederson Crossing (Segment B) - Project Completed,
    includes portion near STH 19 renamed as Williamsburg Way - Project Completed
3. Bear Tree Parkway (Segment C) - Project Completed

X Project ID Number

Proposed Trail

X Eliminated Project ID Number

11. Highway 51/19 Aesthetic Improvements
12. Primary Multi-Use Trail Segment
13. New Well House and Pumps - Project Completed with Amendment 3
14. Land Acquisition (location may change) - Project Eliminated with Amendment 3
15. Technology Enhancements (not shown) - Project Eliminated with Amendment 3
16. Potential Business Relocation Expenses - Project Eliminated with Amendment 4
17. Potential Building Removal and Environmental Remediation
      Project Eliminated with Amendment 4
18. Reardon Road Area Sewer Project - Project Eliminated with Amendment 4
19. Highway 51 Bridge Overpass - Project Completed
20. Reardon Road/Loftus Road Reconstruction - Project Completed
21. Land Acquisition For Development - Project Completed
22. Wetland Study/Permitting/Mitigation
23. Intersection Control

4. TID 7 West Connector (Formerly Pederson Crossing Segment D)
    Project Eliminated with Amendment 4

6. Highway 19/Pederson Crossing Traffic Signals - Project Eliminated with Amendment 3
7. Highway 19 Water Main Extension - Project Eliminated with Amendment 3
8. Highway 19 Sanitary Sewer Extension - Project Eliminated with Amendment 3
9. Resurfacing Reardon Road - Project Eliminated with Amendment No. 2
10. Development Aesthetic, Open Space, and Wayfinding Components (throughout TID)
      Project Eliminated with Amendment 4

5. Highway 19 Roadway Improvements
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C. Development Incentives. 
 

The Project Plan includes a budget for development incentives which may be used to attract 
desirable businesses or incentivize quality development that significantly advances the Village’s 
goals and objectives for the TID. This incentive system involves comparing a particular building 
opportunity—typically expected to be brought forward by a business, property owner, or developer 
in the TID—against a set of criteria that reflects the Village’s objectives and ideals. The incentive 
system may also be used to help fund general marketing expenses associated with office and 
research development. 
 
The general criteria that will be utilized are listed below.  These factors are considered on a case-
by-case basis, and the various factors may be given more or less weight in particular 
circumstances: 
 

• Compatibility with Village’s vision, design standards, and ordinance requirements. 
• Capacity to open new markets and niches (especially office and research uses in this 

area). 
• Extent to which project will meet/exceed tax increment value targets of TID. 
• Level of Village risk in providing financial support (including consideration of increment 

guarantee). 
• Impact on the environment and nearby land uses, transportation, and utilities (with special 

consideration given to minimizing Token Creek impact). 
• Extent to which the project incorporates principles of sustainable building and site design, 

particularly water conservation and infiltration. 
• Progressive water management techniques that exceed normal requirements, such as 

green roofs and perhaps pervious areas in parking lots. 
• Likelihood of business attracting other desirable businesses to DeForest. 
• Extent to which the project complements existing businesses in DeForest, as opposed to 

directly competing with existing downtown business uses. 
• Likely timetable for development and build-out of site is relatively short. 
• Projected number of employees and quality of jobs. 
• Projected wage/salary structure. 
• Impact on Village service costs. 
• Project unlikely to select site without additional financial participation. 

 
The types of projects and initiatives for development incentive funds will vary depending upon the 
needs of each project that the Village elects to fund. Possible uses for these development 
incentive funds include, but are not limited to, assisting businesses with the private costs incurred 
for: 

• Local public road and/or utility and construction projects beyond those described in Table 
1A.4, but specifically needed to serve the building project that is being considered. 

• Reimbursement for utility connection or relocation and impact fees associated with public 
infrastructure for which the Village has adopted and requires such fees. 

• Land cost write downs. 
• Efforts to close financing gaps. 
• Site preparation, building demolition, and/or remediation. 
• Marketing expenses. 
• Provision of development amenities that also benefit the Village (e.g., building quality, 

landscaping, sustainability, or other amenity such as public art that exceeds minimal 
standards). 
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• Other reasonable expenses that may be necessary to accomplish the development project 
in a manner that meets the Village’s criteria. 

 
Any development incentive funds will be offered only if a binding agreement is executed between 
the entity requesting the funding and the Village. Such agreements will be designed to ensure 
completion of projects/initiatives for which funding support is provided, and recovery of any TIF 
funding through future tax increment or other guarantees by the recipient of tax incremental 
financing assistance.  When feasible, incentives will be provided on a “pay as you go” basis, with 
the financial risk assumed entirely by the developer. 
 
Outstanding TID Bonds are included in the total bond principal amount shown in Table 3.4. 
Additionally, the Development Incentive budget outside of the TID bonds remains adjusted from 
the previous Amendment #3 in contemplation of incentives for project proposed on the expanded 
TID area. 
 

