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CITY OF STOUGHTON, 207 S FORREST ST, STOUGHTON, WISCONSIN
RESOLUTION OF THE COMMON COUNCIL

INITIAL RESOLUTION AUTHORIZING $465,000 GENERAL
OBLIGATION BONDS FOR EQUIPMENT OF THE FIRE DEPARTMENT

Committee Finance Committee recommended approval  on 09/26/2023
Action: TIME SENSITIVE ITEM
Fiscal Impact: $465,000

File Number: R-139-2023 Date: 09/26/23

The City of Stoughton, Wisconsin, Common Council does proclaim as follows:

RECITALS:

BE IT RESOLVED by the Common Council of the City of Stoughton, Dane County,
Wisconsin, that there shall be issued, pursuant to Chapter 67, Wisconsin Statutes, general
obligation bonds in an amount not to exceed $465,000 for the public purpose of paying the cost
of equipment of the fire department.

Adopted, approved and recorded September 26, 2023.

Timothy B. Swadley
Mayor
ATTEST:

Candee J. Christen
City Clerk

(SEAL)

Council Action: |:| Adopted |:| Failed Vote

Mayoral Action: I:I Accept I:I Veto

Mayor Tim Swadley Date

Council Action: |:| Override Vote






CITY OF STOUGHTON, 207 S FORREST ST, STOUGHTON, WISCONSIN
RESOLUTION OF THE COMMON COUNCIL

INITIAL RESOLUTION AUTHORIZING $50,000 GENERAL
OBLIGATION BONDS FOR LIBRARY PROJECTS

Committee Finance Committee recommended approval  on 09/26/2023
Action: TIME SENSITIVE ITEM
Fiscal Impact: $50,000

File Number: R-140-2023 Date: 09/26/23

The City of Stoughton, Wisconsin, Common Council does proclaim as follows:

RECITALS:

BE IT RESOLVED by the Common Council of the City of Stoughton, Dane County,
Wisconsin, that there shall be issued, pursuant to Chapter 67, Wisconsin Statutes, general
obligation bonds in an amount not to exceed $50,000 for the public purpose of paying the cost of
library projects.

Adopted, approved and recorded September 26, 2023.

Timothy B. Swadley
Mayor
ATTEST:

Candee J. Christen
City Clerk
(SEAL)

Council Action: |:| Adopted |:| Failed Vote

Mayoral Action: I:I Accept I:I Veto

Mayor Tim Swadley Date

Council Action: |:| Override Vote






CITY OF STOUGHTON, 207 S FORREST ST, STOUGHTON, WISCONSIN
RESOLUTION OF THE COMMON COUNCIL

INITIAL RESOLUTION AUTHORIZING $980,000 GENERAL
OBLIGATION BONDS FOR PARKS AND PUBLIC GROUNDS

PROJECTS
Committee Finance Committee recommended approval  on 09/26/2023
Action: TIME SENSITIVE ITEM
Fiscal Impact: $980,000
File Number: R-141-2023 Date: 09/26/23

The City of Stoughton, Wisconsin, Common Council does proclaim as follows:

RECITALS:

BE IT RESOLVED by the Common Council of the City of Stoughton, Dane County,
Wisconsin, that there shall be issued, pursuant to Chapter 67, Wisconsin Statutes, general
obligation bonds in an amount not to exceed $980,000 for the public purpose of paying the cost
of parks and public grounds projects.

Adopted, approved and recorded September 26, 2023.

Timothy B. Swadley
Mayor
ATTEST:

Candee J. Christen
City Clerk
(SEAL)

Council Action: I:I Adopted I:I Failed Vote

Mayoral Action: |:| Accept |:| Veto

Mayor Tim Swadley Date

Council Action: |:| Override Vote







CITY OF STOUGHTON, 207 S FORREST ST, STOUGHTON, WISCONSIN
RESOLUTION OF THE COMMON COUNCIL

INITIAL RESOLUTION AUTHORIZING $990,000 GENERAL
OBLIGATION BONDS FOR SEWERAGE PROJECTS

Committee Finance Committee recommended approval  on 09/26/2023
Action: TIME SENSITIVE ITEM
Fiscal Impact: $990,000

File Number: R-142-2023 Date: 09/26/23

The City of Stoughton, Wisconsin, Common Council does proclaim as follows:

RECITALS:

BE IT RESOLVED by the Common Council of the City of Stoughton, Dane County,
Wisconsin, that there shall be issued, pursuant to Chapter 67, Wisconsin Statutes, general
obligation bonds in an amount not to exceed $990,000 for the public purpose of paying the cost
of sewerage projects consisting of storm sewer projects.

Adopted, approved and recorded September 26, 2023.

Timothy B. Swadley
Mayor
ATTEST:

Candee J. Christen
City Clerk
(SEAL)

Council Action: |:| Adopted |:| Failed Vote

Mayoral Action: I:I Accept I:I Veto

Mayor Tim Swadley Date

Council Action: |:| Override Vote






CITY OF STOUGHTON, 207 S FORREST ST, STOUGHTON, WISCONSIN
RESOLUTION OF THE COMMON COUNCIL

INITIAL RESOLUTION AUTHORIZING $3,820,000 GENERAL
OBLIGATION BONDS FOR STREET IMPROVEMENT PROJECTS

Committee Finance Committee recommended approval  on 09/26/2023
Action: TIME SENSITIVE ITEM
Fiscal Impact: $3,820,000

File Number: R-143-2023 Date: 09/26/23

The City of Stoughton, Wisconsin, Common Council does proclaim as follows:

RECITALS:

BE IT RESOLVED by the Common Council of the City of Stoughton, Dane County,
Wisconsin, that there shall be issued, pursuant to Chapter 67, Wisconsin Statutes, general
obligation bonds in an amount not to exceed $3,820,000 for the public purpose of paying the cost
of street improvement projects.

Adopted, approved and recorded September 26, 2023.

Timothy B. Swadley
Mayor
ATTEST:

Candee J. Christen
City Clerk
(SEAL)

Council Action: I:I Adopted I:I Failed Vote

Mayoral Action: |:| Accept |:| Veto

Mayor Tim Swadley Date

Council Action: |:| Override Vote







CITY OF STOUGHTON, 207 S FORREST ST, STOUGHTON, WISCONSIN

RESOLUTION OF THE COMMON COUNCIL
RESOLUTION DIRECTING PUBLICATION OF NOTICE TO ELECTORS
RELATING TO BOND ISSUES
Committee Finance Committee recommended approval  on 09/26/2023
Action: TIME SENSITIVE ITEM
Fiscal Impact: Publication costs — Estimated at $150
File Number: R-144-2023 Date: 09/26/23

The City of Stoughton, Wisconsin, Common Council does proclaim as follows:

RECITALS:

WHEREAS, initial resolutions authorizing general obligation bonds have been adopted
by the Common Council of the City of Stoughton, Dane County, Wisconsin (the "City") and it is
now necessary that said initial resolutions be published to afford notice to the residents of the
City of their adoption;

NOW, THEREFORE, BE IT RESOLVED that the City Clerk shall, within 15 days,
publish a notice to the electors in substantially the form attached hereto in the official City
newspaper as a class 1 notice under ch. 985, Wis. Stats.

Adopted, approved and recorded September 26, 2023.

Timothy B. Swadley
Mayor

ATTEST:

Candee J. Christen
City Clerk
(SEAL)

Council Action: I:I Adopted I:I Failed Vote

Mayoral Action: |:| Accept |:| Veto

Mayor Tim Swadley Date
Council Action: |:| Override Vote






CITY OF STOUGHTON

NOTICE TO ELECTORS RELATING TO BOND ISSUES

NOTICE IS HEREBY GIVEN, that on September 26, 2023, at a meeting of the Common Council of the
City of Stoughton, the following resolutions were adopted and recorded pursuant to Section 67.05(1), Wisconsin
Statutes:

INITIAL RESOLUTION AUTHORIZING $465,000
GENERAL OBLIGATION BONDS FOR EQUIPMENT OF
THE FIRE DEPARTMENT

BE IT RESOLVED by the Common Council of the City of Stoughton, Dane County, Wisconsin, that there
shall be issued, pursuant to Chapter 67, Wisconsin Statutes, general obligation bonds in an amount not to
exceed $465,000 for the public purpose of paying the cost of equipment of the fire department.

INITIAL RESOLUTION AUTHORIZING
$50,000 GENERAL OBLIGATION BONDS FOR LIBRARY
PROJECTS

BE IT RESOLVED by the Common Council of the City of Stoughton, Dane County, Wisconsin, that there
shall be issued, pursuant to Chapter 67, Wisconsin Statutes, general obligation bonds in an amount not to
exceed $50,000 for the public purpose of paying the cost of library projects.

INITIAL RESOLUTION AUTHORIZING $980,000
GENERAL OBLIGATION BONDS FOR PARKS AND
PUBLIC GROUNDS PROJECTS

BE IT RESOLVED by the Common Council of the City of Stoughton, Dane County, Wisconsin, that there
shall be issued, pursuant to Chapter 67, Wisconsin Statutes, general obligation bonds in an amount not to
exceed $980,000 for the public purpose of paying the cost of parks and public grounds projects.

INITIAL RESOLUTION AUTHORIZING $990,000
GENERAL OBLIGATION BONDS FOR SEWERAGE
PROJECTS

BE IT RESOLVED by the Common Council of the City of Stoughton, Dane County, Wisconsin, that there
shall be issued, pursuant to Chapter 67, Wisconsin Statutes, general obligation bonds in an amount not to
exceed $990,000 for the public purpose of paying the cost of sewerage projects consisting of storm sewer
projects.

INITIAL RESOLUTION AUTHORIZING $3,820,000
GENERAL OBLIGATION BONDS FOR STREET
IMPROVEMENT PROJECTS

BE IT RESOLVED by the Common Council of the City of Stoughton, Dane County, Wisconsin, that there
shall be issued, pursuant to Chapter 67, Wisconsin Statutes, general obligation bonds in an amount not to
exceed $3,820,000 for the public purpose of paying the cost of street improvement projects.

The Wisconsin Statutes (s. 67.05(7)(b)) provide that initial resolutions need not be submitted to the electors
unless within 30 days after adoption of the initial resolutions a petition is filed in the City Clerk's office requesting a
referendum. This petition must be signed by electors numbering at least 10% of the votes cast for governor in the
City at the last general election. A petition may be filed with respect to any one or more of the initial resolutions.

City of Stoughton

Candee J. Christen
City Clerk
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CITY OF STOUGHTON, 207 S FORREST ST, STOUGHTON, WISCONSIN
RESOLUTION OF THE COMMON COUNCIL

RESOLUTION AUTHORIZING THE ISSUANCE AND
ESTABLISHING PARAMETERS FOR THE SALE OF NOT TO EXCEED
$6,305,000 GENERAL OBLIGATION CORPORATE PURPOSE BONDS, SERIES 2023A

Committee Finance Committee recommended approval  on 09/26/2023
Action: TIME SENSITIVE ITEM
Fiscal Impact: Issuance costs estimated at $160,663

File Number: R-145-2023 Date: 09/26/23

The City of Stoughton, Wisconsin, Common Council does proclaim as follows:

RECITALS:

WHEREAS, the Common Council of the City of Stoughton, Dane County, Wisconsin
(the "City") has heretofore adopted initial resolutions (the "Initial Resolutions") authorizing the
issuance of general obligation bonds in the following not to exceed amounts for the following
public purposes: $465,000 for equipment of the fire department; $50,000 for library projects;
$980,000 for parks and public grounds projects; $990,000 for sewerage projects consisting of
storm sewer projects; and $3,820,000 for street improvement projects (collectively, the
"Project");

WHEREAS, within 15 days following the adoption of the Initial Resolutions, the City
Clerk will cause a notice to electors to be published in the official newspaper of the City, stating
the purpose and maximum principal amount of the bond issues authorized by the Initial
Resolutions and describing the opportunity and procedure for submitting a petition requesting a
referendum on the bond issues authorized by the Initial Resolutions;

WHEREAS, the time to file such a petition shall expire on October 26, 2023;

WHEREAS, the Common Council hereby finds and determines that the Project is within
the City's power to undertake and therefore serves a "public purpose" as that term is defined in
Section 67.04(1)(b), Wisconsin Statutes;

WHEREAS, the City is authorized by the provisions of Section 67.04, Wisconsin
Statutes, to borrow money and issue general obligation bonds for such public purposes;

WHEREAS, the Common Council hereby combines the bond issues authorized by the
Initial Resolutions into a single issue of bonds to be designated as "General Obligation Corporate
Purpose Bonds, Series 2023A" (the "Bonds") for the purpose of paying the costs of the Project

WHEREAS, it is the finding of the Common Council that it is in the best interest of the
City to direct its financial advisor, Ehlers & Associates, Inc. ("Ehlers"), to take the steps
necessary for the City to offer and sell the Bonds at public sale and to obtain bids for the
purchase of the Bonds; and
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WHEREAS, in order to facilitate the sale of the Bonds in a timely manner, the Common
Council hereby finds and determines that it is necessary, desirable and in the best interest of the
City to delegate to either the Director of Finance/Comptroller or Mayor (each, an "Authorized
Officer") the authority to accept on behalf of the City the bid for the Bonds that results in the
lowest true interest cost for the Bonds (the "Proposal") and meets the terms and conditions
provided for in this Resolution by executing a certificate in substantially the form attached hereto
as Exhibit A and incorporated herein by reference (the "Approving Certificate").

NOW, THEREFORE, BE IT RESOLVED by the Common Council of the City that:

Section 1. Authorization and Sale of the Bonds; Parameters. For the purpose of paying
costs of the Project, the City is authorized to borrow pursuant to Section 67.04, Wisconsin
Statutes, the principal sum of not to exceed SIX MILLION THREE HUNDRED FIVE
THOUSAND DOLLARS ($6,305,000) upon the terms and subject to the conditions set forth in
this Resolution. Subject to satisfaction of the conditions set forth in Section 17 of this
Resolution, the Mayor and City Clerk are hereby authorized, empowered and directed to make,
execute, issue and sell to the financial institution that submitted the Proposal (the "Purchaser")
for, on behalf of and in the name of the City, Bonds aggregating the principal amount of not to
exceed SIX MILLION THREE HUNDRED FIVE THOUSAND DOLLARS ($6,305,000). The
amount of Bonds to be issued pursuant to each of the Initial Resolutions shall be determined by
an Authorized Officer and set forth in the Approving Certificate. The purchase price to be paid
to the City for the Bonds shall not be less than 98.75% nor more than 106.00% of the principal
amount of the Bonds.

Section 2. Terms of the Bonds. The Bonds shall be designated "General Obligation
Corporate Purpose Bonds, Series 2023A"; shall be issued in the aggregate principal amount of up
to $6,305,000; shall be dated as of their date of issuance; shall be in the denomination of $5,000
or any integral multiple thereof; shall be numbered R-1 and upward; and mature or be subject to
mandatory redemption on the dates and in the principal amounts set forth below; provided that
(a) an Authorized Officer shall determine the amount of principal to be paid in the year 2024 so
that the amount required to be levied in 2023 for the City's combined debt service to be paid in
2024 will be approximately $4,480,000, (b) that the principal amount of each maturity or
mandatory redemption may be increased or decreased by up to $150,000 per maturity or
mandatory redemption amount in the year 2025 and $100,000 in the years 2026-2043 and (c) that
the aggregate principal amount of the Bonds shall not exceed $6,305,000. The schedule below
assumes the Bonds are issued in the aggregate principal amount of $6,305,000.

Date Principal Amount
04-01-2024 $820,000
04-01-2025 205,000
04-01-2026 205,000
04-01-2027 255,000
04-01-2028 285,000
04-01-2029 285,000
04-01-2030 285,000
04-01-2031 295,000
04-01-2032 295,000
04-01-2033 295,000

2 QB\84596654.1





04-01-2034 295,000

04-01-2035 295,000
04-01-2036 295,000
04-01-2037 305,000
04-01-2038 305,000
04-01-2039 310,000
04-01-2040 315,000
04-01-2041 320,000
04-01-2042 320,000
04-01-2043 320,000

Interest shall be payable semi-annually on April 1 and October 1 of each year
commencing on April 1, 2024. The true interest cost on the Bonds (computed taking the
Purchaser's compensation into account) shall not exceed 5.25%. Interest shall be computed upon
the basis of a 360-day year of twelve 30-day months and will be rounded pursuant to the rules of
the Municipal Securities Rulemaking Board.

Section 3. Redemption Provisions. The Bonds shall not be subject to optional
redemption or shall be callable as set forth on the Approving Certificate. If the Proposal
specifies that certain of the Bonds shall be subject to mandatory redemption, the terms of such
mandatory redemption shall be set forth on an attachment to the Approving Certificate labeled as
Schedule MRP. Upon the optional redemption of any of the Bonds subject to mandatory
redemption, the principal amount of such Bonds so redeemed shall be credited against the
mandatory redemption payments established in the Approving Certificate in such manner as the
City shall direct.

Section 4. Form of the Bonds. The Bonds shall be issued in registered form and shall be
executed and delivered in substantially the form attached hereto as Exhibit B and incorporated
herein by this reference.

Section 5. Tax Provisions.

(A) Direct Annual Irrepealable Tax Levy. For the purpose of paying the
principal of and interest on the Bonds as the same becomes due, the full faith, credit and
resources of the City are hereby irrevocably pledged, and there is hereby levied upon all of the
taxable property of the City a direct annual irrepealable tax in the years 2023 through 2042 for
the payments due in the years 2024 through 2043 in the amounts as are sufficient to meet the
principal and interest payments when due.

(B) Tax Collection. So long as any part of the principal of or interest on the
Bonds remains unpaid, the City shall be and continue without power to repeal such levy or
obstruct the collection of said tax until all such payments have been made or provided for. After
the issuance of the Bonds, said tax shall be, from year to year, carried onto the tax roll of the City
and collected in addition to all other taxes and in the same manner and at the same time as other
taxes of the City for said years are collected, except that the amount of tax carried onto the tax
roll may be reduced in any year by the amount of any surplus money in the Debt Service Fund
Account created below.

(C) Additional Funds. If at any time there shall be on hand insufficient funds
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from the aforesaid tax levy to meet principal and/or interest payments on said Bonds when due,
the requisite amounts shall be paid from other funds of the City then available, which sums shall
be replaced upon the collection of the taxes herein levied.

Section 6. Segregated Debt Service Fund Account.

(A) Creation and Deposits. There shall be and there hereby is established in the
treasury of the City, if one has not already been created, a debt service fund, separate and distinct
from every other fund, which shall be maintained in accordance with generally accepted
accounting principles. Debt service or sinking funds established for obligations previously

issued by the City may be considered as separate and distinct accounts within the debt service
fund.

