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OFFICIAL NOTICE AND AGENDA 
Notice is hereby given that the Finance Committee of the City of Stoughton, Wisconsin will hold 
a regular or special meeting as indicated on the date, time and location given below. 


 


Meeting of the:  


Date /Time: 
Location: 
 
 


 
 
Members: 


FINANCE COMMITTEE OF THE CITY OF STOUGHTON  
Wednesday, August 4, 2021, 6:00 pm  


  This is a teleconference meeting via GoToMeeting 
Access with a computer, tablet or smartphone via GoToMeeting - 
https://global.gotomeeting.com/join/325040493 
You may also join by phone using dial-in number 1 877 309 2073 
Access code 325-040-493 
 
Brett Schumacher (Chair), Lisa Reeves (Vice Chair), Ozzie Doom, Regina Hirsch, 
Michael Engelberger, Joey Neigum and Mayor Tim Swadley (ex-officio) 
   


Item # AGENDA 
1  Call to Order 
2  Communications 
3  Reports 


• None 
 
COMMITTEE BUSINESS 
4 Approval of the July 13, 2021 Finance Committee Minutes 
 
5 Discussion and possible action regarding amending the 2021 IT Department CIP 


Budget  
 
6 ***Discussion and possible action regarding the application by RHD 


properties, LLC for Tax Incremental Financing (“TIF”) for the project known 
as 51 West*** 


 
7 ***Discussion and possible action regarding Utilities financial management 


restructuring and creation of a Utilities Finance Director Position*** 
 
***The Finance Committee may convene in closed session, pursuant to Wis. Stat. 19.85 (1) (e) for the 
purposes of deliberating or negotiating the purchasing of public properties, the investing of public funds, 
or conducting other specified public***  
 
 FUTURE AGENDA ITEMS  
 
- Future Treatment of Costs Eligible for Special Assessments 
- Riverfront Purchase and Developer Agreement 
- HATS Request 



https://global.gotomeeting.com/join/325040493





   ADJOURNMENT  
 
 
Any person wishing to attend the meeting, whom because of a disability, requires special 
accommodation, should contact the City Clerk’s Office at (608) 873-6692 at least 24 hours before 
the scheduled meeting time so appropriate arrangements can be made. In addition, any person 
wishing to speak or have their comments heard but does not have access to the internet should 
also contact the City Clerk’s Office at the number above at least 24 hours before the scheduled 
meeting so appropriate arrangements can be made.  
 
NOTE:  AN EXPANDED MEETING MAY CONSTITUTE A QUORUM OF THE COUNCIL. 








FINANCE COMMITTEE MINUTES 
Tuesday, July 13, 2021 @ 6:00 p.m.  
GoToMeeting 


Present:  
Schumacher, Reeves, Doom, Hirsch, Engelberger, and Mayor Swadley 


Absent Excused:  
Neigum 


Also Present:  
Finance Director Friedl, Parks and Recreation Director Glynn, Fire Chief Ripp, Alder Tikalsky, 
Senior Center Director McGlynn, Planning Director Scheel 


Call to Order:  
Schumacher called to order at 6:01 p.m.  


Communications: 


Friedl informed the Committee that Assistant Finance Director Wiesen resigned from the 
position and his last day was July 9th.  


Reports: 


• None 
 


Approval of the June 22, 2021 Finance Committee Minutes  
Motion by Reeves, second by Doom to approve the minutes. Motion carried 6-0. 


Resolution authorizing the proper City Official (s) to enter into the 2021 Urban Mass 
Transit Assistance Operating Program Grant Agreement 
Motion by Hirsch, second by Engelberger to recommend that council approve the resolution 
authorizing the proper City Official (s) to enter into the 2021 Urban Mass Transit Assistance 
Operating Program Grant Agreement. Motion carried 6-0.  


Resolution authorizing the proper City Official(s) to engage Baker Tilly for advisory 
services related to the Fiscal Recovery Funds as part of the American Rescue Plan 
Motion by Hirsch, second by Reeves to recommend that council approve the resolution 
authorizing the proper City Official(s) to engage Baker Tilly for advisory services related to the 
Fiscal Recovery Funds as part of the American Rescue Plan. Motion carried 6-0.  


Discussion and possible action regarding amending the Senior Center Parking Deck Repair 
and Fire Alarm System Replacement CIP projects 
Motion by Engelberger, second by Hirsch to recommend that council move forward with 
amending the Senior Center Parking Deck Repair and Fire Alarm System Replacement CIP 
project budgets. Motion carried 6-0. 


 







 


Discussion and possible action regarding amending the 2021 CIP Budget to accommodate 
the unexpected need to replace the hydraulic line replacement on Ladder #4 
Motion by Engelberger, second by Doom to recommend that council move forward with 
amending the 2021 CIP Budget to accommodate the unexpected need to replace the hydraulic 
line replacement on Ladder #4 totaling $60,000. Motion carried 6-0. 
 
Discussion and possible action regarding the installation of a power pedestal at Nordic 
Ridge Park 
Motion by Reeves, second by Doom to recommend that council move forward with participating 
in the installation of a power pedestal at Nordic Ridge Park using $2,000 in park development 
funds. Motion carried 6-0. 
 
Discussion and possible action regarding using $5,000 from Contingency Funds to modify 
the door to the Court Clerk’s office to allow for additional separation from clients 
Motion by Reeves, second by Doom to recommend that council move forward with using $5,000 
from Contingency Funds to modify the door to the Court Clerk’s office to allow for additional 
separation from clients. Motion carried 6-0. 
 