D. Non-TID Project Costs. 
 
As a result of the change in development plans for the CAH Property, certain infrastructure 
projects that were deemed to no longer warrant TIF funding were completed with non-TID funding.  
Table 2.4 shows the non-project costs in this Amendment #4 which remains unchanged from 
Amendment #3. 
 

Table 2.4 – Non-TID Costs. 

 

E. Estimated Total Project Expenditures. 
 
This Amendment #4 includes adjustments to anticipated project costs to update the projections 
from the time Amendment #3 was approved.  There is also an adjustment to the TID Bond 
Principal amount to account for the “pay as you go” bonds issued to CAH since Amendment #3.  
Overall, Amendment #4 proposes to increase the total budget by $8,785,873. The changes in 
project costs as listed in Table 3.3 of Amendment #3 are revised as shown in Table 3.4 below: 
 

Table 3.4 – Total Budgeted Project Costs 
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F. Economic Feasibility.   

1.  Revenue Projections. 
 

The economic forecasts contained in Tables 4.4 to 7.4 below demonstrate that this 
Project Plan is feasible with the changes made by this Amendment #4.  Estimated 
development values as reflected in Table 4.4 predict the creation of $218,304,620 in new 
value increment overall in TID #7 including $111,788,500 established as of the January 1, 
2025 assessment date.  The total projected increment compares to $139,022,400 
projected at the time of Amendment #3.  The increase in anticipated value increments 
results from recently constructed facilities and anticipated development values provided 
by the prospective developers of the remainder of the District.  Total development is 
currently projected to yield approximately $46,783,556 in tax increment as shown in Table 
4.4 as compared to the $41,694,954 predicted in Amendment #3. The tax increment 
generated is projected based on an estimated equalized mill rate of $17.23 for fiscal year 
2025 remaining unchanged for the life of the TID.  For comparison purposes, the DeForest 
mill rate for fiscal year 2020 was $22.05 on an equalized basis.
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Table 4.4 – Projected Value Increments and Tax Increments 

 

 
 
Those new tax increments will be sufficient to reimburse the estimated $39,739,813 in 
total project costs described Table 3.4 above assuming all projects are implemented.  
Project costs will be expended only as determined appropriate in light of known or 
anticipated development and, if development projections do not materialize, project costs 
may be delayed or eliminated altogether.  As noted above, since most of the project costs 
are developer-funded, most of the risk of inadequate tax increment is assumed by the 
developer. 
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 2. TID Expenditures. 
 

Table 5.4 shows the projected timing of expenditures planned for TID #7.  The timing of 
any borrowings and expenditures will be adjusted to correspond to actual development 
and tax increment generation rates.
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Table 5.4 – Expenditures.   
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  3.  Sources of Revenues. 
 
While primarily relying on tax increments to fund project costs, special assessments were 
levied for a portion of the Bear Tree Parkway improvements already completed.  In 
addition to the assessment receivables, the Village used interest income, impact fees and 
existing fund balance from borrowing proceeds to pay debt service under a prior 
development agreement.  Table 6.4 reflects the various revenue sources and anticipated 
revenue stream over the life of TID #7.
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Table 6.4 – Summary of Revenues  
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4.  Fund Balance/Net Costs to Recover 
 

The anticipated timing of revenue and expenses remaining is expected to leave the Village 
with a maximum amount of project costs to recover from TID #7 at any given time of 
approximately $2.6M.  Table 7.4 shows the fund balance and costs to recover for each 
year during the remaining life of the TID.

 

Table 7.4 – Fund Balance/Net Costs to Recover. 
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5. Allocation of Project Costs by Taxation District 
 

Tax increments are generated by the combined mill rates of all taxation districts overlying 
the TID. Table 8.4 shows the share of the tax generated by new value increments in the 
District contributing to the total project costs included in this Project Plan. 

 
 

Table 8.4 – Allocation of Project Costs by Taxation District. 

 

 
 

 

G. Timing and Methods of Financing Project Costs.   
 
Table 9.4 outlines the projected timing of financial obligations to be incurred by the Village to fund 
project costs.  The project costs for the CAH Property are developer-funded.  Those obligations 
are reflected in TID Bonds issued in 2021.  It is anticipated that financing methods and timing of 
borrowings for other projects will vary depending on negotiated agreements with developers, the 
size and timing of individual projects, and the attractiveness of municipal borrowing terms at the 
time projects are undertaken.  Developer funding will be pursued wherever feasible.  The Village 
anticipates that financing will take one or more of the following forms: 
 

1.  Advances from Village Funds 
The Village has advanced organizational costs in preparing the original Project 
Plan and this Amendment, and in the creation of the District.  It is anticipated that 
additional funds may be advanced to cover expenditures of project costs as 
necessary until funds are borrowed or sufficient tax increments are generated to 
meet ongoing financial obligations.  

2.  General Obligation (G.O.) Bonds or Notes 
The Village may issue G.O. Bonds or Notes to finance the cost of Projects included 
within this Project Plan.   