Within the debt service fund, there hereby is established a separate and distinct account
designated as the "Debt Service Fund Account for General Obligation Corporate Purpose Bonds,
Series 2023 A" (the "Debt Service Fund Account") and such account shall be maintained until the
indebtedness evidenced by the Bonds is fully paid or otherwise extinguished. There shall be
deposited into the Debt Service Fund Account (1) all accrued interest received by the City at the
time of delivery of and payment for the Bonds; (ii) any premium which may be received by the
City above the par value of the Bonds and accrued interest thereon; (iii) all money raised by the
taxes herein levied and any amounts appropriated for the specific purpose of meeting principal of
and interest on the Bonds when due; (iv) such other sums as may be necessary at any time to pay
principal of and interest on the Bonds when due; (v) surplus monies in the Borrowed Money
Fund as specified below; and (vi) such further deposits as may be required by Section 67.11,
Wisconsin Statutes.

(B) Use and Investment. No money shall be withdrawn from the Debt Service
Fund Account and appropriated for any purpose other than the payment of principal of and
interest on the Bonds until all such principal and interest has been paid in full and the Bonds
canceled; provided (i) the funds to provide for each payment of principal of and interest on the
Bonds prior to the scheduled receipt of taxes from the next succeeding tax collection may be
invested in direct obligations of the United States of America maturing in time to make such
payments when they are due or in other investments permitted by law; and (i1) any funds over
and above the amount of such principal and interest payments on the Bonds may be used to
reduce the next succeeding tax levy, or may, at the option of the City, be invested by purchasing
the Bonds as permitted by and subject to Section 67.11(2)(a), Wisconsin Statutes, or in permitted
municipal investments under the pertinent provisions of the Wisconsin Statutes ("Permitted
Investments"), which investments shall continue to be a part of the Debt Service Fund Account.
Any investment of the Debt Service Fund Account shall at all times conform with the provisions
of the Internal Revenue Code of 1986, as amended (the "Code") and any applicable Treasury
Regulations (the "Regulations").

(C) Remaining Monies. When all of the Bonds have been paid in full and
canceled, and all Permitted Investments disposed of, any money remaining in the Debt Service
Fund Account shall be transferred and deposited in the general fund of the City, unless the
Common Council directs otherwise.

Section 7. Proceeds of the Bonds; Segregated Borrowed Money Fund. The proceeds of
the Bonds (the "Bond Proceeds") (other than any premium and accrued interest which must be

4 QB\84596654.1





paid at the time of the delivery of the Bonds into the Debt Service Fund Account created above)
shall be deposited into a special fund (the "Borrowed Money Fund") separate and distinct from
all other funds of the City and disbursed solely for the purpose or purposes for which borrowed.
Monies in the Borrowed Money Fund may be temporarily invested in Permitted Investments.
Any monies, including any income from Permitted Investments, remaining in the Borrowed
Money Fund after the purpose or purposes for which the Bonds have been issued have been
accomplished, and, at any time, any monies as are not needed and which obviously thereafter
cannot be needed for such purpose(s) shall be deposited in the Debt Service Fund Account.

Section 8. No Arbitrage. All investments made pursuant to this Resolution shall be
Permitted Investments, but no such investment shall be made in such a manner as would cause
the Bonds to be "arbitrage bonds" within the meaning of Section 148 of the Code or the
Regulations and an officer of the City, charged with the responsibility for issuing the Bonds,
shall certify as to facts, estimates, circumstances and reasonable expectations in existence on the
date of delivery of the Bonds to the Purchaser which will permit the conclusion that the Bonds
are not "arbitrage bonds," within the meaning of the Code or Regulations.

Section 9. Compliance with Federal Tax Laws. (a) The City represents and covenants
that the projects financed by the Bonds and the ownership, management and use of the projects
will not cause the Bonds to be "private activity bonds" within the meaning of Section 141 of the
Code. The City further covenants that it shall comply with the provisions of the Code to the
extent necessary to maintain the tax-exempt status of the interest on the Bonds including, if
applicable, the rebate requirements of Section 148(f) of the Code. The City further covenants
that it will not take any action, omit to take any action or permit the taking or omission of any
action within its control (including, without limitation, making or permitting any use of the
proceeds of the Bonds) if taking, permitting or omitting to take such action would cause any of
the Bonds to be an arbitrage bond or a private activity bond within the meaning of the Code or
would otherwise cause interest on the Bonds to be included in the gross income of the recipients
thereof for federal income tax purposes. The City Clerk or other officer of the City charged with
the responsibility of issuing the Bonds shall provide an appropriate certificate of the City
certifying that the City can and covenanting that it will comply with the provisions of the Code
and Regulations.

(b) The City also covenants to use its best efforts to meet the requirements and
restrictions of any different or additional federal legislation which may be made applicable to the
Bonds provided that in meeting such requirements the City will do so only to the extent
consistent with the proceedings authorizing the Bonds and the laws of the State of Wisconsin and
to the extent that there is a reasonable period of time in which to comply.

Section 10. Designation as Qualified Tax-Exempt Obligations. The Bonds are hereby
designated as "qualified tax-exempt obligations" for purposes of Section 265 of the Code,
relating to the ability of financial institutions to deduct from income for federal income tax
purposes, interest expense that is allocable to carrying and acquiring tax-exempt obligations.

Section 11. Execution of the Bonds: Closing; Professional Services. The Bonds shall be
issued in printed form, executed on behalf of the City by the manual or facsimile signatures of
the Mayor and City Clerk, authenticated, if required, by the Fiscal Agent (defined below), sealed
with its official or corporate seal, if any, or a facsimile thereof, and delivered to the Purchaser
upon payment to the City of the purchase price thereof, plus accrued interest to the date of
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delivery (the "Closing"). The facsimile signature of either of the officers executing the Bonds
may be imprinted on the Bonds in lieu of the manual signature of the officer but, unless the City
has contracted with a fiscal agent to authenticate the Bonds, at least one of the signatures
appearing on each Bond shall be a manual signature. In the event that either of the officers
whose signatures appear on the Bonds shall cease to be such officers before the Closing, such
signatures shall, nevertheless, be valid and sufficient for all purposes to the same extent as if they
had remained in office until the Closing. The aforesaid officers are hereby authorized and
directed to do all acts and execute and deliver the Bonds and all such documents, certificates and
acknowledgements as may be necessary and convenient to effectuate the Closing. The City
hereby authorizes the officers and agents of the City to enter into, on its behalf, agreements and
contracts in conjunction with the Bonds, including but not limited to agreements and contracts
for legal, trust, fiscal agency, disclosure and continuing disclosure, and rebate calculation
services. Any such contract heretofore entered into in conjunction with the issuance of the
Bonds is hereby ratified and approved in all respects.

Section 12. Payment of the Bonds; Fiscal Agent. The principal of and interest on the
Bonds shall be paid by Associated Trust Company, National Association, Green Bay, Wisconsin,
which is hereby appointed as the City's registrar and fiscal agent pursuant to the provisions of
Section 67.10(2), Wisconsin Statutes (the "Fiscal Agent"). The City hereby authorizes the
Mayor and City Clerk or other appropriate officers of the City to enter into a Fiscal Agency
Agreement between the City and the Fiscal Agent. Such contract may provide, among other
things, for the performance by the Fiscal Agent of the functions listed in Wis. Stats. Sec.
67.10(2)(a) to (j), where applicable, with respect to the Bonds.

Section 13. Persons Treated as Owners; Transfer of Bonds. The City shall cause books
for the registration and for the transfer of the Bonds to be kept by the Fiscal Agent. The person
in whose name any Bond shall be registered shall be deemed and regarded as the absolute owner
thereof for all purposes and payment of either principal or interest on any Bond shall be made
only to the registered owner thereof. All such payments shall be valid and effectual to satisfy
and discharge the liability upon such Bond to the extent of the sum or sums so paid.

Any Bond may be transferred by the registered owner thereof by surrender of the Bond at
the office of the Fiscal Agent, duly endorsed for the transfer or accompanied by an assignment
duly executed by the registered owner or his attorney duly authorized in writing. Upon such
transfer, the Mayor and City Clerk shall execute and deliver in the name of the transferee or
transferees a new Bond or Bonds of a like aggregate principal amount, series and maturity and
the Fiscal Agent shall record the name of each transferee in the registration book. No
registration shall be made to bearer. The Fiscal Agent shall cancel any Bond surrendered for
transfer.

The City shall cooperate in any such transfer, and the Mayor and City Clerk are
authorized to execute any new Bond or Bonds necessary to effect any such transfer.

Section 14. Record Date. The 15th day of the calendar month next preceding each
interest payment date shall be the record date for the Bonds (the "Record Date"). Payment of
interest on the Bonds on any interest payment date shall be made to the registered owners of the
Bonds as they appear on the registration book of the City at the close of business on the Record
Date.
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Section 15. Utilization of The Depository Trust Company Book-Entry-Only System. In
order to make the Bonds eligible for the services provided by The Depository Trust Company,
New York, New York ("DTC"), the City agrees to the applicable provisions set forth in the
Blanket Issuer Letter of Representations, which the City Clerk or other authorized representative
of the City is authorized and directed to execute and deliver to DTC on behalf of the City to the
extent an effective Blanket Issuer Letter of Representations is not presently on file in the City
Clerk's office.

Section 16. Payment of Issuance Expenses. The City authorizes the Purchaser to
forward the amount of the proceeds of the Bonds allocable to the payment of issuance expenses
to a financial institution selected by Ehlers at Closing for further distribution as directed by the
City's financial advisor, Ehlers & Associates, Inc.

Section 17. Conditions on Issuance and Sale of the Bonds. The issuance of the Bonds
and the sale of the Bonds to the Purchaser are subject to satisfaction of the following conditions:

(a) expiration of the petition period provided for under Section 67.05(7)(b), Wis.
Stats., without the filing of a sufficient petition for a referendum with respect to the issuance of
any of the Bonds authorized by the Initial Resolutions to finance the Project;

(b) approval by an Authorized Officer of the principal amount, definitive maturities,
redemption provisions, interest rates and purchase price for the Bonds, which approval shall be
evidenced by execution by an Authorized Officer of the Approving Certificate; and

The Bonds shall not be issued, sold or delivered until these conditions are satisfied.
Upon satisfaction of these conditions, an Authorized Officer is authorized to execute a Proposal
with the Purchaser providing for the sale of the Bonds to the Purchaser.

Section 18. Official Statement. The Common Council hereby directs the Authorized
Officers to approve the Preliminary Official Statement with respect to the Bonds and deem the
Preliminary Official Statement as "final" as of its date for purposes of SEC Rule 15¢2-12
promulgated by the Securities and Exchange Commission pursuant to the Securities and
Exchange Act of 1934 (the "Rule"). All actions taken by the Authorized Officers or other
officers of the City in connection with the preparation of such Preliminary Official Statement and
any addenda to it or final Official Statement are hereby ratified and approved. In connection
with the Closing, the appropriate City official shall certify the Preliminary Official Statement and
any addenda or final Official Statement. The City Clerk shall cause copies of the Preliminary
Official Statement and any addenda or final Official Statement to be distributed to the Purchaser.

Section 19. Undertaking to Provide Continuing Disclosure. The City hereby covenants
and agrees, for the benefit of the owners of the Bonds, to enter into a written undertaking (the
"Undertaking") if required by the Rule to provide continuing disclosure of certain financial
information and operating data and timely notices of the occurrence of certain events in
accordance with the Rule. The Undertaking shall be enforceable by the owners of the Bonds or
by the Purchaser on behalf of such owners (provided that the rights of the owners and the
Purchaser to enforce the Undertaking shall be limited to a right to obtain specific performance of
the obligations thereunder and any failure by the City to comply with the provisions of the
Undertaking shall not be an event of default with respect to the Bonds).

To the extent required under the Rule, the Mayor and City Clerk, or other officer of the
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City charged with the responsibility for issuing the Bonds, shall provide a Continuing Disclosure
Certificate for inclusion in the transcript of proceedings, setting forth the details and terms of the
City's Undertaking.

Section 20. Record Book. The City Clerk shall provide and keep the transcript of
proceedings as a separate record book (the "Record Book") and shall record a full and correct
statement of every step or proceeding had or taken in the course of authorizing and issuing the
Bonds in the Record Book.

Section 21. Bond Insurance. If the Purchaser determines to obtain municipal bond
insurance with respect to the Bonds, the officers of the City are authorized to take all actions
necessary to obtain such municipal bond insurance. The Mayor and City Clerk are authorized to
agree to such additional provisions as the bond insurer may reasonably request and which are
acceptable to the Mayor and City Clerk including provisions regarding restrictions on investment
of Bond proceeds, the payment procedure under the municipal bond insurance policy, the rights
of the bond insurer in the event of default and payment of the Bonds by the bond insurer and
notices to be given to the bond insurer. In addition, any reference required by the bond insurer to
the municipal bond insurance policy shall be made in the form of Bond provided herein.

Section 22. Conflicting Resolutions; Severability; Effective Date. All prior resolutions,
rules or other actions of the Common Council or any parts thereof in conflict with the provisions
hereof shall be, and the same are, hereby rescinded insofar as the same may so conflict. In the
event that any one or more provisions hereof shall for any reason be held to be illegal or invalid,
such illegality or invalidity shall not affect any other provisions hereof. The foregoing shall take
effect immediately upon adoption and approval in the manner provided by law.

Adopted, approved and recorded September 26, 2023.

Timothy B. Swadley
Mayor

ATTEST:

Candee J. Christen
City Clerk (SEAL)

Council Action: I:I Adopted I:I Failed Vote

Mayoral Action: I:I Accept I:I Veto

Mayor Tim Swadley Date

Council Action: |:| Override Vote
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EXHIBIT A

APPROVING CERTIFICATE

The undersigned [Director of Finance/Comptroller] [Mayor] of the City of Stoughton,
Dane County, Wisconsin (the "City"), hereby certifies that:

1. Resolution. On September 26, 2023, the Common Council of the City adopted a
resolution (the "Resolution") authorizing the issuance and establishing parameters for the sale of
not to exceed $6,305,000 General Obligation Corporate Purpose Bonds, Series 2023 A of the City
(the "Bonds") after a public sale and delegating to me the authority to approve the Preliminary
Official Statement, to approve the purchase proposal for the Bonds, and to determine the details
for the Bonds within the parameters established by the Resolution.

2. Proposal; Terms of the Bonds. On the date hereof, the Bonds were offered for
public sale and the bids set forth on the Bid Tabulation attached hereto as Schedule I and
incorporated herein by this reference were received. The institution listed first on the Bid
Tabulation, (the "Purchaser") offered to purchase the Bonds in
accordance with the terms set forth in the Proposal attached hereto as Schedule II and
incorporated herein by this reference (the "Proposal”"). Ehlers & Associates, Inc. recommends
the City accept the Proposal. The Proposal meets the parameters and conditions established by
the Resolution and is hereby approved and accepted.

The Bonds shall be issued in the aggregate principal amount of § , which is
not more than the $6,305,000 approved by the Resolution, and shall mature on April 1 of each of
the years and in the amounts and shall bear interest at the rates per annum as set forth in the
Pricing Summary attached hereto as Schedule III and incorporated herein by this reference. For
the annual principal or mandatory redemption payment due on the Bonds in the year 2024, I have
determined the amount of principal to be paid in such year so that the amount required to be
levied in 2023 for the City's combined debt service to be paid in 2024 will be approximately
$4,480,000. The amount of each annual principal or mandatory redemption payment due on the
Bonds is not more or less than $150,000 in the year 2025 and not more or less than $100,000 in
the years 2026-2043 per maturity or mandatory redemption amount than the schedule included in
the Resolution as set forth below:

Date Resolution Schedule Actual Amount
04-01-2024 $820,000 $
04-01-2025 205,000
04-01-2026 205,000
04-01-2027 255,000
04-01-2028 285,000
04-01-2029 285,000
04-01-2030 285,000
04-01-2031 295,000
04-01-2032 295,000
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Date Resolution Schedule Actual Amount

04-01-2033 $295,000 $
04-01-2034 295,000
04-01-2035 295,000
04-01-2036 295,000
04-01-2037 305,000
04-01-2038 305,000
04-01-2039 310,000
04-01-2040 315,000
04-01-2041 320,000
04-01-2042 320,000
04-01-2043 320,000
The true interest cost on the Bonds (computed taking the Purchaser's compensation into
account) is %, which is not in excess of 5.25%, as required by the Resolution.
3. Purchase Price of the Bonds. The Bonds shall be sold to the Purchaser in
accordance with the terms of the Proposal at a price of $ , plus accrued interest, if any,

to the date of delivery of the Bonds, which is not less than 98.75% nor more than 106.00% of the
principal amount of the Bonds, as required by the Resolution.

4. Redemption Provisions of the Bonds. The Bonds maturing on April 1,
and thereafter are subject totedemption prior to maturity, at the option of the City, on April 1,

or on any date thereafter. Said Bonds are redeemable as a whole or in part, and if in part,
from maturities selected by the City and within each maturity by lot, at the principal amount

thereof, plus accrued interest to the date of redemption. [The Proposal specifies that [some of]
the Bonds are subject to mandatory redemption. The terms of such mandatory redemption are set

forth on anattachment hereto as Schedule MRP and incorporated herein by this reference.]

5. Direct Annual Irrepealable Tax Levy. For the purpose of paying the principal of
and interest on the Bonds as the same respectively falls due, the full faith, credit and taxing
powers of the City have been irrevocably pledged and there has been levied on all of the taxable
property in the City, pursuant to the Resolution, a direct, annual irrepealable tax in an amount
and at the times sufficient for said purpose. Such tax shall be for the years and in the amounts
set forth on the debt service schedule attached hereto as Schedule IV.

6. Expiration of Petition Period. The petition period provided for under
Section 67.05(7)(b), Wisconsin Statutes, has expired without the filing of a sufficient petition for
a referendum with respect to the initial resolutions authorizing the issuance of the Bonds.

7. Purpose of the Bonds. The Bonds are issued for the following public purposes in
the following amounts: $ for equipment of the fire department;
$ for library projects; $ for parks and public
grounds projects; $ for sewerage projects consisting of storm sewer
projects; and $ for street improvement projects.
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8. Preliminary Official Statement. The Preliminary Official Statement with respect
to the Bonds is hereby approved and deemed "final" as of its date for purposes of SEC Rule
15¢2-12 promulgated by the Securities and Exchange Commission pursuant to the Securities and
Exchange Act of 1934.