Discussion and possible action regarding establishing a GoFundMe page and use remaining 
funds from the Bike Rack Initiative CIP Budget to install bike repair stations 
Motion by Reeves, second by Engelberger to recommend that council move forward with 
establishing a GoFundMe page and use remaining funds from the Bike Rack Initiative CIP 
Budget to install bike repair stations. Motion carried 6-0. 
 
Open Discussion Regarding ARPA Funding, Guidance, Potential Programs, etc. 
The Committee discussed potentially expediting the request for funds to replace approximately 
nine (9) commercial property lead services and not wait until the next Committee of the Whole 
meeting. It was determined that it will be best to wait for Utilities Director Weiss’ presentation at 
tonight’s Council meeting prior to making any recommendations.  
 
Friedl noted that he anticipates the release of the final guidance being pushed into August. 
 
Adjournment:  
Motion by Reeves, second by Engelberger to adjourn at 6:46 p.m. Motion carried 6-0. 


 


Respectfully Submitted,  


Jamin Friedl, Finance Director  








 
 


CITY OF STOUGHTON 
FINANCE DEPARTMENT 


207 S Forrest, Stoughton, WI 53589 
 


(608) 873-6677     www.ci.stoughton.wi.us 
 
 
 
 
 
 
Date:  July 24, 2021 
 
To:  Finance Committee  
 
From:  Jamin Friedl 
   
Subject: 2021 IT Department CIP Budget Amendment 
 
The City’s IT and Media Services Director has requested an amendment to the 2021 Technology 
Fund CIP Budget to take advantage of an offer to upgrade the City’s Storage Area Network (SAN) 
that will result in savings of $59,000. The total cost of this project if agreed to by 8/11/21 is 
$78,780. If this is pushed into the 2022 CIP budget, the total cost is estimated to be $137,843. It is 
for this reason the IT and Media Services Director is requesting this amendment to the 2021 CIP 
Budget.  
 
The City’s Technology Fund balance through 7/26/21 is at $87,603 with remaining 2021 spending 
anticipated to total $10,000. This leaves a forecasted 12/31/21 balance of $87,603. The budget 
amendment being requested includes a funding request through the Technology Fund and 
Contingency Fund as noted below. 
 


 



http://www.ci.stoughton.wi.us/





If this amendment is approved, the remaining balances in the Technology Fund and Contingency 
Fund are anticipated to be $21,937 and $20,935, respectively. It should be noted that while creating 
the 2021 budget the City increased the Contingency amount from $80,000 to $100,000 due to the 
uncertainty of the pandemic at that time. The City also chose to fund the entire $100,000 
Contingency, which had not been done in the past.  
 
 
Respectfully, 
 
Jamin Friedl 



























2021 2022 2023 2024 2025 2026
Beginning Balance 95,146$          21,697$          21,697$          21,697$          21,697$          21,697$           
Technology Fund Expenditures (73,448)$         -$                -$                -$                -$                -$                 
Annual Funding -$                -$                -$                -$                -$                -$                 
Ending Balance 21,697$        21,697$        21,697$        21,697$        21,697$         


12/31/20 Fund Balance 95,146$          Budget Amendment:
YTD 6/30/21 Expenditures (7,543)$           EMC Unity 380 SAN 42,390$           A
Remaining anticipated 21 Expenditures (10,000)$         Vmware vSphere STND 13,516$           A
Sum of A's (55,906)$         Base E5 Server 21,675$           B
12/31/21 Forecasted Fund Balance 21,697$          Labor 1,200$             B


78,780$           
Sum of B's From Contingency (22,875)$         
Added Contingency (2,125)$           


(25,000)$         


Technology Fund Funding Forecast







100-59200-50930


2021 BUDGET 100,000$                       


AMENDMENT REASON
10/27/2020 Liquor License Revocation Legal Fees (3,105)$                          
2/9/2021 RDA Grant Writing Services (2,500)$                          


6/15/2021 94,395$                         


CONTINGENCY ACCOUNT EARMARKED


AMENDMENT REASON
2/9/2021 RDA Grant Writing Services -$                               
6/8/2021 Speed Board (31,760)$                        
Pending 7/27 Decision Fire Ladder #4 Repairs (11,700)$                        
Pending 7/27 Decision Court Clerk Office Modifications (5,000)$                          
Pending 8/10 Decision IT Dept Base E5 Server (25,000)$                        


AVAILABLE BALANCE @ 6/15/21 20,935$                         





		Contingency Expenses

		2021



		IT Memo

		SAN and Host upgrade

		Tech Fund Budget Info

		413 Fund Summary








CITY OF STOUGHTON 
FINANCE DEPARTMENT 


207 S Forrest Street, Stoughton, WI 53589 
 


(608) 873-6677     www.ci.stoughton.wi.us 
 
 
 
 
 
DATE:     July 26, 2021 
TO:          Finance Committee and Common Council 
RE:          51 West TIF Application 
 
51 West is to be a 70.25-acre mixed use neighborhood with 23 development lots (and 
seven outlots) in the northwest limits of the City of Stoughton – just south of Rutland-
Dunn Town Line Road and split by USH 51.  
 