3.  Bonds Issued to Developers (“Pay as You Go” Financing) 
The Village issued municipal revenue obligations to finance a large portion of the 
project costs incurred during 2020-2021.  Where developer financing becomes 
available to replace Village expenditures listed in this Project Plan, the Village will 
use the funds allocated to those expenditures for developer payments pursuant to 
a TIF Bond.  Repayment of the amounts due to the developer under the bonds are 
limited to an agreed percentage of the available annual tax increments collected 
that result from the improvements made by the developer for an agreed-upon 
period of time. To the extent the tax increments collected are insufficient to make 
annual payments, or to repay the entire obligation over the life of the District, the 
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Village’s obligation is limited to the agreed percentage of the actual increments 
collected.  Bonds issued to developers in this fashion are conditioned on annual 
appropriations, and are, therefore, not general obligations of the Village and do not 
count against the Village’s borrowing capacity. It is anticipated that direct 
development incentive grants will be financed through this method. 

  
4.  Utility Revenue Bonds 

The Village can issue revenue bonds to be repaid from revenues of the sewer 
and/or water systems. There is neither a statutory nor constitutional limitation on 
the amount of revenue bonds that can be issued. However, water rates are 
controlled by the Wisconsin Public Service Commission and the Village must 
demonstrate to bond underwriters its ability to repay revenue debt with the 
assigned rates.  To the extent revenue bonds are used to finance eligible project 
costs, the bond proceeds will be considered an advance on those project costs.

 

Table 9.4- Timing of Advances. 
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H. Proposed Changes to Zoning Ordinances, Master Plans, Building Codes 
and Village Ordinances.   

 
The conformance of the Project Plan with the Village’s Comprehensive Plan is explained in 
Addendum 1.  This Amendment #4 revises infrastructure projects and financing methods but 
does not significantly change any development proposal within the District other than as noted 
above, and does not implicate the Comprehensive Plan in any manner.  The current zoning of the 
property in the District is shown on Map 3.4.   
 
The TID #7 area is generally zoned in a manner to accomplish its intended purposes.  It is possible 
that portions of the TID #7 area that are identified for future “Mixed or Flex 
Commercial/Residential” land use in the Village’s Comprehensive Plan may require rezoning or 
a conditional use permit if some mixed commercial/residential or multiple-family residential 
buildings are proposed and approved by the Village.  Future zoning amendments are permitted, 
provided that no more than 35 percent by area is planned for newly platted residential uses.  In 
all cases, rezoning and conditional use permits will be consistent with the Village’s 
Comprehensive Plan as amended. 
 

I. Relocation. 
 
Although the Village has no current intent to displace any business within the TID, it is possible 
that future business needs and redevelopment activities in the Reardon Road area may warrant 
the voluntary relocation of an existing business.  The Village intends to collaborate with existing 
businesses in this area to help find appropriate alternative locations in the Village, if desired.  In 
any case, the Village will conform to the State of Wisconsin Relocation laws and provide all 
required relocation assistance. 
 

IV. Estimate of Property to be Devoted to Retail Business. 
 
Pursuant to §66.1105(5)(b), Wis. Stats. the Village estimates that approximately 15% of the 
territory within the District will be devoted to retail business at the end of the District’s maximum 
expenditure period. 
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ADDENDUM 1 
 

Promotion of Orderly Development 
Consistency with Village Plans, Ordinances, and Studies 

 

 
This amendment of the TID #7 Project Plan will provide the Village with the tools to effectively 
implement the goals and objectives for this area as articulated in the Village of DeForest 
Comprehensive Plan.  This TID #7 Project Plan Amendment #4 is also consistent with all other 
adopted Village plans and ordinances, including the Village’s zoning and subdivision regulations.   
 
The anticipated range of uses and projects within TID #7 are consistent with and would advance 
the vision and recommendations of the Village’s Comprehensive Plan.  The Village’s 
Comprehensive Plan was updated in April 2023.  Through this Comprehensive Plan update, the 
Village adopted the Highway 19/51 District Development Plan, which encompasses the entire TID 
#7 area as amended. 
 
The following sections describe the consistent relationship of Village planning documents and 
ordinances with the land use, design, economic development, and transportation goals for the 
amended TID.  Earlier sections of this Project Plan also address how this TID advances other 
adopted Village plans and priorities.  
 
Consistency with Comprehensive Plan Future Land Use Recommendations 
 
The Village of DeForest Comprehensive Plan categorizes different portions of the land within TID 
#7 in the following future land use categories:  
 
▪ Office and Research:  This future land use category facilitates high-quality indoor professional 

office, research, development, and testing uses; childcare, health club, and bank; and office-
park-compatible indoor assembly and light industrial operations. Development over lands 
mapped as “Office and Research” may also include multiple-family residences where integral 
to and clearly serving an office park. Most of the center of TID #7 is planned for future Office 
and Research uses.  
 

▪ Shopping and Services:  This future land use category facilitates high-quality indoor retail, 
commercial service, office, healthcare, and institutional uses.  The southern portions of TID 
#7, closest to Highway 19 on both sides, are planned for future Shopping and Services uses. 
 