9. Approval. This Certificate constitutes my approval of the Proposal, and the
principal amount, definitive maturities, interest rates, purchase price and redemption provisions
for the Bonds and the direct annual irrepealable tax levy to repay the Bonds, in satisfaction of the
parameters set forth in the Resolution.

IN WITNESS WHEREOF, I have executed this Certificate on October 31, 2023,
pursuant to the authority delegated to me in the Resolution.

[David P. Ehlinger] [Timothy B. Swadley]
[Director of Finance/Comptroller] [Mayor]
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SCHEDULE I TO APPROVING CERTIFICATE

Bid Tabulation

To be provided by Ehlers & Associates, Inc. and incorporated into the Certificate.

(See Attached)
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SCHEDULE II TO APPROVING CERTIFICATE

Proposal

To be provided by Ehlers & Associates, Inc. and incorporated into the Certificate.

(See Attached)
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SCHEDULE III TO APPROVING CERTIFICATE

Pricing Summary

To be provided by Ehlers & Associates, Inc. and incorporated into the Certificate.

(See Attached)
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SCHEDULE IV TO APPROVING CERTIFICATE

Debt Service Schedule and Irrepealable Tax Levies

To be provided by Ehlers & Associates, Inc. and incorporated into the Certificate.

(See Attached)
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[SCHEDULE MRP

Mandatory Redemption Provision

The Bonds due on April 1, , and (the "Term Bonds") are subject to
mandatory redemption prior to maturity by lot (as selected by the Depository) at a redemption
price equal to One Hundred Percent (100%) of the principal amount to be redeemed plus accrued
interest to the date of redemption, from debt service fund deposits which are required to be made
in amounts sufficient to redeem on April 1 of each year the respective amount of Term Bonds
specified below:

For the Term Bonds Maturing on April 1. 20

Redemption
Date Amount
- $_
(maturity)
For the Term Bonds Maturing on April 1. 20
Redemption
Date Amount
i S
(maturity)
For the Term Bonds Maturing on April 1. 20
Redemption
Date Amount
- S
(maturity)
For.the Term Bonds Maturing on April 1. 20
Redemption
Date Amount
- S
L (maturity)]
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EXHIBIT B

(Form of Bond)

UNITED STATES OF AMERICA

REGISTERED STATE OF WISCONSIN DOLLARS
DANE COUNTY
NO.R- CITY OF STOUGHTON $
GENERAL OBLIGATION CORPORATE PURPOSE BOND, SERIES 2023A
MATURITY DATE: ORIGINAL DATE OF ISSUE: INTEREST RATE: CUSIP:
April 1, November 16, 2023 %

DEPOSITORY OR ITS NOMINEE NAME: CEDE & CO.

PRINCIPAL AMOUNT: THOUSAND DOLLARS
¢ )

FOR VALUE RECEIVED, the City of Stoughton, Dane County, Wisconsin (the "City"),
hereby acknowledges itself to owe and promises to pay to the Depository or its Nominee Name
(the "Depository") identified above (or to registered assigns), on the maturity date identified
above, the principal amount identified above, and to pay interest thereon at the rate of interest per
annum identified above, all subject to the provisions set forth herein regarding redemption prior
to maturity. Interest shall be payable semi-annually on April 1 and October 1 of each year
commencing on April 1, 2024 until the aforesaid principal amount is paid in full. Both the
principal of and interest on this Bond are payable to the registered owner in lawful money of the
United States. Interest payable on any interest payment date shall be paid by wire transfer to the
Depository in whose name this Bond is registered on the Bond Register maintained by
Associated Trust Company, National Association, Green Bay, Wisconsin (the "Fiscal Agent") or
any successor thereto at the close of business on the 15th day of the calendar month next
preceding each interest payment date (the "Record Date"). This Bond is payable as to principal
upon presentation and surrender hereof at the office of the Fiscal Agent.

For the prompt payment of this Bond together with interest hereon as aforesaid and for
the levy of taxes sufficient for that purpose, the full faith, credit and resources of the City are
hereby irrevocably pledged.

This Bond is one of an issue of Bonds aggregating the principal amount of $ ,
all of which are of like tenor, except as to denomination, interest rate, maturity date and
redemption provision, issued by the City pursuant to the provisions of Section 67.04, Wisconsin
Statutes, for the following public purposes in the following amounts: equipment of the fire
department ($ ); library projects ($ ); parks and public grounds projects
S ); sewerage projects consisting of storm sewer projects ($ ); and street
improvement projects ($ ), as authorized by resolutions adopted on September 26,





2023, as supplemented by an Approving Certificate, dated October 31, 2023 (the "Approving
Certificate") (collectively, the "Resolutions"). Said Resolutions are recorded in the official
minutes of the Common Council for said date.

The Bonds maturing on April 1, and thereafter are subject to
redemption prior to maturity, at the option of the City, on April 1, or on any date
thereafter. Said Bonds are redeemable as a whole or in part, and if in part, from maturities
selected by the City, and within each maturity by lot (as selected by the Depository), at the
principal amount thereof, plus accrued interest to the date of redemption.

[The Bonds maturing in the years are subject to mandatory redemption by lot
as provided in the Approving Certificate, at the redemption price of par plus accrued interest to

the date of redemption and without premium.]

In the event the Bonds are redeemed prior to maturity, as long as the Bonds are in
book-entry-only form, official notice of the redemption will be given by mailing a notice by
registered or certified mail, overnight express delivery, facsimile transmission, electronic
transmission or in any other manner required by the Depository, to the Depository not less than
thirty (30) days nor more than sixty (60) days prior to the redemption date. If less than all of the
Bonds of a maturity are to be called for redemption, the Bonds of such maturity to be redeemed
will be selected by lot. Such notice will include but not be limited to the following: the
designation, date and maturities of the Bonds called for redemption, CUSIP numbers, and the
date of redemption. Any notice provided as described herein shall be conclusively presumed to
have been duly given, whether or not the registered owner receives the notice. The Bonds shall
cease to bear interest on the specified redemption date provided that federal or other immediately
available funds sufficient for such redemption are on deposit at the office of the Depository at
that time. Upon such deposit of funds for redemption the Bonds shall no longer be deemed to be
outstanding.

It is hereby certified and recited that all conditions, things and acts required by law to
exist or to be done prior to and in connection with the issuance of this Bond have been done,
have existed and have been performed in due form and time; that the aggregate indebtedness of
the City, including this Bond and others issued simultaneously herewith, does not exceed any
limitation imposed by law or the Constitution of the State of Wisconsin; and that a direct annual
irrepealable tax has been levied sufficient to pay this Bond, together with the interest thereon,
when and as payable.

This Bond has been designated by the Common Council as a "qualified tax-exempt
obligation" pursuant to the provisions of Section 265(b)(3) of the Internal Revenue Code of
1986, as amended.

This Bond is transferable only upon the books of the City kept for that purpose at the
office of the Fiscal Agent, only in the event that the Depository does not continue to act as
depository for the Bonds, and the City appoints another depository, upon surrender of the Bond
to the Fiscal Agent, by the registered owner in person or his duly authorized attorney, together
with a written instrument of transfer (which may be endorsed hereon) satisfactory to the Fiscal





Agent duly executed by the registered owner or his duly authorized attorney. Thereupon a new
fully registered Bond in the same aggregate principal amount shall be issued to the new
depository in exchange therefor and upon the payment of a charge sufficient to reimburse the
City for any tax, fee or other governmental charge required to be paid with respect to such
registration. The Fiscal Agent shall not be obliged to make any transfer of the Bonds (i) after the
Record Date, (ii) during the fifteen (15) calendar days preceding the date of any publication of
notice of any proposed redemption of the Bonds, or (iii) with respect to any particular Bond,
after such Bond has been called for redemption. The Fiscal Agent and City may treat and
consider the Depository in whose name this Bond is registered as the absolute owner hereof for
the purpose of receiving payment of, or on account of, the principal or redemption price hereof
and interest due hereon and for all other purposes whatsoever. The Bonds are issuable solely as
negotiable, fully-registered Bonds without coupons in the denomination of $5,000 or any integral
multiple thereof.

This Bond shall not be valid or obligatory for any purpose until the Certificate of
Authentication hereon shall have been signed by the Fiscal Agent.

No delay or omission on the part of the owner hereof to exercise any right hereunder shall
impair such right or be considered as a waiver thereof or as a waiver of or acquiescence in any
default hereunder.

IN WITNESS WHEREOF, the City of Stoughton, Dane County, Wisconsin, by its
governing body, has caused this Bond to be executed for it and in its name by the manual or
facsimile signatures of its duly qualified Mayor and City Clerk; and to be sealed with its official
or corporate seal, if any, all as of the original date of issue specified above.

CITY OF STOUGHTON
DANE COUNTY, WISCONSIN

By:

Timothy B. Swadley
Mayor

(SEAL)

Candee J. Christen
City Clerk





Date of Authentication:

b

CERTIFICATE OF AUTHENTICATION

This Bond is one of the Bonds of the issue authorized by the within-mentioned
Resolution of the City of Stoughton, Dane County, Wisconsin.

ASSOCIATED TRUST COMPANY,
NATIONAL ASSOCIATION,
GREEN BAY, WISCONSIN

By

Authorized Signatory





ASSIGNMENT

FOR VALUE RECEIVED, the undersigned sells, assigns and transfers unto

(Name and Address of Assignee)

(Social Security or other Identifying Number of Assignee)

the within Bond and all rights thereunder and hereby irrevocably constitutes and appoints
, Legal Representative, to transfer said Bond on
the books kept for registration thereof, with full power of substitution in the premises.

Dated:

Signature Guaranteed:

(e.g. Bank, Trust Company (Depository or Nominee Name)
or Securities Firm)

NOTICE: This signature must correspond with the
name of the Depository or Nominee Name as it
appears upon the face of the within Bond in every
particular, without alteration or enlargement or any
change whatever.

(Authorized Officer)






CITY OF STOUGHTON, 207 S FORREST ST, STOUGHTON, WISCONSIN

RESOLUTION OF THE COMMON COUNCIL

Resolution approving an amendment to the project plan and boundaries of Tax Incremental

District No. 6

Committee Plan Commission recommended approval 5-0 on 09/11/2023
Action: Joint Review Board considering approval on 10/16/2023
Fiscal Impact: Increased tax base for 2023 - $1.7 million

File Number: R-146-2023 Date: 09/26/23

The City of Stoughton, Wisconsin, Common Council does proclaim as follows:

RECITALS:

WHEREAS, the City of Stoughton (the “City”’) has determined that use of Tax Incremental
Financing is required to promote development and redevelopment within the City; and

WHEREAS, Tax Incremental District No. 6 (the “District”) was created by the City on September
29, 2015; as an industrial district; and

WHEREAS, the City now desires to amend the Project Plan and boundaries of the District (the
“Amendment”) in accordance with the provisions of Wisconsin Statutes Section 66.1105 (the "Tax
Increment Law"); and

WHEREAS, such Amendment will:

a.
b.

Add territory from the District as permitted under Wisconsin Statutes Section 66.1105(4)(h)2.
Amend the categories, locations, or costs of project costs to be made as permitted under
Wisconsin Statutes Section 66.1105(4)(h)1.

WHEREAS, an amended Project Plan for the District has been prepared that includes:

a.

/e

CrpE oo

A statement listing of the kind, number and location of all proposed public works or
improvements within the District, or to the extent provided in Wisconsin Statutes Sections
66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;

An economic feasibility study;

A detailed list of estimated project costs;

A description of the methods of financing all estimated project costs and the time when the
related costs or monetary obligations are to be incurred;

A map showing existing uses and conditions of real property in the District;

A map showing proposed improvements and uses in the District;

Proposed changes of zoning ordinances, master plan, map, building codes and City ordinances;
A list of estimated non-project costs;

A statement of the proposed plan for relocation of any persons to be displaced;

A statement indicating how the amendment of the District promotes the orderly development
of the City;

An opinion of the City Attorney or of an attorney retained by the City advising that the Project
Plan is complete and complies with Wisconsin Statutes Section 66.1105(4)(f).; and
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WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to the chief
executive officers of Dane County, the Stoughton Area School District, and the Madison Area Technical
College District, and any other entities having the power to levy taxes on property located within the
District, in accordance with the procedures specified in the Tax Increment Law; and

WHEREAS, prior to its publication, a copy of the notice of public hearing was also sent to the to
owners of all property located within the territory proposed to be added to the District; and

WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the Plan
Commission, on September 11, 2023 held a public hearing concerning the proposed amendment to the
Project Plan and boundaries of the District, providing interested parties a reasonable opportunity to express
their views thereon; and

WHEREAS, after said public hearing, the Plan Commission designated the boundaries of the
amended district, adopted the Project Plan, and recommended to the City Council that it amend the Project
Plan and boundaries for the District.

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of Stoughton that:

1. The boundaries of the District named "Tax Incremental District No. 6, City of Stoughton",
are hereby amended as identified in Exhibit A of this Resolution.

2. The territory being added shall become part of the District effective as of January 1, 2023.
4, The City Council finds and declares that:

(a) Not less than 50% by area of the real property within the District, as amended, is
suitable for industrial sites within the meaning of Wisconsin Statutes Section 66.1101
and has been zoned for industrial use.

(b) Based upon the finding stated in 3.a. above, the District was declared to be, and
remains, an industrial district based on the identification and classification of the
property included within the District.

(c) The improvement of such area is likely to enhance significantly the value of
substantially all of the other real property in the District.

(d) The equalized value of the taxable property within the territory to be added to the
District plus the value increment of all other existing tax incremental districts within
the City, does not exceed 12% of the total equalized value of taxable property within
the City.

(e) That for those parcels to be added to the District that were annexed by the City within
the three-year period preceding adoption of this Resolution, the City pledges to pay the
Town of Pleasant Springs an amount equal to the property taxes the town last levied
on the territory for each of the next five years.

(f) The City estimates that less than 35% of the territory within the District will be devoted
to retail business at the end of the District’s maximum expenditure period, pursuant to
Wisconsin Statutes Section 66.1105(5)(b).

(g) The project costs relate directly to promoting industrial development in the District
consistent with the purpose for which the District is created.
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(h) Any real property within the District that was found suitable for industrial sites and
was zoned for industrial at the time of creation of the District or as the date of this
Amendment will remain zoned for industrial use for the life of the District.

5. The Project Plan for "Tax Incremental District No. 6, City of Stoughton" (see Exhibit B),
as amended, is approved, and the City further finds the Project Plan is feasible and in
conformity with the master plan of the City.

BE IT FURTHER RESOLVED THAT the City Clerk is hereby authorized and directed to apply to
the Wisconsin Department of Revenue, in such form as may be prescribed, for a "Determination of Tax

Incremental Base", as of January 1, 2023, pursuant to the provisions of Wisconsin Statutes Section
66.1105(5)(b).

BE IT FURTHER RESOLVED THAT pursuant to Section 66.1105(5)(f) of the Wisconsin Statutes
that the City Assessor is hereby authorized and directed to identify upon the assessment roll returned and
examined under Wisconsin Statutes Section 70.45, those parcels of property which are within the District,
specifying thereon the name of the said District, and the City Clerk is hereby authorized and directed to
make similar notations on the tax roll made under Section 70.65 of the Wisconsin Statutes.

Adopted this day of ,2023.

Mayor

City Clerk
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LEGAL BOUNDARY DESCRIPTION
OR
MAP OF
TAX INCREMENTAL DISTRICT NO. 6
CITY OF STOUGHTON

[INCLUDED WITHIN PROJECT PLAN]

EXHIBIT A -





PROJECT PLAN

[DISTRIBUTED SEPARATELY]
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RESOLUTIONNO. (7-23

RESOLUTION APPROVING AN AMENDMENT TO THE PROJECT PLAN
AND BOUNDARIES OF TAX INCREMENTAL DISTRICT NO. 6

WHEREAS, the City of Stoughton (the “City”) has determined that use of Tax Incremental
Financing is required to promote development and redevelopment within the City; and

WHEREAS, Tax Incremental District No. 6 (the “District”) was created by the City on
September 29, 2015; and

WHEREAS, the City now desires to amend the Project Plan of the District (the
‘Amendment”) in accordance with the provisions of Wisconsin Statutes Section 66.1105 (the "Tax
Increment Law"); and

WHEREAS, such Amendment will:

a. Add territory from the District as permitted under Wisconsin Statutes Section
66.1105(4)(h)2.

b. Amend the categories, locations, or costs of project costs to be made as permitted
under Wisconsin Statutes Section 66.1105(4)(h)1.

WHEREAS, an amended Project Plan for the District (the “Amendment”) has been
prepared that includes:

a. A statement listing of the kind, number and location of all proposed public works or
improvements within the District, or to the extent provided in Wisconsin Statutes
Sections 66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;

b. An economic feasibility study;

c. Adetailed list of estimated project costs;

d. A description of the methods of financing all estimated project costs and the time when
the related costs or monetary obligations are to be incurred,;

e. A map showing existing uses and conditions of real property in the District;

f. A map showing proposed improvements and uses in the District;

g. Proposed changes of zoning ordinances, master plan, map, building codes and City
ordinances;

h. A list of estimated non-project costs;

i. A statement of the proposed plan for relocation of any persons to be displaced;

j- A statement indicating how the District promotes the orderly development of the City;

k. An opinion of the City Attorney or of an attorney retained by the City advising that the

plan is complete and complies with Wisconsin Statutes Section 66.1105(4)(f); and

WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to the
chief executive officers of Dane County, the Stoughton Area School District, and the Madison
Area Technical College District, and any other entities having the power to levy taxes on property
located within the District, in accordance with the procedures specified in the Tax Increment Law;
and
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WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the
Plan Commission, on September 11, 2023 held a public hearing concerning the proposed
amended boundaries of the District and the proposed amendments to its Project Plan, providing
interested parties a reasonable opportunity to express their views thereon.

NOW, THEREFORE, BE IT RESOLVED by the Plan Commission of the City of Stoughton
that:

1. It recommends to the City Council that the boundaries of Tax Incremental District No.
6 be amended with boundaries as designated in Exhibit A of this Resolution.

2. It approves and adopts the amended Project Plan for the District, attached as Exhibit
B, and recommends its approval to the City Council.