Two commercial lots can host a variety of retail and business uses that would serve 
nearby residential neighborhoods and commuters (e.g., grocers, retailers, medical offices, 
financial offices, limited- and full-service restaurants, gas and conveniences store, or 
other similar commercial uses). The remainder of the neighborhood will include 357 
residential units in a mix of formats, from single-family to duplex and small and large 
multi-family buildings, providing for a balanced, resilient neighborhood. Parks and trails 
are to be established on each side of USH 51. Stormwater facilities are large (about 19% 
of total land area), in order to prevent increased runoff even in 200-year storm events. 
 
The developer has indicated there is a gap between the anticipated costs and anticipated 
revenues of an estimated $8,108,287. This gap is due to multiple factors, including the 
high percentage of the site (19%) reserved for stormwater, the strong investment in parks 
(16.5% of the acreage and $960,000 in improvement fees), the increasing and uncertain 
costs of construction and materials, the addition of various off-site improvements to serve 
this and other development in the area, and the costs to carry the debt that the TID is 
covering. We estimate a total of $4.2M in interest payments over a 17-year period. 
Because this is to be a developer-funded TID, the interest cost is included in the funding 
request. 
 
The authority to approve the use of TIF assistance is vested solely in the Common 
Council. The City of Stoughton has a policy in place to assist the Common Council in 
determining whether or not to create a TIF District, and in determining whether or not to 
approve the use of TIF assistance for particular projects. Section 4 of the aforementioned 
policy instructs the Finance Director to provide a report to the Finance Committee and 
the Common Council addressing the following issues, which shall be considered by the 
Finance Committee and City Council prior to approving any TIF project: 
 
 



http://www.ci.stoughton.wi.us/





A. Is the project authorized by the Project Plan for the TIF District?  
B. Does the project serve one or more of the City’s general goals for the use of 


TIF?  
C. Is Tax Incremental Financing feasible, in that the TIF District will support 


the level of TIF investment?  
D. Is the amount of Tax Increment Financing requested reasonably necessary to 


make the project financially viable?  
E. Should a development agreement be required, and what terms should be 


included in the agreement?  
F. Is more process (such as additional public hearings or a referendum) 


appropriate?  
G. Such other factors as either the Finance Committee or the City Council deem 


appropriate.  
 
The following section of this report addresses the issues noted above for consideration by 
the Finance Committee and Common Council. 
 


A. Is the project authorized by the Project Plan for the TIF District?  
 
The TIF District that will accommodate this project has not yet been 
created. If the Council is in agreement with the fact that this project will 
not move forward without TIF assistance and is tentatively comfortable 
with the funding request, this project will be specifically outlined in the TIF 
Project Plan.  


 
B. Does the project serve one or more of the City’s general goals for the use of 


TIF?  
 
1. Eliminate blighting influences, redevelop underutilized lands, and 
provide suitable sites for industrial, commercial or residential 
development.  


51 West is located with good highway visibility and access and 
designed for the compatibility of a mix of commercial and residential 
uses.  
 


2. Achieve or accelerate development on sites that would not be developed 
without the use of Tax Incremental Financing.  


The costs to develop 51 West and prepare for additional west side 
development are projected to exceed revenues by several million 
dollars. Without TIF support this land will not be developed now and 
may not be feasible for many years. 
 
 


 







3. Increase employment opportunities in the City.  
51 West will include commercial uses and employment opportunities 
and will support the housing demand for employees sought by other 
City employers. 


 
4. Increase the tax base for the City and other taxing jurisdictions.  


51 West is projected to add approximately $54 million in new tax base 
(2021 values).  
 


5. Assists implementation of the City’s Comprehensive Plan.  
The proposed mix of commercial uses and residential uses (single-
family, duplex, multifamily and senior housing) is consistent with the 
“Planned Mixed Use” designation in the City’s 2017 Comprehensive 
Plan.  
 


6. Provide affordable housing opportunities.  
The proposed mix of housing types will help meet a variety of housing 
needs in the City. At the City’s discretion, and separate from this 
request, TIF funding could specifically support the development of 
income-qualified housing to improve the availability of housing 
affordable to the local workforce.  
 


7. Encourage unsubsidized private development in the City.  
The proposed TID would subsidize private development, though only to 
the extent necessary to make it feasible. But for this assistance, these 
lands are unlikely to develop in a manner consistent with the 
Comprehensive Plan. 
 


C. Is Tax Incremental Financing feasible, in that the TIF District will support 
the level of TIF investment?  


 
51 West is requesting TIF assistance utilizing the “pay-as-you-go” method. 
This particular method, also known as developer financing, will reduce the 
financial exposure of the City and require 51 West to pay for the upfront 
costs of the proposed project costs related to on-site work. The City will 
provide a Municipal Revenue Obligation (MRO) to establish the criteria for 
reimbursement and to limit its financial exposure.  
 


D. Is the amount of Tax Increment Financing requested reasonably necessary to 
make the project financially viable? This section also addresses Items G and 
H in the policy regarding developer equity.   


 
Pending results of review done by Ehlers. 
 







 
E. Should a development agreement be required, and what terms should be 


included in the agreement?  
 


A Development Agreement will be required.  
 


F. Is more process (such as additional public hearings or a referendum) 
appropriate?  


 
This will need to be determined by the Common Council and is strictly left to 
its discretion. The creation of the TIF will require a Public Hearing. 
 