▪ Mixed or Flex Commercial/Industrial:  This category facilitates a blend or flex of Shopping and 
Services, Industrial and Business Park (e.g., indoor manufacturing, warehousing, distribution, 
office, research and development), Office and Research (but no housing), and Government 
and Institutional land uses. All uses and buildings should blend with a mixed use setting..  
Lands along Bear Tree Parkway and Reardon Road near the northwest corner of TID #7 are 
planned for future Mixed or Flex Commercial/Industrial uses. 
 
 

▪ Mixed or Flex Commercial/Residential:  This future use category is intended for a carefully 
designed blend or flex of Shopping and Services, Higher Density Village Residential (e.g., 
multiple-family), Office and Research, and Government and Institutional land uses. The 
overall concept is to create vibrant places and community gathering spots, rather than to serve 
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as a “catch all” for any type of land use.  Transitional southcentral and west-central portions 
of the TID #7 area are planned for Mixed or Flex Commercial/Residential uses. 

 
▪ Low Density Village Residential:  This future land use category facilitates predominately single 

family detached residences.  It is mapped within the northeastern part of TID #7, over the 
largely built-out Fox Hill Estates and Hidden Hills residential subdivision plats. 
 

▪ Moderate Density Village Residential:  This category facilitates a mix of single family detached 
residences; small-scale, attached residences with individual entries to the outdoors, such as 
duplexes, two-flats, townhouses, and rowhouses;.  It is mapped over approximately 10 acres 
in TID #7 developing with The Ridge at Fox Hill condominiums. 
 

▪ Park and Environmental Corridor:  This category includes all publicly owned parks and 
preserved lands plus continuous systems of public and private open space that include 
environmentally sensitive lands, natural resources, and endangered or threatened species 
habitat intended for long-term open space.  It is mapped throughout TID #7 over lands that 
have these characteristics.  TID #7, however, specifically excludes wetlands. 
 

These future land use categories—and how they are arranged in TID #7—are fully consistent with 
the TID #7 objectives and projects.  
 
Consistency with Economic Strategy in Comprehensive Plan  
 
TID #7 also advances the Village’s long-term economic development strategy, including the 
following objectives and policies specifically listed in the Comprehensive Plan:  
 

Strategically market development and business opportunities to encourage tax base growth 
and diversify the local economy. 
Promote balanced development among residential, commercial, and industrial types. 
 
▪ Partner with existing DeForest businesses to capitalize on opportunities and to help solve 

community and economic challenges. 
 

▪ Welcome new business prospects with timely, effective, and flexible services. 
 

▪ Beautify and brand major corridors and gateways, such as Highways 51 and 19, North 
Street/Highway V, Downtown DeForest, and the Interstate. 
 

▪ Proactively plan and implement infrastructure investments in strategic locations to attract 
and facilitate (re)development. 

 
▪ Leverage tax incremental and other financing tools to promote new development and 

redevelopment of underutilized buildings and sites. 
 

▪ Attract new businesses in diverse industries  (Listed targets include advanced business 
services, bioscience, distribution and logistics, food and beverage processing, healthcare, 
information communications technology, retail and restaurants;  and manufacturing.) 

 
Consistency with the Official Map 
 
The Future Transportation and Community Facilities map of the Village’s Comprehensive Plan 
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doubles as the Village’s Official Map.  This map designates future major roads and other public 
facilities to serve the community and future land development.   
 
The Official Map advises a future roadway network through TID #7 reflected by the proposed 
development pattern, roadway alignments, and infrastructure projects within this amended TID 
#7. 
 
TID #7 will also include bicycle/pedestrian trail segments that will connect with planned regional 
trails, per the Village’s Comprehensive Plan and its Comprehensive Outdoor Recreation Plan.  
 
Consistency with Village Ordinances 
 
Future development within the TID will be subject to Village zoning, subdivision, and other related 
ordinances governing land development.  
  
Current zoning districts within TID #7 have long been consistent with the objectives and 
authorized projects in the TID.    
 
In general, the Village has progressive zoning, subdivision, and erosion control and stormwater 
management ordinances.  Proposed development within the TID will have to meet Village 
ordinance standards, which may lead to greater increment than would otherwise be possible.  
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APPENDIX A-4 
Legal Description for Amendment #4 

  



APPENDIX A: BOUNDARY DESCRIPTION 

 

Located in part of the NW 1/4 and SW 1/4 of the SE 1/4, the SW 1/4 of the NE 1/4, the 

NE 1/4, NW 1/4, SW 1/4 and SE 1/4 of the SW 1/4, the NW 1/4, SW 1/4 and SE 1/4 of 

the NW 1/4, all in Section 33; also located in part of the NE 1/4 and SE 1/4 of the NE 1/4 

and the NE 1/4 of the SE 1/4 of Section 32; all within Township 9 North, Range 10 East, 

in the Village of DeForest, Dane County, Wisconsin, described as follows: 

 

Beginning at the Northeast Corner of said Section 32; 

 

Thence, S 89°44'11" W, 126.18 feet, to the intersection with the Westerly right-of-way of United 

