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Page 1 is the existing concept plan used to establish numbers dated December 21, 2020. 
 
Page 2 Yellow highlighted indicates the change requested in early Dec. 2020 to change 8" water 
main to 10" for looping and future growth to the north. 
 
Page 3 


1. Indicates where DOT suggests installation of future pedestrian tunnel due to the 
topography along HWY 51 north. 


2. Other pink highlighted area is a proposed new/upgraded bike trail from Roby Rd to 51 
West, Jason you may want to check with your team there on progress of review. MSA is 
working directly with Parks on this scope of work. 


3. Green highlighted north of existing Oak Opening indicates added sanitary due to 
elevation deficiency at Roby road (not deep enough to serve future customers on west 
side of HWY 51) gain 6.63' in depth thru 51 West. 


4. Green highlighted Roby road sanitary between Virgin Lake Drive and Kings Lynn upgrade 
from 8" to 10" sanitary. 


5. Blue Highlighted on Oak Opening drive indicates 10" water main loop to KPW 
development. 


6. Purple highlighted discharge of Virgin Lake indicates an area where backup occurs and in 
turn flooding occurs from time to time at existing homes. 


7. Downstream the storm outlet out of Paradise pond also backs up and the way I 
understand this backup at times streets flood. 


8. Because of the deficiencies in items 6 @ 7 above 51 West development was required to 
either have 100% stay on site storm design or update the existing storm drainage from 
Virgin Lake to the Yahara River. 
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I.  General Background


A.  Tax Incremental Financing (TIF) Definition
1.  TIF basic function
TIF is a financing option that allows a municipality (town, village or city) to fund infrastructure and other 
improvements, through property tax revenue on newly developed property . A municipality identifies an area, 
the Tax Incremental District (TID), as appropriate for a certain type of development . The municipality identifies 
projects to encourage and facilitate the desired development . Then as property values rise, the municipality 
uses the property tax paid on that development to pay for the projects . After the project costs are paid, the 
municipality closes the TID . The municipality, schools, county, and technical college are able to levy taxes on the 
value of the new development .


TIF use varies depending on the project and the municipality . In some cases, the municipality chooses an 
area it would like to develop or that is unlikely to develop without assistance . Then the municipality designs 
improvements (ex: roads, sidewalks, sewer systems) to attract growth . In other cases, a developer or company 
identifies a site where they might locate . A developer may also negotiate with the municipality to use TIF to fund 
some improvements (ex: demolition, soil clean up, roads, water) the developer needs . Either way, an area facing 
development challenges receives help to grow . This creates a larger tax base for the municipality and the overlying 
taxing jurisdictions (ex: schools, county, technical colleges) . Generally, when the tax base grows and spending is 
stable, tax rates go down, decreasing property taxes for everyone .


Important
One key basis for the use of TIF is the "but for" requirement . As part of all creation resolutions, a municipality must 
affirm that the development would not happen "but for" the use of  TIF . The municipality must believe that without 
TIF the development would never happen . This requirement is important to ensure TIF assists development 
projects needing help, but that it is not a gift of tax dollars to private developers or property owners . Review 
Considerations for the Municipality for more information .


2.  TIF law background
Wisconsin adopted TIF legislation in 1975 to eliminate blighted areas in urban neighborhoods . Interest rates were 
high, making government borrowing expensive and municipal investment in infrastructure and redevelopment 
unattractive . In addition, the cost was high for redeveloping blighted areas compared to developing open areas . 
This was due to demolition, alteration, remodeling or repairing existing buildings, removing environmental 
contamination from soil or groundwater, or other site work . Before TIF law was enacted, if a municipality wanted 
to expand its local tax base, the municipality alone would pay the cost but the overlying taxing jurisdictions would 
also benefit from the growth . The legislature saw this situation as unfair and viewed TIF as a way to remedy the 
problem and encourage cooperation between local government .


Since TIF law was first adopted, changes have been made to expand the ways municipalities can use TIF and 
increase the involvement of the overlying taxing jurisdictions and local residents .
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The chart below shows the law reference and creation year . Review Summary of TIF Law Changes for recent changes .