3. Amendment of the Districts Project Plan and boundaries promotes orderly
development in the City.

Adopted this (" hday of Sig'fiabio , 2023,
Secretary of %he Plan Commission

Plan Commission Chair
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September 11, 2023

PROJECT PLAN AMENDMENT

City of Stoughton, Wisconsin

Tax Incremental District No. 6

Territory Amendment - Business Park North

& EHLERS

- PUBLIC FINANCE ADVISORS

Prepared by:

Ehlers

N21W23350 Ridgeview Parkway West,
Suite 100

Waukesha, WI 53188

BUILDING COMMUNITIES. IT’S WHAT WE DO.
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SECTION 1:
Executive Summary

DESCRIPTION OF DISTRICT

Tax Incremental District (“TID”) No. 6 (“District”) was originally created as a
35.823 - acre Industrial District on September 29, 2015. The District was created
to:

e Provide additional land in the City suitable for industrial and light
industrial business development

e Create approximately 80 - 100 new jobs.
The District has not been amended previously

Purpose of Amendment
The purpose of this amendment, referred to hereafter as the Plan, the
Amendment, or the Plan Amendment, is to:

e Add territory to the District as permitted under Wis. Stat. &
66.1105(4)(h)2. This is the first of four permitted territory amendments
available to the District. The amendment adds 19.813 acres to the north
of the existing District. This is the site of the new Emmi Roth
headquarters.

¢ Amend the categories, locations or costs of project costs to be made as
permitted under Wis. Stat. § 66.1105(4)(h)1. (“Project”).

e Continue the growth of employment opportunities in City of
Stoughton’s Business Park North.

Estimated Total Project Cost Expenditures

The City anticipates making total expenditures of approximately $4,230,500
(“Project Costs”) to undertake the projects listed in this Project Plan (“Plan”).
Project Costs include an estimated $3,500,000 in development incentives
contemplated for a future phase of development.

Incremental Valuation

The City projects that new land and improvements value of approximately
$29,266,800 will result from the Project. Creation of this additional value will
be made possible by the Project Costs made within the District. A table
detailing assumptions as to the development timing and associated values is
included in the Economic Feasibility Study located within this Plan.
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Expected Termination of District

Based on the Economic Feasibility Study located within Section 9 of this Plan,
the City anticipates that the District will generate sufficient tax increment to
pay all Project Costs within its allowable 20 years.

Summary of Findings
As required by Wis. Stat. § 66.1105, and as documented in this Plan and the
exhibits contained and referenced herein, the following findings are made:

1.

That “but for” the creation of this District, the development projected to
occur as detailed in this Plan: 1) would not occur; or 2) would not occur in
the manner, at the values, or within the timeframe desired by the City. In
reaching this determination, the City has considered:

That “but for” the amendment of the District’s Project Plan, the economic
development objectives of the District will not be achieved. Based upon the
cash flow of the District, prior to the amendment, the District is showing that
it is underperforming and would close with a large deficit. However, with
projected new value that would be created from the territory amendment,
the District would recover and close successfully.

The economic benefits of the District, as measured by increased
employment, business and personal income, and property value, are
sufficient to compensate for the cost of the improvements. In making this
determination, the City has considered the following information:

The expectation that the Project will employ additional workers once the
Project is fully operational.

That the Developer is likely to purchase goods and services from local
suppliers in construction of the Project, and induced effects of employee
households spending locally for goods and services from retailers,
restaurants and service companies.

The benefits of the proposal outweigh the anticipated tax increments to
be paid by the owners of property in the overlying taxing jurisdictions. As
required by Wis. Stat. § 66.1105(4)(i)4., a calculation of the share of
projected tax increments estimated to be paid by the owners of property in
the overlying taxing jurisdictions has been prepared and can be found in this
Plan. However, because the Project would not occur without the use of tax
incremental financing, these tax increments would not be paid but for
creation of the District. Accordingly, the City finds that the benefits
expected to be realized as set forth in this Plan outweigh the value of the
tax increments to be invested in the Project.
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Not less than 50% by area of the real property within the District, as
amended, is suitable for industrial sites as defined by Wis. Stat. § 66.1101 and
has been zoned for industrial use. Any real property within the District that
was found suitable for industrial sites and was zoned for industrial use at the
time of creation of the District or at the time of this Plan Amendment will
remain zoned for industrial use for the life of the District.

Based on the foregoing finding, the District remains designated as an
industrial district.

That Project Costs relate directly to promoting industrial development in the
District, consistent with the purpose for which the District is created.

Improvements to be made in the District are likely to significantly enhance
the value of substantially all of the other real property in the District.

The equalized value of taxable property within the territory to be added to
the District, plus the incremental value of all existing tax incremental districts
within the City does not exceed 12% of the total equalized value of taxable
property within the City.

The Plan for the District is feasible and is in conformity with the Master Plan
of the City.

10.The City estimates that less than 35% of the territory within the District will

1.

be devoted to retail business at the end of the District’'s maximum
expenditure period, pursuant to Wis. Stat. § 66.1105(5)(b).

That for those parcels to be included within the District that were annexed
by the City within the three-year period preceding adoption of this
Resolution, the City pledges to pay the Town of Pleasant Springs an amount
equal to the property taxes the town last levied on the territory for each of
the next five years.
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SECTION 2:

Preliminary Map of Original District Boundary and
Territory to be Added

Map Found on Following Page.
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SECTION 3:

Map Showing Existing Uses and Conditions Within the
Territory to be Added

Map Found on Following Page.
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SECTION 4:

Preliminary Identification of Parcels to be Added

City of Stoughton, Wisconsin

Tax Increment District No. 6

Base Property Information

Property Information Assessment Information

Annexed
Post
1/1/04?
...Indicate
date

Part of Existing
TID? ..Indicate

TID#

Parcel Number Street Address Imp
ROW Areas

061132491002

Acreage

1800 WILLIAMS DRIVE EMMI ROTH USA INC 18.013  44,677.00 No 4,700

Equalized Value

Equalized
Value
Ratio

97.09% 4,841

4,841

Comments

Vacant farmland permitted for development

Assessment Roll
Classification?
(Residential = Class 1,
Commercial = Class 2,
Manufacturing = Class 3, Ag =
Class 4, Undeveloped = Class
5, Ag Forest = Class 5M, Forest
=Class 6, Other = Class 7 &
Exempt = X)

Class 3

4,700 0 4,700

Total Acreage

The above values are as of January 1, 2022. Actual base value certification of the territory will be based on January 1, 2023 assessed values.

4,841 0

Estimated Base Value

4,841

City of Stoughton, Wisconsin

Tax Increment District No. 6

Amended Parcel Listing and Conditions

Property Information

Property Condition

Total Acreage 55.636

Parcel Number Street Address Owner Acreage Description
Original Project Plan
061132492402 1600 Williams Drive Marquis Star Holding, Inc. 10.114 |Developed
061132492952 No address City of Stoughton 2.403 |Stormpond
061132493652 521 Glacier Moraine Drive City of Stoughton 4.431 |Vacant
061132498902 441 Glacier Moraine Drive GIP - Glacier Moraine, LLC 4.430 |Developed
061132498652 431 Glacier Moraine Drive City of Stoughton 1.990 [Vacant
061132498402 421 Glacier Moraine Drive American Beauty Investments, LLC 3.500 |Developed
061132499252 1520 Progress Lane City of Stoughton 4.320 [Stormpond
ROW Williams Drive City of Stoughton 4.635
Total Original Project Plan 35.823
Parcels Added
ROW Williams Drive City of Stoughton 1.800
61132491002 1800 Williams Drive Emmi Roth USA, Inc. 18.013 |Under construction
Total Parcels Added 19.813
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SECTION 5:
Equalized Value Test

The following calculations demonstrate that the City expects to be in
compliance with Wis. Stat. § 66.1105(4)(gm)4.c., which requires that the
equalized value of the taxable property proposed to be added to the District,
plus the value increment of all existing tax incremental districts, does not
exceed 12% of the total equalized value of taxable property within the City.

The equalized value of the increment of existing tax incremental districts within
the City, plus the value of the territory proposed to be added to the District,
totals $68,345,341. This value is less than the maximum of $188,135,244 in
equalized value that is permitted for the City.

City of Stoughton, Wisconsin

Tax Increment District No. 6

Valuation Test Compliance Calculation

District Creation Date 9/29/2015

Valuation Data
Currently Available

2023
Total EV (TID In) - 1787,763,800
12% Test 214,531,656

Increment of Existing TIDs

Total Existing Increment 83,524,900
Projected Base of Amended District 4,841
Total Value Subject to 12% Test 83,529,741
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SECTION 6:

Statement Listing the Kind, Number and Location of All
Proposed Public Works or Improvements Within the
District

Project Costs are any expenditure made, estimated to be made, or monetary
obligations incurred or estimated to be incurred as outlined in this Plan. Project
Costs will be diminished by any income, special assessments or other revenues,
including user fees or charges, other than tax increments, received or
reasonably expected to be received in connection with the implementation of
the Plan. If Project Costs incurred benefit territory outside the District, a
proportionate share of the cost is not a Project Cost. Costs identified in this
Plan are preliminary estimates made prior to design considerations and are
subject to change after planning, design and construction is completed.

With all Project Costs, the costs of engineering, design, survey, inspection,
materials, construction, restoring property to its original condition, apparatus
necessary for public works, legal and other consultant fees, testing,
environmental studies, permits, updating ordinances and plans, judgments or
claims for damages and other expenses are included as Project Costs. The map
found in Section 7 of this Plan along with the Detailed List of Project Costs
found in Section 8 provide additional information as to the kind, number and
location of potential Project Costs.

The “Statement of Kind, Number and Location of Proposed Public Works and
Other Projects” set forth in the original District Project Plan approved on
September 29, 2015 is amended to add the following Project Costs that the City
has made, expects to make, or may need to make, in conjunction with the
implementation of the District’s Plan or this Plan Amendment.

Property, Right-of-Way and Easement Acquisition

Property Acquisition for Development

To promote and facilitate development the City may acquire property within
the District. The cost of property acquired, and any costs associated with the
transaction, are eligible Project Costs. Following acquisition, other Project
Costs within the categories detailed in this Section may be incurred to make
the property suitable for development. Any revenue received by the City from
the sale of property acquired pursuant to the execution of this Plan will be used
to reduce the total project costs of the District. If total Project Costs incurred
by the City to acquire property and make it suitable for development exceed
the revenues or other consideration received from the sale or lease of that

Tax Incremental District No. 6 Project Plan Amendment
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property, the net amount shall be considered “real property assembly costs” as
defined in Wis. Stat. § 66.1105(2)(f)1.c., and subject to recovery as an eligible
Project Cost.

Acquisition of Rights-of-Way

The City may need to acquire property to allow for installation of streets,
driveways, sidewalks, utilities, stormwater management practices and other
public infrastructure. Costs incurred by the City to identify, negotiate and
acquire rights-of-way are eligible Project Costs.

Acquisition of Easements

The City may need to acquire temporary or permanent easements to allow for
installation and maintenance of streets, driveways, sidewalks, utilities,
stormwater management practices and other public infrastructure. Costs
incurred by the City to identify, negotiate and acquire easement rights are
eligible Project Costs.

Relocation Costs

If relocation expenses are incurred in conjunction with the acquisition of
property, those expenses are eligible Project Costs. These costs may include
but are not limited to: preparation of a relocation plan; allocations of staff time;
legal fees; publication of notices; obtaining appraisals; and payment of
relocation benefits as required by Wis. Stat. Chapter 32 and Wis. Admin. Code
ADM 92.

Site Preparation Activities

Environmental Audits and Remediation

If it becomes necessary to evaluate any land or improvement within the District,
any cost incurred by the City related to environmental audits, testing, and
remediation are eligible Project Costs.

Demolition

To make sites suitable for development, the City may incur costs related to
demolition and removal of structures or other land improvements, to include
abandonment of wells or other existing utility services.

Site Grading

Land within the District may require grading to make it suitable for
development, to provide access, and to control stormwater runoff. The City
may need to remove and dispose of excess material, or bring in fill material to

Tax Incremental District No. 6 Project Plan Amendment
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provide for proper site elevations. Expenses incurred by the City for site
grading are eligible Project Costs.

Utilities

Sanitary Sewer System Improvements

To allow development to occur, the City may need to construct, alter, rebuild
or expand sanitary sewer infrastructure within the District. Eligible Project
Costs include, but are not limited to, construction, alteration, rebuilding or
expansion of: collection mains; manholes and cleanouts; service laterals; force
mains; interceptor sewers; pumping stations; lift stations; wastewater treatment
facilities; and all related appurtenances. To the extent sanitary sewer projects
undertaken within the District provide direct benefit to land outside of the
District, the City will make an allocation of costs based on such benefit. Those
costs corresponding to the benefit allocated to land within the District, and
necessitated by the implementation of the Project Plan, are eligible Project
Costs. Implementation of the Project Plan may also require that the City
construct, alter, rebuild or expand sanitary sewer infrastructure located outside
of the District. That portion of the costs of sanitary sewer system projects
undertaken outside the District which are necessitated by the implementation
of the Project Plan are eligible Project Costs.

Water System Improvements

To allow development to occur, the City may need to construct, alter, rebuild
or expand water system infrastructure within the District. Eligible Project Costs
include, but are not limited to, construction, alteration, rebuilding or expansion
of: distribution mains; manholes and valves; hydrants; service laterals; pumping
stations; wells; water treatment facilities; storage tanks and reservoirs; and all
related appurtenances. To the extent water system projects undertaken within
the District provide direct benefit to land outside of the District, the City will
make an allocation of costs based on such benefit. Those costs corresponding
to the benefit allocated to land within the District, and necessitated by the
implementation of the Project Plan, are eligible Project Costs. Implementation
of the Project Plan may also require that the City construct, alter, rebuild or
expand water system infrastructure located outside of the District. That
portion of the costs of water system projects undertaken outside the District
which are necessitated by the implementation of the Project Plan are eligible
Project Costs.
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Stormwater Management System Improvements

Development within the District will cause stormwater runoff. To manage this
stormwater runoff, the City may need to construct, alter, rebuild or expand
stormwater management infrastructure within the District. Eligible Project
Costs include, but are not limited to, construction, alteration, rebuilding or
expansion of: stormwater collection mains; inlets, manholes and valves; service
laterals; ditches; culvert pipes; box culverts; bridges; stabilization of stream and
river banks; and infiltration, filtration and detention Best Management Practices
(BMP’s). To the extent stormwater management system projects undertaken
within the District provide direct benefit to land outside of the District, the City
will make an allocation of costs based on such benefit. Those costs
corresponding to the benefit allocated to land within the District, and
necessitated by the implementation of the Project Plan, are eligible Project
Costs. Implementation of the Project Plan may also require that the City
construct, alter, rebuild or expand stormwater management infrastructure
located outside of the District. That portion of the costs of stormwater
management system projects undertaken outside the District which are
necessitated by the implementation of the Project Plan are eligible Project
Costs.

Electric Service

To create sites suitable for development, the City may incur costs to provide,
relocate or upgrade electric services. Relocation may require abandonment and
removal of existing poles or towers, installation of new poles or towers, or
burying of overhead electric lines. Costs incurred by the City to undertake this
work are eligible Project Costs.

Gas Service

To create sites suitable for development, the City may incur costs to provide,
relocate or upgrade gas mains and services. Costs incurred by the City to
undertake this work are eligible Project Costs.

Communications Infrastructure

To create sites suitable for development, the City may incur costs to provide,
relocate or upgrade infrastructure required for voice and data communications,
including, but not limited to: telephone lines, cable lines and fiber optic cable.
Costs incurred by the City to undertake this work are eligible Project Costs.

Tax Incremental District No. 6 Project Plan Amendment
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Streets and Streetscape

Street Improvements

To allow development to occur, the City may need to construct or reconstruct
streets, highways, alleys, access drives and parking areas. Eligible Project Costs
include, but are not limited to: excavation; removal or placement of fill;
construction of road base; asphalt or concrete paving or repaving; installation
of curb and gutter; installation of sidewalks and bicycle lanes; installation of
culverts, box culverts and bridges; rail crossings and signals; utility relocation,
to include burying overhead utility lines; street lighting; installation of traffic
control signage and traffic signals; pavement marking; right-of-way restoration;
installation of retaining walls; and installation of fences, berms, and landscaping.

Streetscaping and Landscaping

To attract development consistent with the objectives of this Plan, the City may
install amenities to enhance development sites, rights-of-way and other public
spaces. These amenities include but are not limited to: landscaping; lighting of
streets, sidewalks, parking areas and public areas; installation of planters,
benches, clocks, tree rings, trash receptacles and similar items; and installation
of brick or other decorative walks, terraces and street crossings. These and any
other similar amenities installed by the City are eligible Project Costs.

Community Development

Cash Grants (Development Incentives)

The City may enter into agreements with property owners, lessees, or
developers of land located within the District for sharing costs to encourage
the desired kind of improvements and assure tax base is generated sufficient
to recover Project Costs. No cash grants will be provided until the City executes
a developer agreement with the recipient of the cash grant. Any payments of
cash grants made by the City are eligible Project Costs.

Miscellaneous

Rail Spur

To allow for development, the City may incur costs for installation of a rail spur
or other railway improvements to serve development sites located within the
District.
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Property Tax Payments to Town

Property tax payments due to the Town of Pleasant Springs under Wis. Stat.
§66.1105(4)(gm)1. because of the inclusion of lands annexed after January 1,
2004 within the boundaries of the District are an eligible Project Cost.

Projects Outside the Tax Increment District

Pursuant to Wis. Stat. § 66.1105(2)(f))1.n, the City may undertake projects within
territory located within one-half mile of the boundary of the District provided
that: 1) the project area is located within the City’s corporate boundaries; and
2) the projects are approved by the Joint Review Board. The cost of projects
completed outside the District pursuant to this section are eligible project costs
and may include any project cost that would otherwise be eligible if undertaken
within the District. The City intends to make the following project cost
expenditures outside the District:

The City will install a rail spur improvement within a half-mile of the District. The
project will benefit the TID, as well as other areas of the City. The City estimates
that the project will cost $900,000. Of this amount, $180,000 will benefit the
District.

Professional Service and Organizational Costs

The costs of professional services rendered, and other costs incurred, in relation
to the creation, administration and termination of the District, and the
undertaking of the projects contained within this Plan, are eligible Project Costs.
Professional services include but are not Ilimited to: architectural;
environmental; planning; engineering; legal; audit; financial; and the costs of
informing the public with respect to the creation of the District and the
implementation of the Plan.

Administrative Costs

The City may charge to the District as eligible Project Costs reasonable
allocations of administrative costs, including, but not limited to, employee
salaries. Costs allocated will bear a direct connection to the time spent by City
employees relating to the implementation of the Plan.