G. Such other factors as either the Finance Committee or the City Council deem 
appropriate.  


 
Similar to Item F above, this is strictly left to the Common Council’s 
discretion. 
 


Respectfully submitted, 
 
 
 
 
Jamin Friedl, CPA 
Director of Finance/Comptroller 
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CITY OF STOUGHTON 
TAX INCREMENTAL FINANCING APPLICATION 


 
Date: July 30, 2021 
 
APPLICANT INFORMATION 
 
Legal Name:   RHD Properties, LLC          


Mailing Address:   1081 Eagle Court, Edgerton, WI 53534        


Phone:   608-712-2048     Email:   Bob@rhdproperties.com     


Legal Entity (check one): ____ Individual(s) ____ Corporation  __X__ LLC  


____ Partnership ____ Other: ______________________________________________________  


If not a Wisconsin corporation / partnership / LLC, state where organized: _____________________  


Will a new entity be created for ownership (check one)?  ____ Yes __X__ No  


Principals of existing or proposed corporation / partnership / LLC and extent of ownership interests:  


Name Address Title Interest 
Robert Dvorak 1081 Eagle Court, Edgerton, WI 53534 Owner 100% 


 
 
DEVELOPMENT TEAM 
 
Developer:  RHD Properties, LLC     


Engineer, Planner:  MSA Professional Services, Inc.       


Development Team expertise and experience in developing similar projects:  


Developer Robert Dvorak and his wife have developed both residential and commercial property in Stoughton, 


including the Nordic Ridge residential neighborhood and Deer Point Business Park, located just south of 51 West 


on the west side of Hwy 51.  In addition, development partner MSA Professional Services, Inc. has experience 


with a wide range of commercial and residential development design and construction across Dane County and 


Wisconsin.   


 
Project Timeline 


Step Date 
Final Plan / Specification Preparation East – Summer 2021  West – 2022-2023 
Bidding and Contracting East – Summer/Fall 2021 West – 2022-2023 
Firm Financing Approval East – Summer/Fall 2021 West – 2022 
Construction / Rehabilitation East – 2021-2022  West – 2023-2031 
Landscaping / Site Work East – 2022                              West – 2023-2031 
Occupancy / Lease Up East – 2022                                 West – 2023-2031 
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Project Narrative:   
51 West is to be a 70.25-acre mixed use neighborhood with 23 development lots (and seven outlots) in the 
northwest limits of the City of Stoughton – just south of Rutland-Dunn Town Line Road and split by USH 51.   


Two commercial lots can host a variety of retail and business uses that would serve nearby residential 
neighborhoods and commuters (e.g., grocers, retailers, medical offices, financial offices, limited- and full-
service restaurants, gas and conveniences store, or other similar commercial uses).  The remainder of the 
neighborhood will include 357 residential units in a mix of formats, from single-family to duplex and small 
and large multi-family buildings, providing for a balanced, resilient neighborhood. Parks and trails are to be 
established on each side of USH 51.  Stormwater facilities are large (about 19% of total land area), in order to 
prevent increased runoff even in 200-year storm events.   


• West side of USH 51: 2 commercial lots (13.68 acres), 9 single-family lots (2.6 total acres), 3 multi-
family lots (148 units, 7.83), 3 zero-entry condo lots (30 units, 5.36 acres), 2 park and recreation lots 
(5.89 acres), and 3 stormwater management outlots (9.17 acres). 


• East side of USH 51: 1 multi-family lot (160 units, 4.97 acres), 5 duplex lots (10 units, 1.46 acres), and 
2 outlets offering both park space (5.72 acres) and stormwater management facilities (4.39 acres). 


 
Financing 
The project will be financed through a combination of developer equity and bank loans from the Bank of 
Deerfield and Park Bank, with these loans to be paid off by a combination of land sales and TIF support.   
 


• The bank loans will total $3,000,000 and will be the first source of additional funds when construction 
begins in late 2021.  It is assumed that these loans will have a 10-year terms at a rate of 4.5%.  It will 
be paid off in 2031.  


 
• The developer has approximately $1.7M in the project right now and will provide additional loans for 


all outstanding costs after the bank loans are applied.  As parcels are sold that revenue will first be 
used to make payment on the bank loans and then be credited to the developer to reduce the 
outstanding developer loan.  The developer loan will range as high as $5.7M in 2025 and will pay off in 
2037.    


 
Based on our projections of when development will occur (beginning in 2022), TID increment revenue and 
payments to the developer would commence in 2024 with a payment of $185,000 and would retire the 
remaining debt in 2037, with a peak annual payment of $811,000 in 2036.  Our projections assume about 66% 
of the TID increment will be allocated to 51 West, reserving for other uses the remaining 33% of increment in 
years 2024-2037 and all increment that can be collected in years 2038-2041.  That repayment schedule can be 
adjusted to use more or less of the available increment each year, with a corresponding impact on the cost of 
borrowing and total funding assistance needed.  As currently projected and scheduled, a total of 54% of 
available increment would be available for other purposes. 
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Cost Estimates 
The total cost to develop 51 West is estimated at about $19.5M, including financing costs. 
 