States Highway 51 (hereinafter referred to as U.S.H. 51); 

 

Thence, S 03°50'04" E, 566.38 feet, along the said westerly right-of-way of U.S.H. 51; 

 

Thence, S 00°12'56" W, 590.26 feet, along the said westerly right-of-way of U.S.H. 51; 

 

Thence, southerly 164.75 feet, more or less, along the said westerly right-of-way of U.S.H. 51 and 

the arc of a curve to the right having a radius of 11299.16 feet, a central angle of 00°50'07" and 

a long chord bearing S 00°38'00" W, 164.74 feet to the northeast corner of Dane County Certified 

Survey Map Number 12988 (hereinafter referred to as C.S.M. No. 12988); 

 

Thence, continuing southerly 436.32 feet along the said westerly right-of-way of U.S.H. 51and the 

arc of a curve to the right having a radius of 11299.16, a central angle of 02°12'45" and a 

long chord bearing S 01°37'12" W, 436.28 feet; 

 

Thence, S 01°36'30" W, 239.25 feet along the east line of Lot 1, said C.S.M. No. 12988 and the 

westerly side of lands dedicated to the public for highway purposes to the southeast 

corner of said Lot 1; 

 

Thence, continuing S 01°36'30" W, 72.06 feet along the said westerly side of lands dedicated 

to the public for highway purposes to the northeast corner of Lot 2, C.S.M. No. 12988; 

 

Thence, continuing S 01°36'30" W, 28.59 feet along the said westerly side of lands dedicated 

to the public for highway purposes and the easterly side of said Lot 2; 

 

Thence, S 10°23'40" W, 266.43 feet along the said westerly side of lands dedicated to the public 

for highway purposes and the easterly side of said Lot 2; 

 

Thence, S 06°04'34" W, 58.69 feet along the said westerly side of lands dedicated to the public 

for highway purposes and the easterly side of said Lot 2 to the southeast corner of said Lot 2; 

 

Thence, S 06°04'34" W, 164.08 feet along the said westerly side of lands dedicated to the public 

for highway purposes to the northeast corner of Lot 3, said C.S.M. No. 12988; 

 

Thence, S 06°04'34" W, 66.22 feet along the said westerly side of lands dedicated to the public 

for highway purposes and the easterly side of said Lot 3; 

 

Thence, S 15°41'54" W, 196.43 feet along the said easterly side of Lot 3, C.S.M. No. 12988 

and the said westerly right-of-way of U.S.H. 51; 

 

Thence, S 07°02'55" W, 399.49 feet along the said easterly side of Lot 3, C.S.M. No. 12988 



and the said westerly right-of-way of U.S.H. 51to the southeast corner of said Lot 3, also 

being the Northeast corner of Lot 1, North Towne Corporate Park First Addition; 

 

Thence, N 89°18'04" E, 337 feet, more or less, along the easterly extension of the south line 

of said C.S.M. No. 12988 to the intersection with the easterly right-of-way of said U.S.H. 51; 

 

Thence, N 00°18’ E, along the said easterly right-of-way of U.S.H. 51 118.0 feet; 

 

Thence, N 06°43’ E, continuing along the said easterly right-of-way of U.S.H. 51, 180.1 feet; 

 

Thence, N 02°26’ E, continuing along the said easterly right-of-way of U.S.H. 51, 286.4 feet, to the 

southwest corner of Lot 1 of Dane County Certified Survey Map No. 16270; 

 

Thence, N 89°58’ E, along the south line of said Lot 1 of Dane County Certified Survey Map No. 

16270, 1261.4 feet, to the west right-of-way line of Pederson Crossing Boulevard and the 

beginning of a non-tangent curve concave to the east; 

 

Thence, 521.5 feet, along the said west right-of-way line of Pederson Crossing Boulevard being 

said curve concave to the east having a radius of 596.0 feet, an included angle of 50°08’, (a 

chord of 505.0 feet which bears S 00°20’ W) to its intersection with the east line of the Northwest 

Quarter of the Southwest Quarter of Section 33, T9N, R10E; 

 

Thence, S 00°28’ W, along the said east line of the Northwest Quarter of the Southwest Quarter of 

Section 33, T9N, R10E, 819.3 feet to the southeast quarter thereof; 

 

Thence, S 89°50’ W, along the south line of the said Northwest Quarter of the Southwest Quarter 

of Section 33, T9N, R10E, 1305.4 feet, to the said east right-of-way line of U.S.H. 51; 

 

Thence, S 01°19’ W, along the said east right-of-way line of U.S.H. 51, 732.3 feet; 

 

Thence, S 09°00’E, continuing along the said east right-of-way line of U.S.H. 51, 285.2 feet; 

 

Thence, S 45°04’ E, along the said east right-of-way line of U.S.H. 51, 172.6 feet, to the north right-

of-way line of State Trunk Highway 19; 

 

Thence, S 89°43’E, along the said north right-of-way line of State Trunk Highway 19, 218.5 feet to 

its intersection with the northerly extension of the west line of Lot 2 of Dane County Certified 