Financing Costs

Interest expense, debt issuance expenses, redemption premiums, and any other
fees and costs incurred in conjunction with obtaining financing for projects
undertaken under this Plan are eligible Project Costs.
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SECTION 7:

Map Showing Proposed Improvements and Uses Within
the Territory to be Added

Map Found on Following Page.
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SECTION 8:
Detailed List of Estimated Project Costs

The following list identifies the Project Costs that the City has made, expects
to make, or may need to make in conjunction with the implementation of the
District’s Plan or this Plan Amendment. All projects identified and related costs
reflect the best estimates available as of the date of preparation of this Plan
Amendment. All costs are preliminary estimates and may increase or decrease.
Certain Project Costs listed may become unnecessary, and other Project Costs
not currently identified may need to be made. (Section 6 details the general
categories of eligible Project Costs). Changes in Project Cost totals or the types
of Project Costs to be incurred will not require that this Plan be amended. This
Plan is not meant to be a budget nor an appropriation of funds for specific
Project Costs, but a framework within which to manage Project Costs.

City of Stoughton, Wisconsin

Tax Increment District No. 6

Estimated Project List

Project 1/2 Mile Percentage TID Non TID
Year Projects in 1/2 Mile Amount Costs

Project ID Project Name/Type See Note 1
1 Development Grant TBD No 0% 3,500,000
2 Business Park Rail Spur Improvements 2023 - 2025 Yes 100% 180,000 720,000
3 Business Park Master Planning 2024 No NA 50,000
4 TID Administration 2024 - 2034 No NA 250,000
5 TID Planning, Creation & Amendment 2022 - 2023 No NA 50,000
6 Payment to Town of Pleasant Springs 2023 -2028 No NA 500
7 Workforce Housing Initiatives TBD No NA 200,000
Total Projects 4,230,500 720,000

Notes:
Note 1  Project costs are estimates and are subject to modification
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SECTION 9:

Economic Feasibility Study, Description of the Methods
of Financing Estimated Project Costs and the Time When
Related Costs or Monetary Obligations are to be Incurred

This Section includes an updated forecast of the valuation increases expected
within the District, the associated tax increment collections, a summary of how
remaining Project Costs would be financed, and a projected cash flow
demonstrating that the District remains economically feasible.

Key Assumptions

The Project Costs the City plans to make are expected to create $35,169,100
million in incremental value by 2024. Estimated valuations and timing for
construction of the Project are included in Table 1. Assuming the City’s current
equalized TID Interim tax rate of $16.54 per thousand of equalized value, and
0.5% economic appreciation, the Project would generate $7,421,738 in
incremental tax revenue over the 20-year term of the District as shown in Table
2.

Financing and Implementation

Implementation of the Plan will require that a rail spur will be constructed that
will benefit the District. The City will finance the cost of the construction
through the issuance of tax-exempt General Obligation Notes or Bonds with
debt service to be paid from the tax increment generated by the Project. Cost
of issuance will be paid from the debt proceeds.

Development incentives will be made on a “pay as you go” basis from tax
increment generated from the Project. The City’s obligation to make payments
is solely limited to the available tax increment, and the City’s debt service for
the construction projects will enjoy priority of payment on an annual basis. To
the extent incremental revenues are less than projected, the full amount of the
development incentive may not ultimately be paid.

Based on the Project Cost expenditures as included within the cash flow exhibit
(Table 3), the District is projected to accumulate sufficient funds by the year
2030 to pay off all Project cost liabilities and obligations. The projected closure
is based on the various assumptions noted in this Plan and will vary dependent
on actual Project Costs incurred and the actual amount of tax increments
collected.
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Table 1 - Development Assumptions (Prior to Amendment)

City of Stoughton, Wisconsin
Tax Increment District No. 6
Development Assumptions
Construction Year Emmi Roth Annual Total Construction Year
Phase |
6 2020 3,191,400 2020 6
7 2021 994,900 2021 7
8 2022 1,716,000 2022 8
9 2023 0 2023 9
10 2024 0 2024 10
11 2025 0 2025 11
12 2026 0 2026 12
13 2027 0 2027 13
14 2028 0 2028 14
15 2029 0 2029 15
16 2030 0 2030 16
17 2031 0 2031 17
18 2032 0 2032 18
19 2033 0 2033 19
20 2034 0 2034 20
21 2035 0 2035 21
22 2036 0 2036 22
23 2037 0 2037 23
Totals 0 5,902,300
Notes:
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Table 1 - Development Assumptions (After Amendment)

City of Stoughton, Wisconsin

Tax Increment District No. 6

Development Assumptions

Construction Year Emmi Roth Annual Total Construction Year
Phase |
6 2020 3,191,400 2020 6
7 2021 994,900 2021 7
8 2022 1,716,000 2022 8
9 2023 29,266,800 29,266,800 2023 9
10 2024 0 2024 10
11 2025 0 2025 11
12 2026 0 2026 12
13 2027 0 2027 13
14 2028 0 2028 14
15 2029 0 2029 15
16 2030 0 2030 16
17 2031 0 2031 17
18 2032 0 2032 18
19 2033 0 2033 19
20 2034 0 2034 20
Totals 29,266,800 35,169,100
Notes:
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Table 2 - Tax Increment Projection Worksheet (Prior to Amendment)

City of Stoughton, Wisconsin

Tax Increment District No. 6

Tax Increment Projection Worksheet

Base Value
Appreciation Factor
Base Tax Rate

Rate Adjustment Factor

Type of District

District Creation Date

Valuation Date

Max Life (Years)

Expenditure Period/Termination
Revenue Periods/Final Year
Extension Eligibility/Years
Eligible Recipient District

Construction Inflation Total
Year Value Added Valuation Year  Increment Increment  Revenue Year Tax Rate Tax Increment

6 2020 3,191,400 2021 0 3,191,400 2022 $20.64

7 2021 994,900 2022 0 4,186,300 2023 $18.04

8 2022 1,716,000 2023 0 5,902,300 2024 $16.54

9 2023 0 2024 29,512 5,931,812 2025 $16.54
10 2024 0 2025 29,659 5,961,471 2026 $16.54
11 2025 0 2026 29,807 5,991,278 2027 $16.54
12 2026 0 2027 29,956 6,021,234 2028 $16.54
13 2027 0 2028 30,106 6,051,340 2029 $16.54
14 2028 0 2029 30,257 6,081,597 2030 $16.54
15 2029 0 2030 30,408 6,112,005 2031 $16.54
16 2030 0 2031 30,560 6,142,565 2032 $16.54
17 2031 0 2032 30,713 6,173,278 2033 $16.54
18 2032 0 2033 30,866 6,204,144 2034 $16.54
19 2033 0 2034 31,021 6,235,165 2035 $16.54
20 2034 0 2035 31,176 6,266,341 2036 $16.54
21 2035 0 2036 31,332 6,297,673 2037 $16.54
22 2036 0 2037 31,488 6,329,161 2038 $16.54
23 2037 0 2038 31,646 6,360,807 2039 $16.54

Notes:
Actual results will vary depending on development, inflation of overall tax rates.

- 3 Year Extension
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Table 2 - Tax Increment Projection Worksheet (After Amendment)

City of Stoughton, Wisconsin

Tax Increment District No. 6

Tax Increment Projection Worksheet

Base Value
Appreciation Factor
Base Tax Rate

Rate Adjustment Factor

Type of District

District Creation Date

Valuation Date

Max Life (Years)

Expenditure Period/Termination
Revenue Periods/Final Year
Extension Eligibility/Years
Eligible Recipient District

Construction Inflation Total
Year Value Added Valuation Year  Increment Increment  Revenue Year Tax Rate Tax Increment
6 2020 3,191,400 2021 0 3,191,400 2022 $20.64
7 2021 994,900 2022 0 4,186,300 2023 $18.04
8 2022 1,716,000 2023 0 5,902,300 2024 $16.54
9 2023 29,266,800 2024 29,512 35,198,612 2025 $16.54
10 2024 0 2025 175,993 35,374,605 2026 $16.54
11 2025 0 2026 176,873 35,551,478 2027 $16.54
12 2026 0 2027 177,757 35,729,235 2028 $16.54
13 2027 0 2028 178,646 35,907,881 2029 $16.54
14 2028 0 2029 179,539 36,087,421 2030 $16.54
15 2029 0 2030 180,437 36,267,858 2031 $16.54
16 2030 0 2031 181,339 36,449,197 2032 $16.54
17 2031 0 2032 182,246 36,631,443 2033 $16.54
18 2032 0 2033 183,157 36,814,600 2034 $16.54
19 2033 0 2034 184,073 36,998,673 2035 $16.54
20 2034 0 2035 184,993 37,183,667 2036 $16.54

Notes:

Actual results will vary depending on development, inflation of overall tax rates.
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City of Stoughton, Wisconsin

Tax Increment District No. 6

Cash Flow Projection

Table 3 - Cash Flow (Prior to Amendment)

Projected Revenues Expenditures Balances
Year Interest
Tax Earnings/ Developer Other Total Total Debt Service Professional Total Principal

Increments (Cost) Guarantee Revenue Revenues Principal Interest Total Capital Services Admin. Expenditures Annual Cumulative  Outstanding Year
2022 65,877 4,304 35,000 6,277 111,458 341,379 78,234 419,613 17,026 150 436,789 (325,331) 186,096 2,591,552 2022
2023 75,532 5,583 81,115 350,345 68,109 418,454 150,000 568,454 (487,339) (301,243) 2,241,207 2023
2024 97,639 (9,037) 88,602 363,793 56,737 420,530 420,530 (331,928) (633,171) 1,877,414 2024
2025 98,127 (18,995) 79,132 377,759 44,263 422,022 422,022 (342,890) (976,061) 1,499,655 2025
2026 98,618 (29,282) 69,336 391,207 31,528 422,735 422,735 (353,399)  (1,329,460) 1,108,448 2026
2027 99,111 (39,884) 59,227 400,172 20,705 420,877 420,877 (361,650) (1,691,110) 708,276 2027
2028 99,607 (50,733) 48,874 349,655 12,451 362,106 362,106 (313,232)  (2,004,342) 358,621 2028
2029 100,105 (60,130) 39,975 358,621 4,259 362,880 362,880 (322,905)  (2,327,247) 0 2029
2030 100,605 (69,817) 30,788 0 0 0 0 30,788 (2,296,459) 0 2030
2031 101,108 (68,894) 32,214 0 0 0 0 32,214 (2,264,245) 0 2031
2032 101,614 (67,927) 33,687 0 0 0 0 33,687 (2,230,558) 0 2032
2033 102,122 (66,917) 35,205 0 0 0 0 35,205 (2,195,353) 0 2033
2034 102,632 (65,861) 36,771 0 0 0 0 36,771 (2,158,582) 0 2034
2035 103,146 (64,757) 38,389 0 0 0 0 38,389 (2,120,193) 0 2035
2036 103,661 (63,606) 40,055 0 0 0 0 40,055 (2,080,138) 0 2036
2037 104,180 (62,404) 41,776 0 0 0 0 41,776 (2,038,362) 0 2037
2038 104,701 (61,151) 43,550 0 0 0 0 43,550 (1,994,812) 0 2038
2039 105,224 (59,844) 45,380 0 0 0 0 45,380 (1,949,432) 0 2039
Total 1,763,609 (849,352) 35,000 6,277 955,534 2,932,931 316,286 3,249,217 150,000 17,026 150 3,416,393 Total

Notes: - Proposed 3 Year Extension Projected Year of Closure
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Table 3 - Cash Flow (After Amendment)

City of Stoughton, Wisconsin

Tax Increment District No. 6

Cash Flow Projection

Projected Revenues Expenditures Balances
Year Payments to
Interest Total Debt Service the Town of
Tax Earnings/ Debt Developer Other Total Pleasant Total Principal

Increments (Cost) Proceeds  Guarantee Revenue Revenues Principal Interest Total Capital Other Springs Admin. | Expenditures Annual Cumulative Outstanding Year
2022 65,877 4,304 35,000 6,277 111,458 341,379 78,235 419,613 17,026 150 436,789 (325,331) 186,096 2,591,552 2022
2023 75,532 5,583 81,115 350,345 68,109 418,454 | 150,000 75,000 643,454 (562,339) (376,243) 2,241,207 | 2023
2024 97,639 (11,287) 86,352 363,793 56,737 420,530 50,000 100 25,000 495,630 (409,278) (785,521) 1,877,414 2024
2025 582,275 (23,566) 180,000 738,709 377,759 44,263 422,022 | 180,000 100 25,000 627,122 111,587 (673,934) 1,499,655 2025
2026 585,186 (20,218) 564,968 416,207 40,628 456,835 100 25,000 481,935 83,033 (590,901) 1,108,448 | 2026
2027 588,112 (17,727) 570,385 425,172 26,405 451,577 100 25,000 476,677 93,708 (497,193) 708,276 2027
2028 591,053 (14,916) 576,137 374,655 17,151 391,806 100 25,000 416,906 159,231 (337,962) 358,621 2028
2029 594,008 (10,139) 583,869 383,621 7,959 391,580 25,000 416,580 167,289 (170,673) o| 2029
2030 596,978 (5,120) 591,858 25,000 2,700 27,700 25,000 52,700 539,158 368,485 o| 2030
2031 599,963 11,055 611,018 25,000 1,700 26,700 25,000 51,700 559,318 927,803 0 2031
2032 602,963 27,834 630,797 30,000 600 30,600 25,000 55,600 575,197 1,503,000 o| 2032
2033 605,978 45,090 651,068 0 0 0 0 651,068 2,154,068 0 2033
2034 609,008 64,622 673,630 0 0 0 0 673,630 2,827,698 0 2034
2035 612,053 84,831 696,884 0 0 0 0 696,884 3,524,582 0 2035
2036 615,113 105,737 720,850 0 0 0 0 720,850 4,245,432 0 2036
Total 7,421,738 246,083 180,000 35,000 6,277 7,889,098 3,112,931 344,487 3,457,417 | 330,000 67,026 500 300,150 4,155,093 Total

Notes: Projected Year of Closure
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SECTION 10:
Annexed Property

A tax incremental district cannot include annexed territory unless at least three
years have elapsed since the annexation, or certain other requirements are met.
Since territory proposed to be added to the District has been annexed within
the past three years, the City pledges to pay the Town of Pleasant Springs for
each of the next five years an amount equal to the property taxes levied on that
territory by the town at the time of the annexation. Such payments allow for
inclusion of the annexed lands as a permitted exception under Wis. Stat.
§66.1105(4)(gm)1.

SECTION 11:
Estimate of Property to be Devoted to Retail Business

Pursuant to Wis. Stat. § 66.1105(5)(b), the City estimates that less than 35% of
the territory within the District will be devoted to retail business at the end of
the District’s maximum expenditure period.

SECTION 12:

Proposed Changes of Zoning Ordinances, Master Plan,
Map, Building Codes and City Ordinances

Zoning Ordinances

The proposed Plan Amendment is in general conformance with the City’s
current zoning ordinances. Individual properties may require rezoning at the
time of development. Land within the District zoned industrial at the time of
District creation will remain in a zoning classification suitable for industrial sites
for the life of the District.

Master (Comprehensive) Plan and Map

The proposed Plan Amendment is in general conformance with the City’s
Comprehensive Plan identifying the area as appropriate for industrial
development.
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Building Codes and Ordinances

Development within the District will be required to conform to State Building
Codes and will be subject to the City's permitting and inspection procedures.
The proposed Plan Amendment conforms to all relevant State and local
ordinances, plans, and codes. No changes to the existing regulations are
proposed or needed.

SECTION 13:

Statement of the Proposed Method for the Relocation of
any Persons to be Displaced

Should the continued implementation of this Plan require relocation of
individuals or business operations, relocations will be handled in compliance
with Wis. Stat. Chapter 32 and Wis. Admin. Code ADM 92.

SECTION 14:

How Amendment of the Tax Incremental District
Promotes the Orderly Development of the City

This Plan Amendment promotes the orderly development of the City by
creating new industrial sites, providing necessary public infrastructure
improvements and providing appropriate financial incentives for private
development projects. Through use of tax increment financing, the City can
attract new investment that results in increased tax base. Development will
occur in an orderly fashion in accordance with approved plans so that the
Projects will be compatible with adjacent land uses. Development of new uses
in the District will add to the tax base and will generate positive secondary
impacts in the community such as increased employment opportunities.
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SECTION 15:
List of Estimated Non-Project Costs

Non-project costs are public works projects which only partly benefit the
District. Costs incurred that do not benefit the District may not be paid with tax
increments. Examples of non-project costs are:

e A public improvement made within the District that also benefits
property outside the District. That portion of the total Project Costs
allocable to properties outside of the District would be a non-project
cost.

e A public improvement made outside the District that only partially
benefits property within the District. That portion of the total Project
Costs allocable to properties outside of the District would be a non-
project cost.

e Projects undertaken within the District as part of the implementation of
this Project Plan, the costs of which are paid fully or in part by impact
fees, grants, special assessments, or revenues other than tax increments.

The City will install a rail spur improvement within a half-mile of the District. The
project will benefit the TID, as well as other areas of the City. The City estimates
that the project will cost $900,000. Of this amount, $180,000 will benefit the
District.
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SECTION 16:
Legal Opinion Advising Whether the Plan is Complete
and Complies with Wis. Stat. § 66.1105(4)(f)

€y StaffordRose n?au M

ttorneys

Rick Manthe

222 West Washington Avenue, Suite 900
P.C. Box 1784

Madison, WL 53701-1784
PManthe@staffordlos com
G08.259.2684

August 18, 2023

Tim Swadley

Mayor

City of Stoughton
207 5. Forrest St.
Stoughton, WI 53589

RE: Amended Project Plan for Tax Incremental District No. 6

Dear Mayor Swadley:

Wisconsin Statute 66.1105(4)(f) requires that a project plan for a tax incremental financing
district include an opinion provided by the City Attomey adwvising as to whether the plan is
complete and complies with Wis. Stat. § 66.1105.

As City Attorney for the City of Stoughton, I have been asked to review the above-referenced
amended project plan for compliance with the applicable statutory requirements. Based upon
my review, in my opinion, the Amended Project Plan for the City of Stoughton Tax Incremental
District No. 6 is complete and complies with the provisions of Wis. Stat. § 66.1105.

Sincerely,

Rick Manthe

City Attorney

RAM :mai

021823112

Madison Dffice Milwaukee Office

221 West Weshirgten Avanue G826 U216 10 Marth MayTzir Faad 4149822850
PO.Bex1784 $88.633.47:22 Suite 420 835.6:34732
Madisvr, Wisconsm Fan 638.229.2600 Mitwaukee, Wisconsin Faz 414 982.2859
537011784 www steffordnw com. 53226-3282 o staffordlaw.com
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SECTION 17:

Calculation of the Share of Projected Tax Increments
Estimated to be Paid by the Owners of Property in the
Overlying Taxing Jurisdictions

The following projection is provided to meet the requirements of Wis. Stat. &
66.1105(4)()H4.