Eligible Municipality WI Statute Year Statute Created TID Type


City or Village 66 .1105 1975 Blight, Rehabilitation or Conservation, Industrial


City or Village 66 .1105 2004 Mixed-use


City or Village 66 .1105 2017 Environmental Remediation


Town 66 .1105 2005 Any of the above as part of an annexation/cooperation agreement


City, Village or County 66 .1106 1997 (ended 2017) Environmental Remediation (now in 66 .1105)


Town 60 .85 2004 Agricultural, Forestry, Manufacturing, or Tourism


Town 60 .23 2014 Same as created under 66 .1105
 


Review Summary Statistics for more details on the trends in numbers and types of TIDs .


B. How TIF Works
When a municipality creates a TID, the municipality and other taxing jurisdictions agree to support their operation 
from the existing tax base within the TID . They agree the municipality will use the taxes on the value increase in 
the TID to pay for the investment .


1.  Sharing the tax base


Value Increment  
of Active TID


TID Base Value


County


School


Technical CollegeCounty


School


Technical College


Municipality


Municipality


TID Created TID TerminatedTi
m


el
in


e
Pr


op
er


ty
  V


al
ue


s


Property Value


TID Value Growth and Tax Sharing


a.  TID creation
When the municipality creates a TID, it establishes the base value of all the taxable property within the defined 
boundaries . The county, school, technical college and municipality in the chart above, make up the overlying 
taxing jurisdictions for the property in the base value . The overlying taxing jurisdictions share the tax revenue 
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collected on this portion of the property value . After the TID is created, this tax revenue is allocated the same way 
as before the TID was created . In the chart, the county, school, technical college and municipality collect taxes on 
the property in the TID base . In areas with special taxing districts (ex: sanitary district or lake rehabilitation district), 
this district would appear in a row below the municipality .


Any new construction or investment in the TID property increases the value . The municipality collects the taxes on 
the growth in value of the property (the Value increment) as Tax increment revenue . The municipality can only use 
this revenue to pay for the improvements it made to the property in the TID according to the approved project plan .


b.  TID termination
The municipality must terminate the TID at the end of the maximum life, or when the tax increments collected 
exceed the approved project costs . At termination, the entire value of the property in the TID returns to the 
tax rolls of the overlying taxing jurisdictions . In the TID Value Growth and Tax Sharing chart on the previous 
page, the column on the right represents the increased property value subject to taxes . While the TID exists, tax 
revenue for each overlying jurisdiction is limited to the base value of the TID property . After terminating the TID, 
all the overlying taxing jurisdictions share the tax base; tax rates can be lowered to generate the same amount 
of revenue for the jurisdiction . Without the development encouraged by TIF, the base value would be the only 
value available for the jurisdictions to tax . Partnering to facilitate development helps all the overlying taxing 
jurisdictions increase their tax base . If the TID property value does not increase as expected, the municipality may 
not receive enough tax increment to pay its expenditures . In this case, when the TID terminates, the municipality is 
responsible for the unpaid debts .


Important
At termination, if the tax increment revenue exceeds the project costs, the municipality must return the surplus 
revenue to the overlying taxing jurisdictions in proportion to overlying taxing jurisdictions' respective tax levy 
without TIF .


2.  Tax increment calculation
The Tax Increment Worksheet (Form PC-202) calculates the amount of taxes for the TIF fund . The worksheet uses 
the apportionment of each overlying taxing jurisdiction to determine the share of each district's tax revenues that 
will be part of the municipality's tax increment .


Example
This example shows how the county levy is apportioned and how the tax increment is calculated . The same 
process is used to determine the tax increment added to each of the other taxing jurisdictions' levies, including 
the levy for the municipality that created the TID .


Assumptions
a)  Entire county consists of four municipalities . Only Municipality "A" has a TID .
b)  Equalized property value in the four municipalities, including the TID increment are:


Municipal Values Total


A $400,000,000* B 70,000,000 C 20,000,000 D 10,000,000 $500,000,000


* Includes $30,000,000 value increment


c) Municipality "A" has a TID #1 with values of:
•  Base value  $20,000,000
•  Current value 50,000,000
•  Value increment 30,000,000



https://www.revenue.wi.gov/Pages/OnlineServices/slfiling.aspx
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d)  The county needs $1,500,000 from property taxes for its budget
Note: Values of the taxing entity and any municipality with one or more TIDs, are reduced by the value increment in 
any of the TIDs . This is referred to as TID/OUT in the upcoming charts .