Survey Map No. 12998; 

 

Thence, S 01°52’ W, along the said northerly extension and the west line of said Lot 2 of Dane 

County Certified Survey Map No. 12998, 842.1 feet to the southwest corner thereof and the north 

right-of-way line of Savannah Drive; 

 

Thence, S 90°00’ E, along the said north right-of-way line of Savannah Drive and the south lines of 

Lots 2 and 3 of said Dane County Certified Survey Map No. 12998, 704.3 feet; 

 

Thence, N 80°00’ E, continuing along the said north right-of-way line of Savannah Drive and the 

southeasterly line of said Lot 3 of Dane County Certified Survey Map No. 12998, 134.4 feet to the 

beginning of a curve to the left; 

 

Thence, 139.6 feet along the said north right-of-way line of Savannah Drive and the southeast 

boundary of said Lot 3 of Dane County Certified Survey Map No. 12998, being a curve to the left 



having a radius of 100.0 feet, an included angle of 79°59’, (a chord of 128.5 feet which bears N 

40°01’E), to the end of said curve at the west right-of-way line of Williamsburg Way; 

 

Thence, N 00°01’ E, along the said west right-of-way line of Williamsburg Way and the east line of 

said Lot 3 of Dane County Certified Survey Map No. 12998 and its easterly extension, 707.0 feet, 

to the north right-of-way line of State Trunk Highway 19; 

 

Thence, N 89°59’ E, along the said north right-of-way line of State Trunk Highway 19, the south 

lines of Lot 1, Lot 2 and Outlot 1 of Dane County Certified Survey Map No. 15515 and the south 

line of Outlot 1 of Dane County Certified Survey Map No. 14127, 1873.3 feet to the southeast 

corner thereof and the southwest corner of Lot 1 of said Dane County Certified Survey Map No. 

14127; 

Thence, N 00°46’ E, along the westerly line of said Lot 1 of Dane County Certified Survey Map No. 

14127, 1825.8 feet, to the northwest corner thereof; 

 

Thence, N 89°58’ E, along the north line of said Lot 1 of Dane County Certified Survey Map No. 

14127, 377.9 feet, to the northeast corner thereof; 

 

Thence, S 03°02’ W, along the east line of said Lot 1 of Dane County Certified Survey Map No. 

14137, 166.2 feet to its intersection with the westerly extension of the south line of Outlot 7 of Fox 

Hill Estates; 

 

Thence, S 89°58’ E, along the said westerly extension and the south line of said Outlot 7 of Fox Hill 

Estates, 426.4 feet, to the southeast corner thereof; 

 

Thence, Northerly along the East line of the NW ¼ of the SE ¼ of said Section 33 and the 

corporate boundary of the Village of DeForest, 815.2 feet to the Northeast corner thereof; 

 

Thence, Northerly along the East line of the SW ¼ of the NE ¼ of said Section 33 and the 

corporate boundary of the Village of DeForest, 936.2 feet to Point “C”, the location of which is 

defined 

as follows: 

 

Beginning at the Northeast corner of the SE ¼ of the NW ¼ of said Section 33 ; thence 

Southerly along the East line of the SE ¼ of the NW ¼ of said Section 33, 252 feet; thence 

N 90° 00’ E, 155 feet; Thence, S 68° 32’ E, 186 feet; Thence, S 88° 47’ E, 91 feet; Thence, N 70° 

34’ E, 140 feet; Thence, S 80° 32’ E, 59 feet; Thence, S 59° 49’ E, 220 feet to a point hereafter 

known as Point “D”; Thence, N 90° 00’E, 515 feet more or less to the intersection with the 

East line of the SW ¼ of the NE ¼ of said Section 33, said point being the above 

mentioned Point “C”; 

 

Thence, N 90° 00’W, 515 feet, more or less, along the corporate boundary of the Village of 

DeForest to the above described Point “D”; 

 

Thence, N 59° 49’ W, 220 feet along the corporate boundary of the Village of DeForest; 

 

Thence, N 80° 32’ W, 59 feet along the corporate boundary of the Village of DeForest; 

 

Thence, S 70° 34’ W, 140 feet along the corporate boundary of the Village of DeForest ; 

 

Thence, N 88° 47’ W, 91 feet along the corporate boundary of the Village of DeForest; 

 



Thence, N 68° 32’ W, 186 feet along the corporate boundary of the Village of DeForest; 

 

Thence, N 90° 00’ W, 160 feet along the corporate boundary of the Village of DeForest to the 

East line of the SE ¼ of the NW ¼ of said Section 33; 

 

Thence, Northerly, 244.3 feet along the East line of the SE ¼ of the NW ¼ of said Section 33 and 

the corporate boundary of the Village of DeForest, to the Northeast corner thereof;  

 

Thence, Westerly, 1320 feet, more or less, along the North line of the SE ¼ of the NW ¼ of said 

Section 33 and the corporate boundary of the Village of DeForest to the Northwest corner 

thereof; 

 

Thence, Northerly, 1320, more or less, along the East line of the NW¼ of the NW ¼ of said Section 

33, the east line of Dane County Certified Survey Map Number 8638 and the corporate 

boundary of the Village of DeForest to the Northeast corner thereof; 

 

Thence, Westerly, 1322.20 feet, more or less, along the North line of the said NW¼ of the NW ¼ of 

said Section 33 to the Northwest corner of said Section 33 and the point of beginning; 

 

EXCLUDING all wetlands from the above described parcel. 
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APPENDIX B-4 
Engineer’s Estimates of Probable Costs for Amendment #4 

  



Bid 

Item 

Ref. 