Estimated portion of taxes that owners of taxable property in each taxing jurisdiction

overlaying district would pay by jurisdiction.

Technical
Revenue Year County College Municipality ~ School District Total Revenue Year
2022 8,852 2,469 26,283 28,273 65,877 2022
2023 10,149 2,831 30,135 32,417 75,532 2023
2024 13,120 3,660 38,955 41,905 97,639 2024
2025 78,240 21,824 232,309 249,902 582,275 2025
2026 78,631 21,934 233,470 251,152 585,186 2026
2027 79,024 22,043 234,637 252,407 588,112 2027
2028 79,419 22,153 235,811 253,670 591,053 2028
2029 79,816 22,264 236,990 254,938 594,008 2029
2030 80,215 22,376 238,175 256,213 596,978 2030
2031 80,616 22,487 239,366 257,494 599,963 2031
2032 81,019 22,600 240,562 258,781 602,963 2032
2033 81,425 22,713 241,765 260,075 605,978 2033
2034 81,832 22,826 242,974 261,376 609,008 2034
2035 82,241 22,941 244,189 262,683 612,053 2035
2036 82,652 23,055 245,410 263,996 615,113 2036
997,251 278,176 2,961,030 3,185,281 7,421,738
Notes:
The projection shown above is provided to meet the requirments of Wisconsin Statute 66.1105(4)(i)4.
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CITY OF STOUGHTON, 207 S FORREST ST, STOUGHTON, WISCONSIN

RESOLUTION OF THE COMMON COUNCIL
Contract for appraisal services to determine appropriate market rental value for 600 S.
Fourth St.
Committee Finance Committee recommended approval 6-0 on 09/12/2023
Action:
Fiscal Impact: $1,800
File Number: R-147-2023 Date: 09/26/23

The City of Stoughton, Wisconsin, Common Council does proclaim as follows:

RECITALS:

WHEREAS, Stoughton Utilities has been renting space from the City of Stoughton located
at either 516 S. Fourth St. and 600 S. Fourth St beginning January 1, 1995; and,

WHEREAS, the lease for the current property located at 600 S. Fourth St. was amended
effective March 1, 1998 with annual increases based upon the Consumer Price Index-Urban (CPI-
U) for the Madison area; and,

WHEREAS, the lease for the current property was amended with Resolution R-20-2018
effective March 1, 2018 through February 28, 2023 with annual increases based upon the CPI-U
for the Madison area; and,

WHEREAS, Boardman Clark, the attorney for Stoughton Utilities, has indicated that any
facility rent by the City of Stoughton charged to Stoughton Utilities has to be at or below current
rental market values; and,

WHEREAS, a due diligence search by the Finance Department in network files cannot
locate any documentation for past rental charges being compared to current rental market values;
and,

WHEREAS, Stafford Rosenbaum, the attorney for the City of Stoughton, has
recommended a market rent analysis be performed by an appraisal firm; and,

WHEREAS, the following market rent analysis proposals have been received:

A. Landretti & Company, LLC, Middleton, WI - $2,500
B. L.A. Duesterbeck & Associates, Inc. — Janesville, WI - $1,800; and,

WHEREAS, the market rent analysis benefits both the City of Stoughton and Stoughton
Utilities to help ensure that rent charges paid by Stoughton Utilities is at or below current market
rates;





NOW THEREFORE BE IT RESOLVED, that the Common Council directs the
appropriate city staff to contract with L. A Duesterbeck & Associates, Inc. for a market rental
analysis of 600 S. Fourth St; and,

BE IT FURTHER RESOLVED, that the fees charged to the City of Stoughton shall be
split equally with Stoughton Utilities.

Council Action: I:IAdopted I:I Failed Vote

Mayoral Action: I:IAccept I:I Veto

Mayor Tim Swadley Date

Council Action: |:| Override Vote






L. A. DUESTERBECK & ASSOCIATES, INC.

WOODGATE OFFICE CENTRE - 4539 WOODGATE DRIVE, SUITE C - JANESVILLE, WISCONSIN 53546
PHONE 608-743-4233 - FAX 608-756-4404

September 5, 2023

Attorney Matt Dregne

Stafford Rosenbaum, LLP

222 West Washington Avenue, Suite 900
P.O. Box 1784

Madison, W1 53701-1784
MDregne(@staffordlaw.com

Dear Attorney Dregne:

The following outlines the proposal for appraisal services that we would provide for the real estate
described.

Subject Property: | 600 South 4" Street, Stoughton, Wisconsin 53589

Appraisal Fee: $1,800

Completion Date: | 30 days from receipt of signed proposal and initial payment

$900 due at the time of engagement and $900 due at completion and

Payment: before delivery of report

Level of Report: Appraisal report as outlined in the 2020-2021 edition of USPAP, Standard
2-2 (effective January 1, 2020, through December 31, 2023)

Scope of Work: This will consist of the following:

1) Physical viewing of the property, interior and exterior, by a competent
appraiser of L.A. Duesterbeck and Associates,

2) Investigate local, regional and neighborhood market conditions
affecting the subject market,

3) Determine highest and best use based upon such investigations,

4) Apply all applicable valuation approaches to form an opinion of
market rent for the subject property in its current “as is” state of
condition. Market data included within each valuation approach will
consider a wide search of comparable property that compares
favorably with the subject property in size, location, age, condition
and similar highest and best use. All comparable rentals will be well

researched and verified with a party of the transaction whenever
possible.

5) Utilize appropriate and contemporary methods for estimating the
market rent of the subject property.

6) Provide an opinion of market rent as of an effective date of
valuation, usually the day of physical viewing.

Intended Use: To determine market rent for the subject property

-1-





We will furnish you with one PDF copy of the appraisal report. You may copy the original report on your
own if you wish for additional report copies.

Please be advised that our company is highly competent to appraise real estate comparable to yours. Our
company has been in the appraisal profession for over 50 years, and we maintain one of the largest
regional databases in the market area.

Additionally, and not included within the fee of the scope of services, is any litigation work, which
includes additional consulting, deposition or court testimony relating to this assignment after it is
delivered in hard copy form. The expense for these services will be billed at a flat rate of $300 per hour.
This will include any traveling time to and from our office location.

If you should wish us to proceed with this assignment under the proposed guidelines and scope of work,
please sign the proposal and return it to us.

Thank you for your request and if you should have any questions regarding this matter, please feel free to
contact me at 608-743-4233 ext. 6.

Sincerely,

Troy J. Kruser, MAI
Wisconsin Certified General Appraiser #1425

TIK/dw
Accepted by*: Date:
Email Address: Phone #:

*The person signing for acceptance of this proposal is responsible for timely payment for services.

Property contact: Phone:

Please provide us with your mailing address.

Address: City:

State: Zip:






Landretti & Company, LLC

PO Box 628543, Middleton, Wisconsin 53562
Phone: (608) 298-5506 Mobile: (608) 575-6861
*** landretticom Email: appraisal@Ilandretti.com

September 6, 2023

City of Stoughton

C/O Matthew Dregne

Stafford Rosenbaum

222 West Washington Avenue, Suite 900
Madison, Wisconsin 53701

Dear Mr. Dregne:

It is my understanding that you have agreed to hire Landretti & Company, LLC to perform market rent
study for the property located at 600 S Fourth Street, Stoughton, Wisconsin.

The services and the terms of the engagement will include:

1. A market rent study will be provided in an appraisal report format
a. An opinion of market rent along with market lease terms will be provided.
b. The client will be the City of Stoughton and the intended users will be the client and
Stafford Rosenbaum.

2. The report will comply with the requirements established in the Uniform Standards of Professional
Appraisal Practice.

3. The report will be delivered electronically on or before September 29, 2023.

4. The fee for the appraisal will be $2,500 with payment to be made no later than 30 days from
delivery of the completed appraisal.

5. Any issues, concerns, or discrepancies with the appraisal report must be disclosed to Landretti &
Company, LLC within six months of the report date otherwise it is assumed the client accepts the
appraisal and the client does not have any further rights for legal action against Landretti &
Company, LLC after said period.

6. Additional services relating to and after the market rent study is complete will be charged at $300
per hour.

If you agree to the services, please sign below and return a copy of this engagement letter. Please
contact me with any questions.

Best Regards,

SETN T
Dominic Landretti, MAI, AI-GRS

Owner — Valuation Consultant
Landretti & Company, LLC

I, , approve the services above.

Signature Date






Dave Ehlinger

From: Shannon Statz <SStatz@stoughtonutilities.com>

Sent: Friday, August 4, 2023 12:40 PM

To: Dave Ehlinger

Subject: FW: Stoughton Utilities' Building Rental from City of Stoughton (23134-0)

CAUTION: This email originated from outside your organization. Exercise caution when opening attachments or clicking
links, especially from unknown senders.

More of the email chain...

Shannon Statz

Utilities Finance Manager
Stoughton Utilities

600 South Fourth Street
Stoughton, WI 53589
608-877-7415
sstatz@stoughtonutilities.com

Q@i

From: Matthew Dregne <MDREGNE@staffordlaw.com>

Sent: Friday, August 4, 2023 12:37 PM

To: Anita T. Gallucci <agallucci@boardmanclark.com>; Jill Weiss <JWeiss@stoughtonutilities.com>
Cc: Shannon Statz <SStatz@stoughtonutilities.com>; Charlene Beals <cbeals@boardmanclark.com>
Subject: RE: Stoughton Utilities' Building Rental from City of Stoughton (23134-0)

Thanks Anita, your summary is spot on. | think the City should have a reasonable factual basis to support the amount of
“rent.” Yesterday Dave mentioned that someone was contacting one or more people familiar with the rental market in
Stoughton to gather information on this topic.

STAFFORD Matthew P. Dregne
ROSENBAUM | MDregne@staffordlaw.com | 608.259.2618

Celebrating
140 www.staffordlaw.com | Profile | vCard | LinkedIn
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Excellence

Wisconsin member firm of ALFA International,

the premiere global network of independent law firms.

This is a transmission from the law firm of Stafford Rosenbaum LLP and may contain information which is privileged, confidential, and protected by the attorney-
client or attorney work product privileges. If you are not the addressee, note that any disclosure, copying, distribution, or use of the contents of this message is
prohibited. If you have received this transmission in error, please destroy it and notify me immediately at the telephone number included above..





From: Anita T. Gallucci <agallucci@boardmanclark.com>

Sent: Wednesday, August 2, 2023 3:21 PM

To: Jill Weiss <JWeiss@stoughtonutilities.com>

Cc: Shannon Statz <SStatz@stoughtonutilities.com>; Matthew Dregne <MDREGNE @staffordlaw.com>; Charlene Beals
<cbeals@boardmanclark.com>

Subject: [External] - Re: Stoughton Utilities' Building Rental from City of Stoughton (23134-0)

Jill,

I just got off the phone with Matt Dregne (I've copied him on this email). We are in agreement regarding the
following:

1. The terms of the rental transaction between the city and Stoughton Utilities should be spelled out in a
document. Matt does not think a lease is appropriate; rather, he prefers a memorandum or even a council
resolution laying out the terms of the deal. I am fine with that as long as the document (be it a resolution or
a memorandum) clearly states the applicable terms and conditions and states that the city has determined
that the rent being charged is at or below market rate. It is important that Stoughton Utilities be charged a
reasonable rate so that the city does not run afoul of Wis. Stat. s. 66.0811, pertaining to the proper use of
electric/water utility revenues.

2. I explained to Matt the importance of the utility writing a check to the city for the rent. After I spoke with
Matt, I spoke again with you. You explained that the city pays its electric bill to Stoughton Utility via a physical
check. The same should occur here. Matt is ok with that.

One issue Matt and I did not discuss was the allocation of rent responsibility among the various "tenants" in
the building. As we discussed, it is reasonable for the rent to be allocated among the tenants based on the
percentage of the space within the building that is exclusively used by each tenant.

Matt,

Please weigh in if I've failed to accurately reflect the gist of our conversation today.

Thanks,

Anita

BoardmanClark

ANITA T. GALLUCKCI (SHE/HER)

ATTORNEY

DIRECT +1 608-283-1770 BOARDMAN & CLARK LLP
PHONE +1 608-257-9521 1 S PINCKNEY ST STE 410
FAX 608-283-1709 PO BOX 927
AGALLUCCI@BOARDMANCLARK.COM MADISON, WI 53701-0927

BOARDMANCLARK.COM

This is a transmission from the law firm of Boardman & Clark LLP and may contain information which is privileged, confidential, and protected by the attorney-client and/or attorney work
product privileges. If you are not the addressee, note that any disclosure, copying, distribution, or use of the contents of this message is prohibited. If you have received this transmission in
error, please destroy it and notify us immediately via email at agallucci@boardmanclark.com or via telephone at (608) 257-9521. The sender does not accept liability for any errors or
omissions in the contents of this message which arise as a result of e-mail transmission.






From: Jill Weiss <JWeiss@stoughtonutilities.com>

Sent: Wednesday, August 2, 2023 2:18 PM

To: Anita T. Gallucci <agallucci@boardmanclark.com>

Cc: Shannon Statz <SStatz@stoughtonutilities.com>

Subject: RE: Stoughton Utilities' Building Rental from City of Stoughton

Anita,

Just to close the loop, did you talk with Matt Dregne about the lease/transfer thinking? | ask only because we feel that
the City Finance Director was looking to follow what Matt had determined to be the best solution going forward. We
are anticipating some confusion and just want to know if you had the opportunity to talk with Matt about the issue.
Thank you!!!

Jill

Jill M. Weiss, P.E. | Utilities Director
Stoughton Utilities

600 South Fourth Street

Stoughton, WI 53589

608.877.7423

920.650.6888
jweiss@stoughtonutilities.com

Q@i

Stoughton Utilities

From: Jill Weiss <JWeiss@stoughtonutilities.com>

Sent: Tuesday, August 1, 2023 9:51 PM

To: Anita T. Gallucci <agallucci@boardmanclark.com>

Subject: Re: Stoughton Utilities' Building Rental from City of Stoughton

Anita,

Absolutely! | understand (I believe) the lease concerns but | don’t like the the transfer approach either. | feel that it is
only going to further cause a lack of clear documentation.

Thank you for your help!

Jill

Jill M. Weiss, P.E. | Utilities Director
Stoughton Utilities

600 South Fourth Street

Stoughton, W1 53589

608.877.7423

920.650.6888
jweiss@stoughtonutilities.com
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On Aug 1, 2023, at 5:09 PM, Anita T. Gallucci <agallucci@boardmanclark.com> wrote:

Jill,

Do you mind if | call Matt Dregne to have a better understanding of things from his (and the city’s) point
of view?

<image002.gif>

ANITA T. GALLUCCI (SHE/HER)

ATTORNEY

DIRECT +1 608-283-1770 BOARDMAN & CLARK LLP
PHONE +1 608-257-9521 1 S PINCKNEY ST STE 410
FAX 608-283-1709 PO BOX 927
AGALLUCCI@BOARDMANCLARK.COM MADISON, WI 53701-0927

BOARDMANCLARK.COM

This is a transmission from the law firm of Boardman & Clark LLP and may contain information which is privileged, confidential, and protected by the attorney-client
and/or attorney work product privileges. If you are not the addressee, note that any disclosure, copying, distribution, or use of the contents of this message is
prohibited. If you have received this transmission in error, please destroy it and notify us immediately via email at agallucci@boardmanclark.com or via telephone
at (608) 257-9521. The sender does not accept liability for any errors or omissions in the contents of this message which arise as a result of e-mail transmission.

From: Jill Weiss <JWeiss@stoughtonutilities.com>

Sent: Tuesday, August 1, 2023 4:47 PM

To: Anita T. Gallucci <agallucci@boardmanclark.com>

Cc: Shannon Statz <SStatz@stoughtonutilities.com>; Charlene Beals <cbeals@boardmanclark.com>;
Julia Potter <JPotter@boardmanclark.com>

Subject: Stoughton Utilities' Building Rental from City of Stoughton

Anita,

Please see the attached email. (I included your memo regarding excess utility revenue because | feel
that my concerns are tied in part to that memo.) We need your assistance in determining our best
approach going forward as it relates to the our renting of a city owned building. (A lot of this stems
from our efforts to require the city to document the allocations that we currently pay, these include:
rent for this building, allocations for CIP projects (what is a city cost and what is a utility cost) and
‘administrative costs’. Sadly there is little or no documentation. | want everything documented and
clear so that what we are paying is fair/accurate and there is justification for what we pay. Further, with
this documentation others in the future can make sense of what is being done and have a basis for
changes if and when those are appropriate.)

So more about the building rent...

SU has rented the building (600 S 4" St., Stoughton) that we use for most of our services (warehouse,
utility office, garage) for many years. The lease came to an end so there was an effort to renew it. Itis
my understanding that the city attorney does not feel that a lease is the best appropriate and so a
different document has been prepared, we believe by the City Finance Director. | am not sure if the
lease is the best mechanism or not, but | am not comfortable with the new approach. Based on the new
‘transfer’ approach, | feel that this is implying that there are “excess” utility funds. There are also many
important elements not covered in this transfer document.

Some additional issues for the utility related to the building...

In 2018/2019 the Human Resources/Risk Management Department moved into our part of the
building. HR pays nothing for their space. Their footprint has only grown since they have arrived. Early
in 2023, EMS requested more of our space as well, which we have not agreed to nor do we have. The
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utility pays 100% of the maintenance for the building — HVAC repairs, roof, parking lot, mowing. Also,
the Food Pantry has space in this building but they do not come up in any document - original lease or
in the new ‘transfer’ document. (Further, Food Pantry continues to take up more of our space in this
building.) In an effort to document what we should be paying for rent, Shannon Statz worked with a
‘recommended’ realtor to see what market value is for the space but we were never provided any
follow up information to this effort. (This was done about a year ago.)

Can you please help us navigate the best way to formalize an agreement with the city to rent their
building? Please note that | don’t expect at this point for all of the issues to be resolved but | want to
protect the utility from approving anything that could put us at risk for additional unforeseen issues.

Thank you!!!
Jill

Jill M. Weiss, P.E. | Utilities Director
Stoughton Utilities

600 South Fourth Street

Stoughton, WI 53589

608.877.7423

920.650.6888
jweiss@stoughtonutilities.com

<image003.jpg>

This message is intended only for the use of the Addressee and may contain information that is PRIVILEGED and CONFIDENTIAL. If you are not the
intended recipient, you are hereby notified that any dissemination of this communication is strictly prohibited. If you have received this communication in
error, please erase all copies of the message and its attachments and notify the sender immediately.