Development Cost Estimates – Onsite and Serving 51 West Only 
Land Purchase and Clearing           $1,261,246 
Taxes and Holding Costs               $320,000 
Engineering/TIA/TID Creation/Permitting (MSA/Strand)                              $525,535 
Park Fees /Fees In Lieu Of              $959,802 
East Side Improvements*            $2,851,000 
West Side Improvements*           $5,948,000 
Street Signs                     $3,500 
Gas/Electric                $365,000 
Bank Loan  10 Yr AVE Balance $3,000,000 
   @ 4.75%  Holding Expense        $1,425,000 
Developer Loan  20 Yr AVE Balance $3,011,000 
   @4.75% Holding Expense        $2,783,000 
Property Taxes  10 Yr Taxes and holding Cost 
   (30,000 p/yr)             $300,000 
Surety                   $18,000 
City Admin, Bank Setup/Appraisals, Legal            $180,000 
Title/Transfer/Recording Fees                $70,000 
Subtotal                          $16,710,083 


Development Cost Estimates – offsite and/or serving off-site development, in City 
Roby Road*  Upgrade Existing 8” Sanitary to 10” (Kings Lynn to Virgin Lake)             $259,000 
Watermain Upsizes** Upgrade watermain 8” to 10” (Oak Opening, Nygaard, under USH 51)             $50,000 
Sanitary extensions** Extend 8” Sanitary to plat edges on Oak Opening and Nygaard         $40,000 
Sanitary/Water Main** Bore/Sleeve/pipes under Hwy 51          $155,000 
Engineering  (MSA/Strand)               $50,000 
Subtotal                                    $554,000 


Development Cost Estimates – Oak Opening Drive, in Town 
Oak Opening (offsite)* Watermain             $445,000 
Oak Opening (offsite)*  Sewer             $304,000 
Oak Opening (offsite)*  Pavement repair            $133,000 
Engineering  (MSA/Strand)               $60,000 
Subtotal                                    $942,000 


Overall Project Expense Total         $18,206,083 


7% Management Fee for Entire Project                        $1,274,426 


Total Project Expense 51 West          $19,480,509 
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*Detailed estimates for East, West, Roby and Oak Opening are provided separately.  They include a 28% 
contingency reflecting the uncertainty around material pricing. 


**Costs for onsite water upsizing, sanitary pipe extensions, and pipes under Hwy 51 are part of the East and 
West estimates in the appendix.  These costs have been deducted from the East Side and West Side costs 
above.  The sewer and water main extensions under USH 51 are deducted from the East Side costs, as they 
will be completed concurrent with the East Side work. 


 
Revenue Estimates 
All revenue for 51 West will come in the form of lot sales; individual lot development will be completed by 
others.  The following estimates are based on conversations with potential buyers. 
 
Lots 01 - 03 15 Duplex Structures ($55,000 per units, 30 units)   $1,650,000 
Lots 04, 05, 18 292 Units ($10,000 per unit, 286 units)     $2,920,000 
Lot 06  16 Units ($40,000 per unit, 16 units)        $640,000  
Lots 07 – 15 9 Residential Lots ($100,000 per lot)        $900,000 
Lots 16 – 17 13.68 Acres (595,901 Sq Ft X $9.00 p/sq/ft)    $5,363,109 
Lots 19 – 23 5 Duplex Lots ($117,000 per lot)         $625,000 
       SUBTOTAL                           $12,098,109 
 
       6% Realtor Fee     -$723,486 
 
       NET               $11,372,222  
 
Need for TIF Support 
There is a gap between the anticipated costs and anticipated revenues of an estimated $8,108,287.  This gap 
is due to multiple factors, including the high percentage of the site (19%) reserved for stormwater, the strong 
investment in parks (16.5% of the acreage and $960,000 in improvement fees), the increasing and uncertain 
costs of construction and materials, the addition of various off-site improvements to serve this and other 
development in the area, and the costs to carry the debt that the TID is covering.   We estimate a total of $4.2M 
in interest payments over a 17-year period.  Because the loan commitments are to be held by the developer, 
the interest cost is included in the funding request.   
 
Consistency with the City’s TIF Policy 
The City’s 2016 TIF policy established a set of “General Goals for the use of Tax Increment Financing”.  The 
seven goals are listed here with commentary about the consistency of the proposed 51 West TID. 


A. Eliminate blighting influences, redevelop underutilized lands, and provide suitable sites for industrial, 
commercial or residential development.  
51 West is located with good highway visibility and access and designed for the compatibility of a 
mix of commercial and residential uses. 


B. Achieve or accelerate development on sites that would not be developed without the use of Tax 
Incremental Financing.  
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The costs to develop 51 West and prepare for additional west side development are projected to 
exceed revenues by several million dollars.  Without TIF support this land will not be developed now 
and may not be feasible for many years. 


C. Increase employment opportunities in the City.  
51 West will include commercial uses and employment opportunities and will support the housing 
demand for employees sought by other City employers. 


D. Increase the tax base for the City and other taxing jurisdictions.  
51 West is projected to add approximately $54 million in new tax base (2021 values). 


E. Assists implementation of the City’s Comprehensive Plan.  
The proposed mix of commercial uses and residential uses (single-family, duplex, multifamily and 
senior housing) is consistent with the “Planned Mixed Use” designation in the City’s 2017 
Comprehensive Plan. 


F. Provide affordable housing opportunities.  
The proposed mix of housing types will help meet a variety of housing needs in the City.  At the 
City’s discretion, and separate from this request, TIF funding could specifically support the 
development of income-qualified housing to improve the availability of housing affordable to the 
local workforce. 