Step 1
Formula to determine each municipality's percent of the county's value:
Municipality Value ÷ County Value = % of County's Value


Municipality TID/Out
Municipality Value ÷ TID/Out


County Value = Percentage
County Value


A $  370,000,000 ÷ $  470,000,000 =  .787234
B 70,000,000 ÷  470,000,000 =  .148936
C 20,000,000 ÷  470,000,000 =  .042553
D 10,000,000 ÷  470,000,000 =  .021277


Totals $ 470,000,000 n/a 1.000000


Step 2
Formula to determine the county tax apportioned to each municipality:
Percentage County Value × County Levy = Apportioned Tax


Municipality Percentage
County Value × County Levy = Apportioned Taxes


A  .787234 × $     1,500,000 = $     1,180,850
B  .148936 × 1,500,000 = 223,405
C  .042553 × 1,500,000 = 63,830
D  .021277 × 1,500,000 = 31,915


Totals 1.000000 n/a $    1,500,000


Step 3
Formula to determine the county tax rate each municipality will collect, including the tax increment:


County Apportioned Tax ÷ (Municipality Equalized Value - Increment) = County Tax Rate per Municipality


Municipality Apportioned  
Municipality Taxes ÷ Municipality TID/Out


Equalized Value = County Tax Rate  
for Each Municipality


A $      1,180,850 ÷ $   370,000,000 =  .0031915
B 223,405 ÷ 70,000,000 =  .0031915
C 63,830 ÷ 20,000,000 =  .0031915
D 31,915 ÷ 10,000,000 =  .0031915


Totals $     1,500,000 ÷ $ 470,000,000 n/a


Step 4
Formula to determine the county tax rate for each municipality (referred to TID/IN below)
County Tax Rate × Total Equalized Value of all Municipal property = County Tax Collected (includes the tax 
increment for TID #1 in Municipality "A") 


Municipality Tax Rate × Total Equalized Value
Municipality TID/IN = County Taxes Collected


A  .0031915 × $  400,000,000 = $     1,276,600
B  .0031915 × 70,000,000 = 223,405
C  .0031915 × 20,000,000 = 63,830
D  .0031915 × 10,000,000 = 31,915


Totals n/a  $ 500,000,000 $    1,595,750


Total County Taxes Collected from Municipality "A" $     1,276,600
Total County Apportioned Taxes for Municipality "A" $     1,180,850
Tax Increment Received by Municipality "A" $          95,750
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Step 1-4 Explanation
•  County tax collected is apportioned to individual property owners in each municipality based on the 


assessed value of each parcel
•  Amount of the tax apportioned by the county is $1,500,000 . Step 2 shows the amounts apportioned to each 


municipality .
•  Tax increment of $95,750 is the difference between the amount Municipality "A" collected by the county 


($1,276,600 shown in Step 4) and the amount apportioned for Municipality "A" ($1,118,850 shown in Step 2)
•  $95,750 is the county portion of tax increment Municipality "A" receives and must deposit into the TID #1 


fund for the TID's project costs


Step 5 Effect on the county tax rate if the TID in Municipality "A" terminates and the county's 
levy and each municipality's values remain the same


County Levy County Equalized Value Tax Rate


$ 1,500,000 $ 500,000,000*  .030000
* Includes TID value increment in TID #1, Municipality "A"


Step 5 Explanation
•  There is a difference in the tax rate of 19 .15 cents per thousand dollars of equalized value without the TID in 


Municipality "A" ( .0031915 shown in Step 3), compared to the rate with the TID ( .0030000 shown in Step 5)
•  This results in a $19 .15 tax decrease for the county portion of taxes on a property valued at $100,000 when 


the TID terminates


When a municipality has no TIDs, the municipal apportioned levy is the same as the county taxes collected . 
If there are no TIDs in a county, the county tax rate is lower for everyone . However, if there are TIDs, every 
taxpayer in the county pays a higher rate to generate the increment paid to the municipality operating the 
TID . All taxpayers in the county share this cost because they will all share the expanded tax base once the TID 
terminates .
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C. Summary Statistics
The chart below shows TID creation by year . Overall, there has been steady growth since TIF was added to state 
law . There are a few noticeable spikes in creation activity due to law changes or economic trends .