REAL ESTATE LEASE

This Lease Agreement (this "Lease") is made effective as of January 1,
1995 (Date), by and between CITY OF STOUGHTON ("Landlord"), and
STOUGHTON ELECTRIC UTILITY ("Tenant"). The parties agree as follows:

PREMISES. Landlord, in consideration of the lease payments provided in
this Agreement, leases to Tenant THE FORMER KING EDWARD BUILDING (the
"Premises") located at 516 SO. FOURTH ST., STOUGHTON, WI. 53589.

TERM. The lease term shall commence on January 1, 1995 and shall
terminate on December 31, 1997.

HOLDOVER. If Tenant maintains possession of the Premises for any
period after the termination of this Lease ("Holdover Period"), Tenant
shall pay to Landlord a lease payment for the Holdover Period based on
the terms of the following Lease Payments paragraph. Such holdover
shall constitute a month to month extension of this Lease.

LEASE PAYMENTS. Tenant shall pay to Landlord LEASE PAYMENTS OF $6960
PER MONTH IN ADVANCE, ON THE FIRST DAY OF EACH MONTH, UPON "MOVE IN",
WHICH IS ESTIMATED TO BE ABOUT SEPTEMBER 1995. Such payments shall be
made to the Landlord at 381 E.MAIN, STOUGHTON, WI 53589, as may be
changed from time to time by Landlord.

LATE PAYMENTS. Monthly payments not paid by the due date shall bear
interest at 10.00% per annum until paid.

POSSESSION. Tenant shall be entitled to possession on the first day of
the term of this Lease, and shall yield possession to Landlord on the
last day of the term of this Lease, unless otherwise agreed by both
parties in writing.

REMODELING OR STRUCTURAL IMPROVEMENTS. Tenant shall have the
obligation to conduct any construction or remodeling (at Tenant’s
expense) that may be required to use the Premises as specified above,
and may construct such fixtures on the Premises (at Tenant’s expense)
that appropriately facilitate its use for such purposes. Such
construction shall be undertaken and such fixtures may be erected only
with the prior written consent of the Landlord which shall not be
unreasonably withheld. At the end of the lease term, Tenant shall be
entitled to remove (or at the request of Landlord shall remove) such
fixtures, and shall restore the Premises to substantially the same
condition of the Premises at the commencement of this Lease.

MAINTENANCE. Tenant shall have the obligation to maintain the Premises
in good repair at all times. This obligation shall include:
- the roof, outside walls, and other structural parts of the
building
- the parking lot, driveways, and sidewalks including snow

and ice removal i
the sewer, water pipes, and other matters related to plumbing

the electrical wiring
the air conditioning system
the heating system
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LEASEBACK ADDENDUM TO
AMENDMENT AND
EXTENSION OF REAL ESTATE LEASE

Agreement made by and between the City of Stoughton (“the City™), and Stoughton
Electric Utility (“the Utility™), as a further amendment to the parties’ Real Estate Lease,
which was effective January 1, 1995, and as an addendum to the parties’ Amendment and
Extension of Real Estate Lease, as follows:

WHEREAS, The City is the owner of that certain real estate commonly known as the
“Stoughton Municipal Utility Building”, located at 600 South Fourth Street, Stoughton,
Wisconsin 53589 (“the Utility Building”).

WHEREAS, The Utility is the Lessee of the entirety of the Utility Building under the
parties’ Real Estate Lease (“the Lease™), effective January 1, 1995. By agreement of the
parties, the Utility has entered into several subleases of portions of the Utility Building to
Uniroyal Engineered Products and Stoughton Area School District.

WHEREAS, The City desires to lease from the Utility certain space in the Utility
Building described herein; the City has made certain improvements to the space to be rented
by the City from the Utility; and the City and the Utility desire to enter into this Leaseback
Addendum to Amendment and Extension of Real Estate Lease or “Leaseback Agreement” for
the purpose of memorializing the terms and conditions of their agreement.

NOW, THEREFORE, in consideration of the above premises and for other good and
valuable consideration, the receipt and sufficiency of which are hereby acknowledged by the
parties hereto, the Utility hereby leases to the City, and the City hereby leases from the
Utility, the portion of the Utility Building described in Section 2 below, for a period, at the
rental and upon the terms and conditions hereinafter specifically set forth:

1. TRIPLE NET LEASE. This Leaseback is a triple net lease. For purposes of this
Leaseback, the term “triple net lease” means the City shall pay the base rent (as defined in
Section 5) and all of the expenses related to the Leaseback Premises (as defined in Section 2)
including, but not limited to, all taxes (if any), utilities, and contents insurance, and the City
shall be responsible for its proportionate share of the maintenance and other operating
expenses of the Leaseback Premises, either through the Base Rent (See, 5.A.) or through
direct payment by the City for maintenance and services. The City has paid for the
construction costs of the leasehold improvements in the Leaseback Premises (defined in
Section 3).

2. DESCRIPTION OF LEASEBACK PREMISES. The portion of the Utility Building
which is hereby leased to the City shall hereinafter be referred to as the “Leaseback
Premises”. The precise location of the Leaseback Premises is set forth on Exhibit A which is
attached hereto and made a part hercof. The Leaseback Premises shall consist of an area
within the Utility Building, in the northeast quadrant, of approximately 11,625 square feet.
The City shall also have the right to use of the adjacent parking lot (“parking spaces”).






3. PRE-LEASEBACK IMPROVEMENTS. The City and the Utility acknowledge that the
City has undertaken and completed a build-out of the Leaseback Premises (“the Leaseback
Improvements”). Certain improvements have been undertaken and completed by the Utility
since the City’s purchase of the property and the parties’ entry into the Lease, effective and
prior to construction of the Leaseback Improvements (“Pre-Leaseback Improvements™).
Additional improvements were necessary to the Leaseback Premises for the City’s occupancy
and use of the Leaseback Premises (“the Leaseback Improvements™).

A. ACCOUNTING FOR PRE-LEASEBACK IMPROVEMENTS. The Utility
has accounted to the City for Pre-Leaseback Improvements in and affecting the Leaseback
Premises, and the City and the Utility have worked out terms and conditions of the City’s
payment to the Utility for such Pre-Leaseback Improvements.

The City shall pay for Pre-Leaseback Improvements within the Leaseback Premises
during the term of this Leaseback Agreement. The cost of the Pre-Leaseback Improvements
shall be paid by the City to the Utility by amortizing a proportionate share of the Pre-
Leaseback Improvements cost over the term of the Leascback Agreement. This Pre-
Leaseback Improvements payment shall be converted to a per square foot amount, which shall
be added to the base rent. The Pre-Leaseback Improvements cost shall be fully paid during
the 20 year extension term, at the end of which time the monthly Pre-Leaseback
Improvements cost amount shall be terminated. The City may, at anytime, at its sole option,
pay the Utility the remaining balance due for Pre-Leaseback Improvements. This would
satisfy in full and extinguish this element of monthly rent (under Section. 5.C., below).

B. LEASEBACK IMPROVEMENTS. The City’s Leaseback Improvements consist
generally of partitions, flooring, carpeting, plumbing, doors, windows, HVAC equipment,
electrical equipment and facilities, and all related improvements which the City may require
for the Leaseback Premises. Exhibit A includes a layout of the Leaseback Premises showing
the general configuration of the Leaseback Improvements which have been agreed to by the
City and the Utility.

C. CONSTRUCTION AND FINANCING COSTS. 1t is anticipated that the City
will obtain a loan from a financial institution to finance the Leaseback Improvements and will
pay the entire project cost, including architectural services, fixtures and furnishings costs, and
other related items. The City will also be responsible for all financing costs related to its costs
for the project.

4. TERM.

A. LEASEBACK TERM. The initial term of the Leaseback term shall be twenty
(20) years (the “Initial Term”) commencing on March 1, 1998, and expiring February 28,
2018.






B. THE CITY’S RIGHT TO RENEW, The City shall have the right, to be
exercised as héreinafter provided, to renew the term of this Lease for two (2) consecutive
periods of five (5) years each (each such period shall hereinafter be referred to as a “Renewal

Period™).

(a) SAME TERMS. Except for the changes in the calculation of Base Rent
and the City’s portion of Operating Expenses (as described in Section 5.A. and B.), and
except as otherwise stated herein or agreed by amendment, each Renewal Period shall be on
the same terms, covenants, and conditions as provided in this Leaseback. This Leaseback
Agreement may be extended beyond the second Renewal Period upon the written agreement
of the parties hereto.

(b) MANNER OF RENEWAL. The City shall exercise its rights to renew in
the following manner.

(i) At least three (3) months prior to the expiration of the Initial Term
of this Leaseback, or the first Renewal Period, the City shall notify the Utility as provided in
this Leaseback Agreement of its election to exercise its option to renew the term of this
Leaseback for the first or second Renewal period, as the case may be.

(ii) On the giving of such notice of election to renew as provided in (i)
above, this Leaseback, subject to the terms of this provision, shall be deemed to be renewed
for the applicable Renewal Period, without any further lease or instrument.

5. RENTAL.

A. BASE RENT. The City shall pay to the Utility Leaseback payments of $1,540.31
per month in advance, on the first day of each consecutive month, until February 28, 2001, the
period of the first subterm (two or three year periods within the extension) (“Base Rent”).

The twenty (20) year Leaseback Term and the Renewal Period(s) shall be broken down into
three-year and two-year subterms, with the two-year subterm, in each instance, coming in the
final two years of the term or period. This Base Rent for the final subterm equals $1.59 per
square foot per year. The Base Rent shall be adjusted for each subterm using the same
methodology as is used in the City of Stoughton — Stoughton Electric Utility Real Estate
I.ease (using the CPI-U for the Madison area for the prior three years or three percent per
year, whichever method results in a larger rate increase), so the Base Rent adjustment under
this Leaseback Agreement and the Utility’s rent adjustment under the Lease shall be the same
at all times and subterms.

B. CITY’S OPERATING EXPENSES. The City shall pay to the Utility, in
addition to the Base Rent, the City’s proportionate share of Operating Expenses (defined in
Section 5.B.(a) below) paid or accrued during the particular Leaseback month in question.

(a) THE CITY’S PROPORTIONATE SHARE. As used herein, the City’s
proportionate share of Operating Expenses shall be as set forth on the attached Exhibit B
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(totaling $0.087 per square foot per year currently), for the expenses shown on that exhibit.
The City’s proportionate share of operating expenses shall be calculated annually using the
same methodology set forth in Exhibit B. On or before January 1* of each succeeding lease
year the City and Utility shall agree to the City’s proportionate share of operating expenses
for the coming calendar year.

(b)) PAYMENT OF OPERATING EXPENSES. The City shall pay to the
Utility, on the first day of each calendar month during the entire term and any renewal(s) of
this Leaseback Agreement, an amount equal to 1/12% of the City’s proportionate share of
Operating Expenses, currently calculated at $84.28 per month.

C. PRE-LEASEBACK IMPROVEMENTS RENT. The City shall also pay to the
Utility on a monthly basis, on the first day of each consecutive month, at the same place that
the Base Rent is to be paid, in addition to the Base Rent and the City’s proportionate share of
Operating Expenses, the Pre-Leaseback Improvements rent (“Improvements Rent””) during the
initial term of this lease, with each monthly payment of Improvements Rent to be in the
amount of $697.50 ($0.72 per square foot per year), in equal monthly payments, without
provision for change or increase. This payment shall cease at the end of the Initial Term of
this Leaseback Agreement. This rent amount may also be terminated by the City, by its
prepayment of the balance due, as mentioned in Section 3.A., above (see also, Exhibit D,
which contains a calculation of the initial balance due).

6. OTHER OPERATING EXPENSES. All costs and expenses for maintaining,
resurfacing, repairing and replacing, cleaning, snow and ice removal, repair and replacement
of exterior lighting fixtures, line painting and landscaping of all vehicle parking areas and
other outdoor common areas for the Utility Building shall be the responsibility of the Utility.
The Leaseback Premises have natural gas and electric services which are metered separately
from the balance of the Utility Building, and all costs of such service shall be paid directly by
the City to the applicable utility company. The City’s expenses of occupying a portion of the
Utility Building shall not include costs and expenses related to the maintenance, upkeep, or
repair of lease space within the Utility Building occupied by other tenants, or occupied by the

Utility itself.

7. ASSIGNMENTS AND SUBLETTING. The City shall be permitted to assign this Lease
to anyone without the prior written approval of the Utility. The City shall have the right to

~ sublease portions of the Leaseback Premises to subtenants, with each such sublease to be
made expressly subject to all the terms, conditions and provisions of this Lease.

8. SIGNS. The City shall have the right at its own cost and expense, to erect and maintain a
sign or signs advertising the business and/or services to be provided in the Utility Building
(including any and all interior or exterior directories) and such sign(s) may be displayed and
placed either in the interior of the Utility Building or on the exterior of the Utility Building.

‘9. ALTERATIONS, FURNISHINGS, AND REMOVAL OF IMPROVEMENTS.






A. ALTERATIONS. The City may without the Utility’s prior written consent, make
any alterations, additions or utility installations upon the Leaseback Premises portion of the
Utility Building. The term “utility installations,” as used herein, shall include, without
limitation, power sources and panels, space heaters, fluorescent fixtures, conduits and wiring.

B. FIXTURES, FURNISHINGS AND PERSONAL PROPERTY. Itis the City’s
responsibility, at its expense, to equip the Utility Building with all trade fixtures, furniture,
furnishings, special equipment, movable partitions, shelving and other items of personal
property necessary for the use of the Leaseback Premises by the City and the proper and
efficient operation of the City’s businesses.

C. REMOVAL OF IMPROVEMENTS. The City shall own the Leaseback
Improvements. The Leaseback Improvements, or any part thereof, may be removed from the
Leaseback Premises by the City. All trade fixtures, furniture, furnishings and signs instalied
in the Leaseback Premises by the City and paid for by the City shall remain the property of
the City and may be removed upon the expiration or termination of this Leaseback.

10. MAINTENANCE.

A. THE UTILITY’S OBLIGATIONS. It shall be the Utility’s responsibility to
keep and maintain the parking lot and driveways in good, sightly and reasonably attractive
condition; properly illuminated, in accordance with sound safety principles; and reasonably
free of snow and ice, debris and other obstructions, and the Utility shall further be responsible
for maintaining all landscaping. Further, it shall remain the Utility’s obligation and
~ responsibility to, as the parties agreed in the Lease, to maintain the Utility Building and the
Pre-Leaseback Improvements in good repair (see, Real Estate Lease, attached as Exhibit C,
“MAINTENANCE” Section, pages 1-2).

B. OBLIGATIONS REGARDING LEASEBACK PREMISES. The City shall
keep in good condition and repair, these Leaseback Improvements constructed by the City in
the Leaseback Premises, including, but not limited to, the heating, air conditioning,
ventilating, electrical, lighting, plumbing and sewer systems, interior doors, window frames,
interior and any nonstructural wall, partitions, and carpeting, and shall make any replacements
thereof and of all broken and cracked glass which may become necessary during the initial
term of this Leaseback or any Renewal Period.

11, OBLIGATIONS OF THE CITY.

A. PAYMENT OF RENTS. The City shall pay to the Utility at the time and in the
manner heretofore specified the Base Rent and Operating Expenses herein required.

B. THE UTILITY’S ACCESS. The management and control of the Leaseback
Premises shall be the responsibility of the City. The Utility shall only have access to the
Leaseback Premises under the limited conditions established in this subsection. Upon 24
hours notice or in the event of an emergency, the Utility may access the Leaseback Premises
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for the purpose of examining those Premises or to make any necessary repaits or alterations to
the Utility Building or the Pre-Leaseback Improvements. In the event of such access, the
Utility may make repairs or alternations to the Leaseback Improvements only in the case of an

emergency.

12. INSURANCE AND INDEMNITIES. The City shall obtain, at the City’s expense,
beginning on January 1, 1998, and shall maintain through the expiration or termination of this
Lease, the following insurance coverages regarding the Leaseback Improvements and
Premises:

A. PROPERTY. A policy of comprehensive fire, extended coverage, vandalism,
malicious mischief and other endorsements deemed advisable by the Utility insuring the
entire Utility Building, including the Leaseback Premises and all appurtenances thereto.

B. PUBLIC LIABILITY. A policy of commercial general liability insurance
insuring against injury to property, person or loss of life arising out of the use, occupancy or
maintenance of the Leaseback Premises with limits of general liability not less than
$5,000,000 in the aggregate,

C. OTHER. It shall be the City’s responsibility to insure any and all of its personal
property, fixtures, furnishings, equipment and any other such items kept on or about the
Leaseback Premises.

13. GENERAL PROVISIONS.

A. SEVERABILITY. The invalidity of any provision of this Leaseback Agreement,
or of its application to any person or circumstances as determined by a court of competent
jurisdiction, shall in no way affect the validity of any other provision hereof and each term,
covenant, condition and provision of this Leaseback shall be valid and be enforced to the

fullest extent permitted by Law.

B. TIME OF ESSENCE. Time is of the essence as to all matters set forth in this
Lease.

C. CAPTIONS. Section captions are not a part of this Leaseback Agreement and are
only for the convenience of the parties.

D. INCORPORATION OF PRIOR AGREEMENTS. This Leaseback Agreement
and the attached exhibits set forth all the agreements, terms, covenants and conditions
between the Utility and the City concerning the Leaseback Premises and there are no
agreements, terms, or covenants, oral or written, between them other than those herein
contained. No amendment, change or addition to this Lease shall be binding upon the Utility

and the City unless it is in writing and signed by each party.






E. BINDING EFFECT; CHOICE OF LAW. This Leaseback Agreement shall bind
the parties, as well as their respective successors and assigns. This Leaseback shall be
governed by and be construed and interpreted in accordance with the laws of the State of

Wisconsin.

CITY OF STOUGHTON:

Dated: __/0 22{ ?’_ac' W 6M

By: Robert E. Barnett, Mayor

Dated: ___18/28/% ¢ | QM%Q Kevmany
By:/Judy A. Kinning, City Clerk

STOUGHTON ELECTRIC UTILITY:

Dated: o -28-9p Lottt P Honl.,

By: Robert P. Kardasz, Uti}ifies Director

d:utilitylleasebackaddendiem






LEASEBACK ADDENDUM TO
AMENDMENT AND
EXTENSION OF REAL ESTATE LEASE

Agreement made by and between the City of Stoughton ("the City"), and Stoughton
Electric Utility ("the Utility"), as afurther amendment to the parties Real Estate Lease,
which was effective January 1, 1995, and as an addendum to the parties Amendment and
Extension of Real Estate L ease, asfollows:

WHEREAS, The City is the owner of that certain real estate commonly known as
the "Stoughton Municipal Utility Building”, located at 600 South Fourth Street,
Stoughton, Wisconsin 53589 (“the Utility Building").