G. Encourage unsubsidized private development in the City.  
The proposed TID would subsidize private development, though only to the extent necessary to 
make it feasible.  But for this assistance, these lands are unlikely to develop in a manner consistent 
with the Comprehensive Plan.   


 
Jobs Created 
51 West includes two commercial sites that could host a variety of retail or business uses. For job creation 
purposes, it should be assumed that these are mostly service sector jobs and a mix of full time and part time 
roles; a specific number projection is not possible.  Most of the development will feature housing units, which 
will address the continued growth in demand for housing and support the efforts of existing employers to 
attract employees to Stoughton. Housing availability for people employed locally contributes to the success of 
those employers and increases the City’s capture of consumer spending by people employed in the City. 
 
Value Created 
We estimate total new taxable value of about $54 million at build-out of 51 West.  This is to be a developer-
financed TID, with the TID-reimbursed loans to be held by the developer.  As such, the risk is carried by the 
developer and a value guarantee is not required. 
 


Parcel 
Number 


Type of 
Development 


Unit 
Count 


Land Use 
Class Acres 


Estimated 
Growth in 


Value 


Estimated 
Construction 


Year Notes 
1 Condominiums 12 Residential 2.26 $3,930,450 2031 Virgin Lake Comparison 


2 Condominiums 12 Residential 2.12 $3,930,450 2029 Virgin Lake Comparison 


3 Condominiums 6 Residential 1.06 $1,965,225 2026 Virgin Lake Comparison 


4 MF Residential 36 Residential 1.53 $2,793,780 2026 Developer Calculation 


5 MF Residential 96 Residential 3.75 $7,450,080 2028 Developer Calculation 


6 MF Residential 16 Residential 2.55 $3,000,000 2024 Developer Calculation 
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7 SF Residential 1 Residential 0.34 $462,015 2025 Virgin Lake Comparison 


8 SF Residential 1 Residential 0.28 $380,483 2025 Virgin Lake Comparison 


9 SF Residential 1 Residential 0.28 $380,483 2026 Virgin Lake Comparison 


10 SF Residential 1 Residential 0.28 $380,483 2026 Virgin Lake Comparison 


11 SF Residential 1 Residential 0.28 $380,483 2027 Virgin Lake Comparison 


12 SF Residential 1 Residential 0.29 $394,072 2027 Virgin Lake Comparison 


13 SF Residential 1 Residential 0.28 $380,483 2028 Virgin Lake Comparison 


14 SF Residential 1 Residential 0.28 $380,483 2028 Virgin Lake Comparison 


15 SF Residential 1 Residential 0.29 $394,072 2028 Virgin Lake Comparison 


16 Commercial 1 Commercial 1.74 $5,288,383 2024 Developer Calculation 


17 Commercial 3 Commercial 11.61 $7,525,792 2026 Developer Calculation 


18 MF Residential 160 Residential 4.86 $12,416,800 2022 Developer Calculation 


19 Duplex 1 Residential 0.32 $402,739 2022 Nygaared/Jackson Area 


20 Duplex 1 Residential 0.27 $339,811 2022 Nygaared/Jackson Area 


21 Duplex 1 Residential 0.27 $339,811 2022 Nygaared/Jackson Area 


22 Duplex 1 Residential 0.27 $339,811 2023 Nygaared/Jackson Area 


23 Duplex 1 Residential 0.32 $402,739 2023 Nygaared/Jackson Area 


O1 Outlot 0 Outlot 0.68 $0 2021 Included for acreage 


O2 Outlot 0 Outlot 1.98 $0 2021 Included for acreage 


O3 Outlot 0 Outlot 5.21 $0 2021 Included for acreage 


O4 Outlot 0 Outlot 1.50 $0 2021 Included for acreage 


O5 Outlot 0 Outlot 3.81 $0 2021 Included for acreage 


O6 Outlot 0 Outlot 1.22 $0 2021 Included for acreage 


O7 Outlot 0 Outlot 6.47 $0 2021 Included for acreage 


O8 Outlot 0 Outlot 2.52 $0 2021 Included for acreage 


ROW Right-of-Way 0 
Right-of-


Way 10.24 $0 2021 Included for acreage 


Total  356  69.2 $53,658,929   
 
Site Map and Project Rendering:  See attached Development Plan dated March 29, 2021 
 
Market Analysis:  Regarding the market feasibility of the residential components of 51 West, there is ample 
evidence of demand for housing of various types.  Ownership housing prices have been rising quickly in 
response to inadequate supply.  Numerous housing studies completed in Dane County in the past few years 
describe a lingering shortage of inventory after construction mostly stopped during the Great Recession.  
Multifamily rental housing also continues to be in high demand because of shifting market preferences and the 
low inventory and high prices in the ownership market.  Vacancy rates in rental housing have risen from historic 
lows to healthier levels in recent years due to construction across the region, but continued construction is 
necessary to keep pace with population growth in the County.  51 West offers a range of housing types in order 
to establish a robust, resilient neighborhood.  An estimate of values for the planned units is provided in the 
preceding table.  These values are derived from a review of sale prices and values in comparable development 
in the Stoughton area, and purchase negotiations with builders.  The development team is confident in the 
stability of the residential values because the housing market is in a persistent state of inadequate supply due 
to a lack of construction during and after the Great Recession. 
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51 WEST SUBDIVISION
                       CITY OF STOUGHTON, WI