1.  Creation by TID type
TIF law contains different rules based on TID type . The TID Criteria Matrix summarizes the rules governing the 
various TID types . 


In 2019, there were 68 new TIDs certified:
•  24 mixed use 
• 18 rehabilitation/conservation 
• 14 blight elimination
• 10 industrial
•  1 environmental remediation
• 1 town (sec . 60 .85, Wis . Stats .)



https://www.revenue.wi.gov/DOR%20Publications/tif-trix.pdf
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2.  Active TIDs by type
Currently there are 1,341 active TIDs . The chart below shows a breakdown of the active TIDs by type .


   


        Current Active  
 TIDs by  Type


3.  TID requests by year
TIF law allows municipalities to create TIDs and amend existing TIDs in different ways . In 2018, the Wisconsin 
Department of Revenue (DOR) approved these TID requests:
•  68 creations
•  27 territory amendments
•  27 project plan amendments
•  16 allocation amendments
• 2 base value redetermination amendments
•  48 extensions


The chart below shows the number of creations and amendment types requested by year . 
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Each municipality can add or subtract territory from an active TID up to four times during the life of the TID . 
Adding or subtracting parcels from an existing TID increases or decreases its base value .


Project plan amendments revise the planned development in the TID . An allocation amendment allows a 
municipality to transfer excess increment from one TID to another TID . There is no limit to the number of allocation 
or project plan amendments .


Base value redetermination amendments allow a municipality to reduce the base value of a TID in a decrement 
situation . One redetermination amendment is allowed during a TID's life .


A municipality may extend a TID's life to pay on existing debt and/or to use the last year of increment for 
affordable housing . There are three types of extensions available: standard extension, technical college extension 
and affordable housing extension .


Review TID Amendments and Extensions for more information .


4.  TIF and property taxes in Wisconsin
The Legislative Fiscal Bureau publishes Informational Paper 17 on TIF every two years . It contains background, 
municipal authority information and statistics on TIF use .


D. Summary of TIF Law Changes
2017 Acts 70, 15, 58
Act 70
1.  Environmental Remediation (ER) Tax Incremental Districts (TID)
•  Effective date: November 29, 2017
•  ER TIDs created by a municipal resolution:


»  Before November 29, 2017 – must follow sec . 66 .1106, Wis . Stats ., and are not affected by 2017 Act 70
»  On or after November 29, 2017 – must follow sec . 66 .1105, Wis . Stats .


•  All ER TIDs must now be created under sec . 66 .1105, Wis . Stats .


2.  Requirements/limits
•  Maximum life is 27 years with a possible three-year standard extension
•  Before creating an ER TID under sec . 66 .1105, Wis . Stats ., the municipality must obtain a certification of its site 


investigation report from the Wisconsin Department of Natural Resources (DNR) and email both the report and 
certification to DOR . To obtain this certification, a municipality must provide DNR the site investigation report 
including:
»  Description of the environmental pollution in the proposed district
»  Proposed remedial action plan
»  Cost estimates for expected project costs
»  Schedule for remediation (design, implementation, construction)


•  At least 50 percent of the TID area has significant environmental pollution
•  Project plan must specify either:


»  All project costs will be paid within 90 percent of the TIDs remaining life
»  Expenditures will only be made in the first half of the TID life; exception – expenditures for significant 


environmental pollution not identified in the certified site investigation report may continue for 22 years  
(5 years before the maximum life)


•  May only allocate excess funds to other ER TIDs (created under sec . 66 .1105 or 66 .1106, Wis . Stats .)
•  A municipality may designate only one ER TID created under sec . 66 .1105 Wis . Stats ., as excluded from the  


12 percent value limit . Once the excluded TID is designated, it cannot be changed .



https://docs.legis.wisconsin.gov/misc/lfb/informational_papers/january_2019/0017_tax_incremental_financing_informational_paper_17.pdf

https://docs.legis.wisconsin.gov/2017/related/acts/70.pdf

http://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1106

http://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105
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3.  TID base value
•  When an ER TID is created under sec 66 .1105, Wis . Stats ., DOR sets the base value to $1
•  When the ER TID is amended to add territory, the full value of the additional parcels as of January 1 of the 


amendment year is added to the existing $1 base value


Act 15
1.  Termination and administrative certification fee deadline change
•  Effective: January 1, 2018
•  Changes the deadline for TID terminations from May 15 to April 15