WHEREAS, The Utility is the Lessee of the entirety of the Utility Building under
the parties Real Estate Lease ("the Lease"), effective January 1, 1995. By agreement of
the parties, the Utility has entered into several subleases of portions of the Utility
Building to Uniroya Engineered Products and Stoughton Area School District.

WHEREAS, The City desiresto lease from the Utility certain space in the Utility
Building described herein; the City has made certain improvements to the space to be rented
by the City from the Utility; and the City and the Utility desire to enter into this L easeback
Addendum to Amendment and Extension of Real Estate L ease or "L easeback Agreement” for
the purpose of memoriaizing the terms and conditions of their agreement.

NOW, THEREFORE, in consideration of the above premises and for other good and
valuable consderation, the receipt and sufficiency of which are hereby acknowledged by the
parties hereto, the Utility hereby leasesto the City, and the City hereby leases from the
Utility, the portion of the Utility Building described in Section 2 below, for aperiod, at the
rental and upon the terms and conditions hereinafter specificaly set forth:

|. TRIPLE NET LEASE. ThisLeaseback isatriple net lease. For purposes of this
Leaseback, the term "triple net lease” meansthe City shall pay the base rent (as defined in
Section 5) and all of the expenses related to the L easeback Premises (as defined in Section
2) including, but not limited to, al taxes (if any), utilities, and contents insurance, and the
City shal beresponsible for its proportionate share of the maintenance and other operating
expenses of the Leaseback Premises, either through the Base Rent (See, 5.A..) or through
direct payment by the City for maintenance and services. The City has paid for the
construction costs of the leasehold improvementsin the Leaseback Premises (defined in
Section 3).

2. DESCRIPTION OF LEASEBACK PREMISES. The portion of the Utility Building
which is hereby leased to the City shall hereinafter be referred to asthe "L easeback
Premises'. The precise location of the Leaseback Premisesis set forth on Exhibit A which
is attached hereto and made a part hereof. The L easeback Premises shall consist of an area
within the Utility Building, in the northeast quadrant, of approximately 11,625 square feet.
The City shall also have theright to use of the adjacent parking lot (*parking spaces’).





3. PRE-LEASEBACK IMPROVEMENTS. The City and the Utility acknowledge that the
City has undertaken and completed a build-out of the Leaseback Premises (“the L easeback
Improvements"). Certain improvements have been undertaken and completed by the
Utility since the City's purchase of the property and the parties entry into the Lease,
effective and prior to construction of the Leaseback |mprovements (" Pre-L easeback
Improvements"). Additional improvements were necessary to the L easeback Premises for
the City's occupancy and use of the L easeback Premises ("the Leaseback Improvements®).

A. ACCOUNTING FOR PRE-LEASEBACK IMPROVEMENTS. The Utility
has accounted to the City for Pre-L easeback Improvementsin and affecting the
L easeback Premises, and the City and the Utility have worked out terms and conditions
of the City's payment to the Utility for such Pre-L easeback | mprovements.

The City shall pay for Pre-L easeback Improvements within the Leaseback Premises
during the term of this Leaseback Agreement. The cost of the Pre-L easeback Improvements
shall be paid by the City to the Utility by amortizing a proportionate share of the Pre-

L easeback |mprovements cost over the term of the Leaseback Agreement. This Pre-

L easeback |mprovements payment shall be converted to a per square foot amount, which
shall be added to the base rent. The Pre-Leaseback |mprovements cost shall be fully paid
during the 20 year extension term, at the end of which time the monthly Pre-L easeback
Improvements cost amount shall be terminated. The City may, at anytime, at its sole option,
pay the Utility the remaining balance due for Pre-L easeback |mprovements. Thiswould
satisfy in full and extinguish this e ement of monthly rent (under Section. 5.C., below).

B. LEASEBACK IMPROVEMENTS. The City's L easeback | mprovements consist
generdly of partitions, flooring, carpeting, plumbing, doors, windows, HVAC equipment,
electrica equipment and facilities, and all related improvements which the City may require
for the Leaseback Premises. Exhibit A includes alayout of the Leaseback Premises showing
the general configuration of the Leaseback I mprovements which have been agreed to by the
City and the Utility.

C. CONSTRUCTION AND FINANCING COSTS. It is anticipated that the City
will obtain aloan from afinancial institution to finance the L easeback | mprovements and will
pay the entire project cost, including architectural services, fixtures and furnishings costs, and
other related items. The City will also be responsible for all financing costs related to its costs
for the project.

4. TERM.

A. LEASEBACK TERM. Theinitial term of the L easeback term shall be
twenty (20) years (the "Initial Term") commencing on March 1, 1998, and expiring
February 28, 2018.





B.THECITY'SRIGHT TO RENEW. The City shall have theright, to be
exercised as hereinafter provided, to renew the term of this Lease for two (2) consecutive
periods of five (5) years each (each such period shall hereinafter be referred to asa
"Renewal Period").

(@) SAME TERMS. Except for the changesin the calculation of Base Rent
and the City's portion of Operating Expenses (as described in Section 5.A. and B.), and
except as otherwise stated herein or agreed by amendment, each Renewal Period shall be on
the same terms, covenants, and conditions as provided in this Leaseback. This L easeback
Agreement may be extended beyond the second Renewal Period upon the written
agreement of the parties hereto.

(b) MANNER OF RENEWAL. The City shall exerciseitsrightsto renew
in the following manner.

(i) At least three (3) months prior to the expiration of the Initial
Term of this Leaseback, or the first Renewal Period, the City shall notify the Utility as
provided in this Leaseback Agreement of its election to exercise its option to renew the
term of this Leaseback for the first or second Renewal period, as the case may be.

(if) On the giving of such notice of election to renew as provided in
(i) above, this Leaseback, subject to the terms of this provision, shall be deemed to be
renewed for the applicable Renewal Period, without any further lease or instrument.

5. RENTAL.

A. BASE RENT. The City shall pay to the Utility L easeback payments of
$1,540.31 per month in advance, on the first day of each consecutive month, until February
28, 2001, the period of the first subterm (two or three year periods within the extension)
("Base Rent"). The twenty (20) year Leaseback Term and the Renewal Period(s) shall be
broken down into three-year and two-year subterms, with the two-year subterm, in each
instance, coming in the final two years of the term or period. This Base Rent for the fina
subterm equals $1.59 per square foot per year. The Base Rent shall be adjusted for each
subterm using the same methodology asis used in the City of Stoughton — Stoughton
Electric Utility Rea Estate L ease (using the CPI-U for the Madison area for the prior three
years or three percent per year, whichever method resultsin alarger rate increase), so the
Base Rent adjustment under this Leaseback Agreement and the Utility's rent adjustment
under the Lease shall be the same at al times and subterms.

B. CITY'SOPERATING EXPENSES. The City shal pay to the Utility, in
addition to the Base Rent, the City's proportionate share of Operating Expenses (defined in
Section 5.B.(a) below) paid or accrued during the particular Leaseback month in question.

(@ THE CITY'SPROPORTIONATE SHARE. Asused herein, the City's
proportionate share of Operating Expenses shall be as set forth on the attached Exhibit B
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(totaling $0.087 per square foot per year currently), for the expenses shown on that exhibit.
The City's proportionate share of operating expenses shall be calculated annually using the
same methodology set forth in Exhibit B. On or before January 1% of each succeeding lease
year the City and Utility shall agreeto the City's proportionate share of operating expenses
for the coming caendar year.

(b) PAYMENT OF OPERATING EXPENSES. The City shall pay to
the Ultility, on the first day of each calendar month during the entire term and any
renewal (s) of this Leaseback Agreement, an amount equal to 1112™" of the City's
proportionate share of Operating Expenses, currently calculated at $84.28 per month.

C. PRE-LEASEBACK IMPROVEMENTSRENT. The City shall also pay to the
Utility on amonthly basis, on the first day of each consecutive month, at the same place that
the Base Rent isto be paid, in addition to the Base Rent and the City's proportionate share of
Operating Expenses, the Pre-L easeback |mprovements rent (*Improvements Rent") during
theinitial term of thislease, with each monthly payment of Improvements Rent to bein the
amount of $697.50 ($0.72 per square foot per year), in equal monthly payments, without
provision for change or increase. This payment shall cease at the end of the Initial Term of
this Leaseback Agreement. Thisrent amount may also be terminated by the City, by its
prepayment of the balance due, as mentioned in Section A., above (see dso, Exhibit 1),
which contains acalculation of the initial balance due).

6. OTHER OPERATING EXPENSES. All costs and expenses for maintaining,
resurfacing, repairing and replacing, cleaning, snow and ice removal, repair and replacement
of exterior lighting fixtures, line painting and landscaping of all vehicle parking areas and
other outdoor common areas for the Utility Building shall be the responsibility of the Utility.
The Leaseback Premises have natural gas and electric services which are metered separately
from the balance of the Utility Building, and al costs of such service shal be paid directly by
the City to the applicable utility company. The City's expenses of occupying a portion of the
Utility Building shall not include costs and expenses related to the maintenance, upkeep, or
repair of lease space within the Utility Building occupied by other tenants, or occupied by the
Utility itsdlf.

7. ASSIGNMENTSAND SUBLETTING. The City shal be permitted to assign this Lease
to anyone without the prior written approval of the Utility. The City shall have theright to
sublease portions of the Leaseback Premisesto subtenants, with each such sublease to be
made expresdy subject to al the terms, conditions and provisions of this Lease.

8. SIGNS. The City shall have theright at its own cost and expense, to erect and maintain a
sign or signs advertising the business and/or servicesto be provided in the Utility Building
(including any and all interior or exterior directories) and such sign(s) may be displayed and
placed either in the interior of the Utility Building or on the exterior of the Utility Building.

9, ALTERATIONS, FURNISHINGS, AND REMOVAL OF IMPROVEMENTS.





A. ALTERATIONS. The City may without the Utility's prior written consent, make
any dterations, additionsor utility installations upon the Leaseback Premises portion of the
Utility Building. Theterm "utility installations," as used herein, shall include, without
limitation, power sources and panels, space heaters, fluorescent fixtures, conduits and wiring.

B. FIXTURES, FURNISHINGS AND PERSONAL PROPERTY. It isthe City's
responsbility, at its expense, to equip the Utility Building with all trade fixtures, furniture,
furnishings, specia equipment, movable partitions, shelving and other items of persond
property necessary for the use of the Leaseback Premises by the City and the proper and
efficient operation of the City's businesses.

C. REMOVAL OF IMPROVEMENTS. The City shal own the Leaseback
Improvements. The L easeback Improvements, or any part thereof, may be removed from the
Leaseback Premises by the City. All tradefixtures, furniture, furnishingsand signsingalledin
the Leaseback Premises by the City and paid for by the City shal remain the property of the
City and may be removed upon the expiration or termination of this L easeback.

10. MAINTENANCE.

A. THEUTILITY'SOBLIGATIONS. It shall be the Utility's responsbility to keep
and maintain the parking lot and drivewaysin good, sightly and reasonably attractive
condition; properly illuminated, in accordance with sound safety principles, and reasonably
free of snow and ice, debris and other obstructions, and the Utility shall further be responsible
for maintaining al landscaping. Further, it shal remain the Utility's obligation and
respongbility to, asthe parties agreed in the Lease, to maintain the Utility Building and the
Pre-Leaseback Improvementsin good repair (see, Red Edtate Lease, attached as Exhibit C,
"MAINTENANCE" Section, pages 1-2).

B. OBLIGATIONS REGARDING LEASEBACK PREMISES. The City shdll
keep in good condition and repair, these L easeback Improvements constructed by the City in
the Leaseback Premises, including, but not limited to, the heating, air conditioning,
ventilating, eectricd, lighting, plumbing and sewer systems, interior doors, window frames,
interior and any nonstructura wall, partitions, and carpeting, and shal make any
replacements thereof and of al broken and cracked glass which may become necessary
during theinitia term of this Leaseback or any Renewal Period.

11. OBLIGATIONSOF THE CITY.

A. PAYMENT OF RENTS. The City shdl pay to the Utility at thetime and in the
manner heretofore specified the Base Rent and Operating Expenses herein required.

B. THEUTILITY'SACCESS. The management and control of the L easeback
Premises shdl bethe responsibility of the City. The Utility shal only have accessto the
Leaseback Premises under the limited conditions established in this subsection. Upon 24
hours notice or in the event of an emergency, the Utility may accessthe Leaseback Premises
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for the purpose of examining those Premises or to make any necessary repairs or aterationsto
the Utility Building or the Pre-Leaseback Improvements. In the event of such access, the
Utility may make repairs or alternations to the Leaseback Improvements only in the case of an
emergency,

12. INSURANCE AND INDEMNITIES. The City shall obtain, at the City's expense,
beginning on January 1, 1998, and shall maintain through the expiration or termination of this
Lease, the following insurance coverages regarding the Leaseback |mprovements and
Premises:

A. PROPERTY. A policy of comprehensive fire, extended coverage, vandalism,
malicious mischief and other endorsements deemed advisable by the Utility insuring the
entire Utility Building, including the Leaseback Premises and all appurtenances thereto.

B. PUBLICLIABILITY. A policy of commercial genera liability insurance
insuring against injury to property, person or loss of life arising out of the use, occupancy or
maintenance of the Leaseback Premises with limits of general liability not less than
$5,000,000 in the aggregate.

C. OTHER. It shall be the City's responsibility to insure any and all of its personal
property, fixtures, furnishings, equipment and any other such items kept on or about the
Leaseback Premises.

13. GENERAL PROVISIONS.

A. SEVERABILITY. Theinvalidity of any provision of this Leaseback Agreement,
or of its application to any person or circumstances as determined by a court of competent
jurisdiction, shall in no way affect the validity of any other provision hereof and each term,
covenant, condition and provision of this Leaseback shall be valid and be enforced to the
fullest extent permitted by Law.

B. TIME OF ESSENCE. Timeis of the essence as to all matters set forth in this
Lease.

C. CAPTIONS. Section captions are not a part of this Leaseback Agreement and
are only for the convenience of the parties.

D. INCORPORATION OF PRIOR AGREEMENTS. This Leaseback Agreement
and the attached exhibits set forth all the agreements, terms, covenants and conditions
between the Utility and the City concerning the Leaseback Premises and there are no
agreements, terms, or covenants, oral or written, between them other than those herein
contained. No amendment, change or addition to this Lease shall be binding upon the Utility
and the City unlessit isin writing and signed by each party.





E. BINDING EFFECT; CHOICE OF LAW. This Leaseback Agreement shall
bind the parties, as well astheir respective successors and assigns. This Leaseback shall
be governed by and be construed and interpreted in accordance with the laws of the
State of Wisconsin.

CITY OF STOUGHTON:
Dated:
By: Robert E. Barnett, Mayor
Dated:
By: Judy A. Kinning, City Clerk
STOUGHTON ELECTRICUTILITY:
Dated:

By: Robert P. Kardasz, Utilities Director





CITY OF STOUGHTON, 381 E. MAIN STREET, STOUGHTON, WISCONSIN

. RESOLUTIONOFTHECOMMONCOUNCIL

Authorizing and Directing the proper City Official(s) to enter into the First Renewal Period
for the Agreement for a Leaseback Addendum to Amendment
and Extension of Real Estate Lease

Committee Action: Finance Committee meets February 13, 2018

Fiscal Impact; Annual lease of $127,751 (2018); $130,945 (2019); $134,873 (2020);
TBD (2021-2023)
File Number: R-20-2018 Date Introduced:  February 13, 2018

WHEREAS, an agreement was made by and between the City of Stoughton (City) and
Stoughton Electric Utility (Utility), as a further amendment to the partics’ Real Estate Lease,
which was effective January 1, 1995; and

WHEREAS, the Leaseback Addendum to Amendment and Extension of Real Estate Lease
Agreement between the City of Stoughton and Stoughton Electric Utility commenced March 1,
1998 and expires on February 28, 2018; and

WHEREAS, the City of Stoughton has the right to renew the term of the Lease for two (2)
consecutive periods of five (5) years each; and

WHEREAS, at least three (3) months prior to the expiration of the Initial Term of the
Leaseback, or the first Renewal Period, the City shall notify the Utility as provided in the
Leaseback Agreement of its election to exercise its option to renew the term of the Leaseback for
the first or second Renewal period; and

WHEREAS, the Renewal Period shall be broken down into one three-year subterm effective
March 1, 2018 through February 28, 2021 and one two-year subterm effective March 1, 2021
through February 28, 2023; and

WHEREAS, the Base Rent shall be adjusted for each subterm using the same methodology as is
used in the City of Stoughton — Stoughton Electric Utility Real Estate Lease (using the CPI-U for
the Madison area for the prior three years or three percent per year, whichever method results in
a larger rate increase), so the Base Rent adjustment under the Leaseback Agreement and the
Utility’s rent adjustment under the Lease shall be the same at all times and subterms; and

WHERLAS, the CPI-U for 2015 - 0.12%, for 2016 — 1.26%, and for 2017 — 2,13% whereby the
three (3%) percent per year increase will be utilized for the Base Rent adjustment under the
Leaseback Agreement and the Utility’s rent adjustment under the Lease for the subterm effective
March 1, 2018 through February 28, 2021, The Base Rent shall be recalculated in a similar






manner for the subterm effective March 1, 2021 through February 28, 2023 and communicated
to the Utility prior to March 1, 2021.

NOW THEREFORE BE IT RESOLVED that the Common Council of the City of Stoughton
authorizes and directs the proper city official(s) to enter into the First Renewal Period for the
Agreement for a Leaseback Addendum to Amendment and Extension of Real Estate Lease for a
period of five (5) years effective March 1, 2018.

Council Action: lj Adopted D Failed Vote | l" 0

Mayoral Action: IZ[Accept D Veto
R ). P ~13~ \&

Donna Olson, Mayor Date

Council Action: l:, Override Vote

T\PACKETS\FINANCE\2018102-13-2018\R-20-2018 Utility easeback 2018.docx
0213181652 :






First Renewal Period as outlined in R-20-2018 Accepted by Stoughton Electric Utility.

ﬁgﬁéL%iﬂ/ﬁ'

Robert Kardasz ate

C:\Usors\RKardaszAppDatarLovabMicrosof\Windows\Temporary Intetnot Filas\Content.Outlook\833ADPOE\R-20-2018 Utility Leassback 2018.docx
0302180807
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