Units SF Acres Provided Difference
West Side* 187 274516 6.30 6.03 0.27
East Side 170 249560 5.74 6.01 0.27
TOTAL 357 524,076 12.04 12.04 0.00


* Inclusive of trail area in Lot 2 & Outlot 2
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RUTLAND DUNN TOWN LINE ROAD


POTENTIAL ROUNDABOUT
(Reserve Right-of-Way)


FUTURE ROAD EXTENSION
(100-FT Right-of-Way)


DISCLAIMER: 
This neighborhood concept illustrates a proposed road layout, storm water management infrastructure, and lot layout with speculative development.  The number of lots and design 
for specifi c sites are generalized based on what fi ts the location and intended use for the area.  Development plans will be proposed by property owners at a future date based on 
market conditions and interests, and will be subject to City review (per zoning and subdivision ordinance) with this concept providing guidance to general connectivity and use.
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ACTION  DATE STEP


June
City  will provide   Ehlers with  the maps, list of projects and costs, a list of the parcel tax key #'s within the District, pertinent parcel 
information, etc.


Developer will submit its TIF Application.


Minimum of 30 days required for Ehlers pro-forma review if sufficient information is available immediately upon request.


Ehlers will prepare & provide the City with a feasibility analysis report, options, and/or draft project plan
document.


Planning Commission makes a motion to call for a public hearing (optional)


Jul 27 Tentative presentation date of TIF Application and Ehlers pro-forma review results at Finance Committee for approval. 


Aug 10 Tentative presentation date of TIF Application and Ehlers pro-forma review results to Council for approval.


Ehlers will e-mail a Notice to Official City Newspaper of organizational JRB meeting & public hearing.
(cc: City)


Ehlers will e-mail & mail notification letters, along with required enclosures, to overlapping taxing
jurisdictions of JRB organizational meeting & public hearing, as well as the agenda - to be posted by the
City. (cc: City & attorney) (Letters must be postmarked prior to first publication).


Aug
Ehlers will provide City, overlapping taxing entities, and/or City Attorney with [revised] draft Project
Plan document, if not yet provided and/or necessary, as well as agenda language (City to post) &
resolution (City to distribute) for first meetings, and will also request legal opinion of the plan.


Aug. 26 First Publication of Public Hearing & JRB Meeting Notice (Week prior to second notice & at least 5 days
prior to JRB meeting)


Sept. 2 Second Publication of Public Hearing & JRB Meeting Notice. (At least 7 days prior to public hearing & in
a separate week than the first notice; publications must be in consecutive weeks)


* We will more than likely bring the TIF Application in front of Finance and possibly Council sooner to begin addressing major concerns/questions so approvals can 
happen at the August 4th and August 10th meetings. If the TIF Application is approved in principal we will continue with the TIF creation steps outlined below. 


MIXED-USE TAX INCREMENTAL DISTRICT  CREATION  NO. 9 CITY OF STOUGHTON , WI


Draft  Timetable     6/ 9/ 21


Aug. 17







ACTION  DATE STEP


MIXED-USE TAX INCREMENTAL DISTRICT  CREATION  NO. 9 CITY OF STOUGHTON , WI


Draft  Timetable     6/ 9/ 21


Joint Review Board meets to review plan, appoint chairperson and public member and set next meeting
date. (Prior to public hearing & within 14 days of the public hearing notice publication)


Planning Commission Public Hearing on Project Plan and approval of TID boundary. (Within 14 days of
second publication)


Planning Commission reviews Project Plan & approval of District Project Plan and boundaries.


Sept.


Ehlers will provide City & City Attorney with revised draft Project Plan, if necessary, as well as agenda
language (City to post) & resolution (City to distribute) for Common Council meeting. Also request
legal opinion from City Attorney approving the Project Plan (to be inserted into the plan prior to the
Common Council meeting).


Sept. 28
Common Council reviews Project Plan & adopts resolution approving District Project Plan and
boundaries. (at least 14 days after hearing)


Ehlers will e-mail a Class 1 Notice to Official City Newspaper of JRB meeting. (cc: City)


Ehlers will e-mail notices & required attachments to JRB of the final meeting, along with the Agenda
(City to post). (cc: City & Attorney) (Letters/documents are not required to be sent prior to the
meeting).


Oct. 7 Publication of JRB Meeting Notice (At least 5 days prior to meeting) 


Oct. 13
Joint Review Board meets to consider approval of District Project Plan and boundaries
(Within 45 days of notification of meeting / receipt of Planning Commission & Common Council
resolutions)


Prior to Oct. 29 Ehlers will notify the DOR within 60 days of approval that the TID creation took place. Ehlers will then
gather prepare, and submit state forms & required documents to the state, once the 2021 assessed
parcel values available (following the BOR) & we receive all remaining maps, legal descriptions, parcel
information, documents, etc. from the City. DOR filing deadline October 31.


Sept. 30


Sept. 13







City of Stoughton Policy  
for the Creation of Tax Incremental Finance Districts  


and the Approval of TIF Projects. 
 
1. Purpose.  This policy has been prepared to assist the City in determining whether to 


create a Tax Incremental Finance District, and in determining whether to approve 
the use of Tax Incremental Financing for particular projects.  The authority to 
approve the use of Tax Incremental Financing is vested solely in the City Council.  
The City reserves the right to reject any and all projects, including projects that are 
eligible for the use of Tax Incremental Financing, for any reason or no reason.  The 
City Council reserves the right to approve or disapprove any project as it deems 
appropriate. 
 