No. Description

Unit of 

Measure

Estimated 

Quantity Unit Price Item Total

Street & Sitework

1 Mobilization, Performance & Payment Bonds LS 1 22,000.00$        22,000.00$        

2 Site Clearing & Grubbing LS 1 1,500.00$          1,500.00$          

3 Temporary Traffic Control LS 1 4,000.00$          4,000.00$          

4 Relocate Signs & Mailboxes LS 1 1,000.00$          1,000.00$          

5 Remove Existing Asphalt SY 4700 4.00$                 18,800.00$        

6 Common Excavation (Estimated 2900 CY +/-) LS 1 7,000.00$          7,000.00$          

7 Borrow Excavation (Trucked-in) CY 18500 15.00$               277,500.00$      

8 Excavation Below Subgrade (EBS) (Excavation Only) CY 300 8.00$                 2,400.00$          

9 Base Aggregate Dense - 1 1/4" TON 1500 14.00$               21,000.00$        

10 Base Aggregate Dense - 3" (Includes Base for EBS) TON 3000 13.00$               39,000.00$        

11 Geotextile Fabric - Mirafi HP 370 or Approved Equal SY 4250 3.00$                 12,750.00$        

12 Finish Grading In Prep. Of Paving SY 5600 8.00$                 44,800.00$        

13 Dust Control - Magnesium Chloride or Approved Equal LS 1 1,000.00$          1,000.00$          

14 Sawcut Asphalt LF 1400 10.00$               14,000.00$        

15 Sawcut Concrete LF 150 15.00$               2,250.00$          

16 HMA Pavement - Upper Layer (2"), 4 LT 58-28S TON 650 8.00$                 5,200.00$          

17 HMA Pavement - Lower Layer (3"), 3 LT 58-28S TON 975 8.00$                 7,800.00$          

18 Asphalt Fiber Reinforcement (1 Lb per Ton of Asphalt) TON 650 10.00$               6,500.00$          

19 Asphalt Cleaning & Sweeping SY 5600 0.50$                 2,800.00$          

20 Asphaltic Tack Coat SY 5600 0.50$                 2,800.00$          

21 Base Aggregate Dense - 1 1/4" Trail TON 1650 15.00$               24,750.00$        

22 Geotextile Fabric - Mirafi HP 370 or Approved Equal- Trail SY 2350 3.00$                 7,050.00$          

23 HMA Pavement - Trail (2.5") 4 LT 58-28S TON 250 70.00$               17,500.00$        

24 Pavement Markings - 6" White Epoxy Crosswalk LF 350 8.00$                 2,800.00$          

25 Pavement Markings - 18" White Epoxy  Stop Bar LF 125 15.00$               1,875.00$          

26 Pavement Markings - 4"  Epoxy Double Yellow Centerline LF 975 3.00$                 2,925.00$          

26 Pavement Markings - 4" White Epoxy Lane Line LF 375 3.00$                 1,125.00$          

27 Pavement Markings - 4" White Epoxy 12' Skips LF 200 3.00$                 600.00$             

27 Pavement Markings - Right Turn Arrow EA 1 400.00$             400.00$             

28 Pavement Markings - Right Turn Arrow/Straight Arrow EA 1 500.00$             500.00$             

28 Pavement Markings - Left Turn Arrow/Straight Arrow EA 3 500.00$             1,500.00$          

29 Street Signs LS 1 15,000.00$        15,000.00$        

29 Street Lighting EA 7 7,500.00$          52,500.00$        
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30 End of Road Way Signing (per WisDOT SDD 15C26) LS 1 1,500.00$          1,500.00$          