»  Example 1: If a termination resolution is adopted from May 16, 2017 to April 15, 2018, the termination year 
is 2018 and TID number is removed from the 2018 tax roll


»  Example 2: If a termination resolution is adopted from April 16, 2018 to April 15, 2019, the termination year 
is 2019 and TID number is removed from 2019 tax roll


•  Changes deadline for administrative certification fee ($150 per active TID) from May 15 to April 15


2.  TID Annual Report changes
•  Effective: January 1, 2018 (for 2017 reporting year)
•  Sets maximum penalty of $6,000 for reports not filed timely – penalty for late filing remains $100 per TID per 


day (applied beginning 60 days after report is past due)
•  DOR reduces shared revenue payments for any unpaid penalty
•  Removes the extra 30-day extension when an estimated report is filed


3.  Base value for town TIDs created under 60.85
•  Effective date retroactive to October 1, 2015
•  Excludes town-owned property from the TID base value calculation
•  Town TIDs are now consistent with municipal TIDs as changed in 2015 Act 255


4.  Notification to DOR of adopted amendments
•  Effective: January 1, 2018
•  Removes municipality's requirement to notify DOR of TID amendments during May 1 to May 21 each year
•  Keeps requirement to notify DOR within 60 days after the amendment is adopted


Act 58
TIDs created in an electronics and information technology manufacturing (EITM) zone
•  Effective: September 20, 2017
•  Authorizes the creation of an electronics and information technology manufacturing zone and, in connection 


with that zone, creates special provisions for TIDs:
»  Exception to 12 percent limit (no limit for these TIDs and not in the calculation for other municipal TIDs)
»  30-year life with expenditures allowed throughout life
»  Mixed-use or industrial types
»  Allows TID project costs throughout the county
»  Allows police/fire costs (with some limitations)


• There are separate due dates/timeframes for these TIDs:
» Municipal resolution adopted January 1 to December 1 – if resolution states effective same year, then forms 


due to DOR December 31
»  Municipal resolution adopted January 1 to December 1 – if resolution states effective the following year, 


then forms due to DOR November 30 of the following year



http://docs.legis.wisconsin.gov/2017/related/acts/15.pdf

http://docs.legis.wisconsin.gov/2015/related/acts/255.pdf

https://docs.legis.wisconsin.gov/2017/related/acts/58.pdf
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»  Municipal resolution adopted December 2 to 31 – effective date is the following year with the forms due to 
DOR November 30 of the following year


2015 Acts 254, 255, 256, 257
Act 254
1.  Three-year extension request
• Effective: March 3, 2016
• Allows municipality to amend the TID or request a three-year extension to a TIDs life through a Joint Review Board 


(JRB) resolution if tax increments are impacted by 2013 Act 145 that increased state aid to technical colleges


2.  DOR determination
• Effective: March 3, 2016
• Requires DOR to indicate in a fiscal estimate if a bill will increase or decrease the increment collection for TIDs 


or if the effect is indeterminate


Act 255
1.  Removes vacant property restriction
• Effective for TIDs created or project plans amended on or after October 1, 2015
• Removes restriction that vacant property may not comprise more than 25 percent of TID for creations after 


effective date


2.  Excludes city-owned property
• Effective for TIDs created or project plans amended on or after October 1, 2015
• Revises TID base value calculation to exclude exempt city-owned property


Act 256
1.  Increases JRB review time
• Effective: March 3, 2016 
• Changes JRB review period from 30 to 45 days to approve municipality’s TID resolution


2.  Changes levy limit calculation
• Effective: March 3, 2016
• Changes calculation of levy limit exception – a municipality’s Equalized Value for preceding year excludes the 


value of any TID increments for the year a TID terminates


3.  Restricts industrial zoning
• Effective: March 3, 2016 
• TID industrial zoning requirements only apply to industrial TIDs


4.  Changes public notice requirement on amendments
• Effective: March 3, 2016
• Changes Planning Commission Hearing Notice from Class 2 to Class 1 for TID amendments