2. General Goals for the use of Tax Incremental Financing.  The City may consider 
whether a TIF District or a TIF project serves one or more of the following general 
goals when deciding whether to create a TIF District, or whether to provide TIF 
financing for a particular project: 
 
A. Eliminate blighting influences, redevelop underutilized lands, and provide 


suitable sites for industrial, commercial or residential development. 
B. Achieve or accelerate development on sites that would not be developed 


without the use of Tax Incremental Financing. 
C. Increase employment opportunities in the City. 
D. Increase the tax base for the City and other taxing jurisdictions. 
E. Assists implementation of the City’s Comprehensive Plan. 
F. Provide affordable housing opportunities. 
G. Encourage unsubsidized private development in the City. 
 


3. TIF District Creation. 
 
A. TIF Districts will be created in accordance with the procedures and standards 


in Wis. Stat. § 66.1105, and as such statute may be amended.  (See Appendix 
A - Department of Revenue TIF Creation Checklist).   


B. The City Council may, in individual cases, expand the process for creating a 
TIF District in such manner as it deems appropriate.   


 
4. TIF Project Approval.  All TIF projects must be approved by the City Council, 


following review and report by the Finance Committee.  The Finance Director shall 
provide a report to the Finance Committee and the City Council addressing the 
following issues, which shall be considered by the Finance Committee and City 
Council before approving any TIF project: 


 
A. Is the project authorized by the Project Plan for the TIF District? 







B. Does the project serve one or more of the City’s general goals for the use of 
TIF? 


C. Is Tax Incremental Financing feasible, in that the TIF District will support 
the level of TIF investment? 


D. Is the amount of Tax Increment Financing requested reasonably necessary to 
make the project financially viable? 


E. Should a development agreement be required, and what terms should be 
included in the agreement? 


F. Is more process (such as additional public hearings or a referendum) 
appropriate? 


G. Will the potential developer’s equity in the project exceed 10%? 
H. Will the ratio of equity to assistance be at least equal (1 X Equity = or > 


Assistance)? 
I. Such other factors as either the Finance Committee or the City Council deem 


appropriate. 
 


5. Permissive Referendum.  Before the City may issue bonds or otherwise borrow 
funds that will be payable over more than 10 years to fund a TIF project, the City 
Council must first adopt a resolution declaring its intent to borrow the funds.  If a 
number of electors of the city equal to at least 15% of the of the votes cast for 
governor at the last general election in the city sign and file a petition conforming 
to the requirements of Wis. Stat. § 8.40 with the city clerk requesting submission of 
the resolution, the City may not issue bonds or borrow funds for financing the TIF 
project without calling a special election to submit the question of bonding or 
borrowing to the city electors for their approval.  
 


6. Negotiations.  City staff and the city attorney will negotiate development 
agreements within the parameters established by the City Council, and subject to 
final approval by the City Council.   
 
It should be noted that “pay-as-you-go” is the preferred TIF financing mechanism 
of the City Council to help reduce the financial exposure of the City. Under this 
financing method the developer pays the upfront costs of the project. The City 
would then establish the criteria to fully or partially reimburse the developer using 
future tax increment. 
 


7. Suspension of Policy.  This policy shall be followed in all cases, except where the 
common council approves deviating from this policy by a vote of two-thirds of the 
members present. 
  
 
 
 







    







City of Stoughton, 207 S Forrest Street, Stoughton WI  53589 


RESOLUTION OF THE COMMON COUNCIL 


Authorizing and directing City staff to commence processing a request for Tax Incremental 
Financing (“TIF”) for the 51 West Neighborhood in accordance with the City’s adopted TIF Policy. 


  
Fiscal Impact: Reimbursable by the Developer 


 
File Number: R-19-2021


 
Date Introduced: 


 
February 9, 2021 


WHEREAS, RHD Properties, LLC (“Developer”) has submitted its concept for a 68.15-acre mixed-use 
Neighborhood in the northwest limits of the City of Stoughton; and 


WHEREAS, Developer has informed City staff that Developer is unable to develop the property without 
financial assistance in constructing certain public improvements, including installation of water main for 
looping purposes, upsizing of new water and wastewater main, and oversizing of storm water 
management infrastructure; and 


WHEREAS, providing financial assistance to facilitate the proposed 51 West Neighborhood 
development would require the creation of a TIF District, and Common Council approval of TIF 
funding; and   


WHEREAS, The creation of a mixed-used TIF District in this area could also provide potential funding 
for HWY 51 safety improvements, HWY 51 infrastructure improvements, park land and park and trail 
improvements; and 


WHEREAS, the City Council has adopted the City of Stoughton Policy for the Creation of Tax 
Incremental Finance Districts and the Approval of TIF Projects (the “Policy”), which explicitly states 
that “pay-as-you-go is the preferred TIF financing mechanism of the City to help reduce the financial 
exposure of the City.  


NOW, THEREFORE, THE CITY OF STOUGHTON COMMON COUNCIL HEREBY 
• Authorizes and directs City staff to commence processing the Developer’s request for TIF funding,


to prepare a report to the Common Council regarding the proposed use of TIF funding, and to
obtain negotiation parameters in accordance with the Policy.


• Directs City staff to begin preparing a boundary map and project plan for a future mixed-use TIF
district to be presented to the City Council for consideration.
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