30
Erosion Mat DOT Class I, Type A w/ Seed & Fertilizer 

(Biodegradable Mat & Staples)
SY 1075 2.75$                 2,956.25$          

31 New Tree (STATE SPECIES) EA 25 500.00$             12,500.00$        

31 Center Roundabout Landscaping LS 1 7,500.00$          7,500.00$          

32 Framed Inlet Protection EA 13 330.00$             4,290.00$          

32 Stone Weepers TON 50 23.00$               1,150.00$          

33 Clear Stone Tracking Pad TON 100 20.00$               2,000.00$          

33 Silt Fence LF 1500 3.00$                 4,500.00$          

34 Remove Existing Curb & Gutter LF 2000 4.50$                 9,000.00$          

34 Concrete Curb & Gutter - 30" LF 3500 22.50$               78,750.00$        

35 Concrete Driveway Apron & Driveways (6") SF 1125 8.00$                 9,000.00$          

35
Remove Existing Concrete (sw, driveway apron, driveways, 

etc.)
SF 2900 3.00$                 8,700.00$          

36 Colored Concrete SF 9550 11.00$               105,050.00$      

37 Truncated Dome Detectable Warning Field (2x2) EA 28 225.00$             6,300.00$          

38 Wetland Permiting and Additional Bank Credits LS 1 45,000.00$        45,000.00$        

Subtotal - Street & Site work 920,821.25$      

Contingency (10%) 92,082.13$        

Engineering (15%) 151,935.51$      

Total - 1,164,838.88$    

Bid 

Item 

Ref. 

No. 

Description
Unit of 

Measure

Estimated 

Quantity
Unit Price Item Total

Sanitary Sewer

39 Sanitary Sewer - 10" PVC SDR 35 LF 300 60.00$               18,000.00$        

40 Sanitary Sewer - Connect to Existing LS 1 3,000.00$          3,000.00$          

41 Sanitary Sewer Televising LF 300 2.00$                 600.00$             

42 Sanitary Sewer - 48" Dia. Manhole EA 1 5,500.00$          5,500.00$          

43 Select Granular Backfill (Trucked-In) CY 125 10.00$               1,250.00$          

Subtotal - Sanitary Sewer 28,350.00$        

Contingency (10%) 2,835.00$          

Engineering (15%) 4,677.75$          

Total - 35,862.75$        

Bid 

Item 

Ref. 

No. 

Description
Unit of 

Measure

Estimated 

Quantity
Unit Price Item Total

Water Distribution

44 Water main - 6" C-900 LF 40 125.00$             5,000.00$          

45 Water main - 12" C-900 LF 300 95.00$               28,500.00$        

46 Water Main - Connect to Existing EA 2 2,000.00$          4,000.00$          

47 Gate Valves - 6" EA 2 2,000.00$          4,000.00$          

48 Gate Valves -12" EA 1 2,800.00$          2,800.00$          

49 Hydrant - Relocate Existing EA 2 5,500.00$          11,000.00$        

50 Select Granular Backfill (Trucked-In) CY 125 10.00$               1,250.00$          

Subtotal - Water Distribution 56,550.00$        

Contingency (10%) 5,655.00$          

Engineering (15%) 9,330.75$          

Total - 71,535.75$        
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Bid 

Item 

Ref. 

No. 

Description
Unit of 

Measure

Estimated 

Quantity
Unit Price Item Total

Storm Sewer & Storm Water Management

51 Storm Sewer - 12" and 15 RCP LF 275 70.00$               19,250.00$        

52 Storm Sewer - 30" RCP LF 175 125.00$             21,875.00$        

53 30” RCP Apron Endwall W/ Pipe Gate EA 2 4,700.00$          9,400.00$          

54 Connect to Exitsing LS 1 5,000.00$          5,000.00$          

55 Storm Sewer Manhole - 84" EA 1 8,000.00$          8,000.00$          

56 Storm Sewer Curb Inlet - 2’ x 3’ Precast Box W/ Frame & Grate EA 11 3,800.00$          41,800.00$        

Subtotal - Storm Sewer & Storm Water Mgmt 105,325.00$      

Contingency (10%) 10,532.50$        

Engineering (15%) 17,378.63$        

Total - 133,236.13$      

Total - Project Name 1,111,046.25$    

Contingency (10%) 111,104.63$      

Engineering (15%) 183,322.63$      

Total -Project Name 1,405,473.51$    

R:\DeForest, Village of\250343 - Pederson & Williamsburg Roundabout\Design Development\Opinion of Probable Cost\[2025-04-28 Pederson Roundabout.xlsx]No Future Work

This Engineer's Opinion of Probable Cost is made on the basis of our experience and qualifications.  It represents our best 

judgment as experienced and qualified design professionals based on our information available at the time the cost opinion is 

made.  It should be recognized that Vierbicher Associates, Inc. does not have control over the cost of materials or services 

furnished by others, over market conditions, or contractors methods of determining their prices.  Accordingly, Vierbicher 

Associates, Inc. cannot and does not guarantee that bids or actual costs will not vary from this opinion.
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Taxing Jurisdiction Correspondence 
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APPENDIX  D-4 
Proofs of Publication 
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APPENDIX  E-4 
Joint Review Board Minutes 
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APPENDIX  F-4 
DeForest Planning & Zoning Commission Minutes 
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APPENDIX  G-4 
Planning & Zoning Commission Resolution Adopting Amendment 
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APPENDIX  H-4 
Village Board Resolution Approving Amendment 

 
  



 
 
Project Plan 
Amendment #4 
Tax Incremental District No. 7 
Village of DeForest 
 
 

ix 
 

APPENDIX  I-4 
Joint Review Board Approval of TID #7 Amendment #4 
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APPENDIX  J-4 
Village Attorney Opinion 
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