5.  Adds one more year to TIDs created between September 30 and May 15
• Effective: March 3, 2016
• Adds one-year life and allocation extension for new TIDs when the municipality adopts the resolution between 


September 30 and May 15 



http://docs.legis.wisconsin.gov/2015/related/acts/254.pdf

http://docs.legis.wisconsin.gov/2015/related/acts/255.pdf

http://docs.legis.wisconsin.gov/2015/related/acts/256.pdf
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Act 257
1.  Requires standing JRB
•  Effective October 1, 2015 for 60 .85 Town TIDs and October 1, 2016 for all TIDs
• Must meet July 1 annually or as soon as the annual report is available to review
•  Remains in existence the entire time TID exists with same taxing jurisdictions
•  May disband following termination of all existing TIDs
•  Applies to all TID types, including industry-specific town TID and Environmental Remediation TID


2.  Repeals DOR's review of industry-specific town TIDs
•  Effective October 1, 2015 for 60 .85 Town TIDs and October 1, 2016 for all TIDs
• Repeals DOR's review and determination whether the money expended, or debt incurred, by an industry-


specific town TID complied with state law


3.  Requires municipality to electronically submit annual TID Report
•  Effective October 1, 2015 for 60 .85 Town TIDs and October 1, 2016 for all TIDs
• Municipality must submit an electronic annual report for each existing TID to each overlying taxing jurisdiction . 


Annual reports are due to DOR starting July 1, 2016 for Town TIDs and July 1, 2017 for all other TIDs . The annual 
report must contain:
»   Name assigned to the TID
»   Developer named in agreement with municipality or receiving financial assistance
»   Date municipality expects TID to terminate
»   Tax increment amounts to be deposited into a special fund for the TID
»   Contact person designated by municipality to respond to annual report
»   Analysis of TID special fund:


-  Balance at beginning of the fiscal year
-  Amounts deposited by source, including amounts received from another TID
-  Special fund's expenditures by category of permissible project costs
-  Balance at end of fiscal year, including breakdown by source identifying portion of balance required for 


payment of anticipated project costs
-  Portion of ending balance not identified for payment of anticipated project costs designated as surplus


4.  Requires DOR to develop annual report process
•  Effective October 1, 2015 for 60 .85 Town TIDs and October 1, 2016 for all TIDs
• Create format of annual reports in 2016
•  Post reports no later than 45 days after receipt
•  Determine whether to grant an extension if municipality provides evidence report is being completed
•  Post on DOR website a list of extensions, period of extension and whether municipality filed annual report 


within extension period
•  Notify municipality annual report is past due if municipality does not timely file
•  Charge municipality $100 each day annual report is past due . Fees will be deposited in common school fund .



http://docs.legis.wisconsin.gov/2015/related/acts/257.pdf





Back to table of contents 14


Tax Incremental Financing (TIF) Manual


Wisconsin Department of Revenue


2013 Acts 183 and 193
Act 183
TIDs in a decrement situation
•  Effective: April 4, 2014
•  Municipalities can request DOR redetermine the base value of a TID in a decrement situation
•  TID's current year value – (review the TID Statement of Changes Report) must be at least 10 percent below the 


base value of the TID for two consecutive years (decrement)
•  Municipality's resolution date stating a decrement exists determines the two consecutive years  


(ex: May 21, 2014 resolution date requires both the 2012 and 2013 TIDs to be 10 percent below the TID's 
current base value)


•  TID must be created under state law (sec . 66 .1105, Wis . Stats .)
•  One base value redetermination is allowed during the life of a TID


Act 193
1.  Creation of town TIDs under Sec. 66.1105, Wis. Stats.
•  Effective: April 6, 2014
• Expands the authority for certain towns to create TIDs
•  When the town adopts a resolution, the following two criteria must be met:


»  Prior year Equalized Value must be at least $500 Million
»  Prior year population must be at least 3,500 – use the Population Estimates Summary


•  Sewer service is or will be provided before use or operation of any improvements


2.  Allocation changes
•  Effective: April 6, 2014  
• Allows a regular TID to allocate increments to an Environmental Remediation (ER) TID
•  Allows an ER TID to allocate increments to a regular TID under state law (sec . 66 .1106(7)(e) and 66 .1105(6)(f ), 


Wis . Stats .)


II.  Tax Incremental District (TID) Details


A.  TID Creation
Wisconsin's Tax Incremental Financing (TIF) law regulates the creation of  TIDs . The law requires specific 
documentation and establishes the procedures a municipality must follow to create a new TID . The purpose of 
the requirements is to include the public in the decision-making process and make it easy for the public to obtain 
information . The project plan makes the TID information clear to the public . Mandatory notices, a public hearing, 
and waiting periods ensure the opportunity for public participation . The municipality must also create a Joint 
Review Board (JRB) to obtain approval from the overlying taxing jurisdictions . Having a JRB ensures all affected 
parties have a chance to understand and question the proposal .


Follow these steps to create a TID under state law (sec. 66.1105, Wis. Stats.). The TID 
Checklist has additional details.
1.  Prepare a proposed project plan describing the TID boundary, projects and costs (sec. 
66.1105(4)(f), Wis. Stats.)
•  Review Guidelines for Project Plans for a list of all topics that must be covered in the Project Plan



http://docs.legis.wisconsin.gov/2013/related/acts/183.pdf

https://www.revenue.wi.gov/Pages/EQU/tidchanges.aspx

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105

http://docs.legis.wisconsin.gov/2013/related/acts/193.pdf

https://www.revenue.wi.gov/Pages/Report/soc-eqv.aspx

https://doa.wi.gov/Pages/LocalGovtsGrants/Population_Estimates.aspx

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1106/7/e

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/6/f

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/6/f

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105

https://www.revenue.wi.gov/DORForms/pe-109.pdf

https://www.revenue.wi.gov/DORForms/pe-109.pdf

http://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4/f

http://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4/f

https://www.revenue.wi.gov/DOR%20Publications/pe-215.pdf
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•  Projects impacting a TID, but not entirely in the TID's boundary, may have costs that are partly eligible  
(ex: if a water tower or sewer improvements serve the TID, the part of the total cost benefitting the TID  
can be paid with increment revenue) . The municipality must determine how much of the cost is eligible and 
identify this cost in the plan .


•  Wetlands can be within the TID's designated boundaries, but under state law cannot be included in a TID . To 
remove wetlands from the TID, include an explanation on the map stating all wetlands in the area are excluded 
from the TID . The exclusion of the wetlands must not eliminate the contiguity of the TID .


•  When preparing the project plan for a TID creation or territory amendment, DOR recommends involving the 
municipal and state manufacturing assessors, and the county real property lister


2.  Prepare a notice – indicating when the municipality will hold the public hearing on the proposed project 
plan, boundaries and creation of the district (sec . 66 .1105(4)(e), Wis . Stats .) . The notice:
•  Must include the place, date and time of the hearing
• Must state that the municipality will provide a copy of the proposed plan on request 
•  Must include a statement about cash grants, if applicable
•  Should include the location of the proposed district


3.  If the TID is a blight or rehabilitation/conservation type, identify the affected properties –  
notify the owners of property identified as blighted or in need of rehabilitation/conservation at least 15 days 
before the public hearing (sec . 66 .1105(4)(c), Wis . Stats .)


4.  Send a copy of the hearing notice to overlying taxing jurisdictions by first class mail, 
prior to publication (sec . 66 .1105(4)(a) and (e), Wis . Stats .)
•  Request that the local governing jurisdictions designate a representative to serve on the Joint Review Board (JRB)
•  Overlying taxing jurisdictions – include any governmental entity with the power to levy taxes on property 


located within the proposed TID boundaries (ex: county, school district(s), technical college district and any 
special taxing jurisdictions)


•  Special taxing jurisdictions – are metro sewer districts, sanitary districts or lake rehabilitation/protection districts
• Municipality must notify any affected special districts of the public hearing, but these special districts do not 


have a representative on the JRB


5.  Publish two notices for the public hearing – the first notice 14 days before the meeting and the 
second, seven days before, following Wis . Stats . Chapter 985 (sec . 66 .1105(4)(e), and 66 .1105(5)(d), Wis . Stats .)


Notices must be published properly or DOR cannot certify the district. Before publishing, verify the notice:
•  Includes the place, date and time of the hearing
•  States that the municipality will provide a copy of the project plan on request
•  Includes a statement about cash grants, if it applies
•  Includes the location of the proposed district


6.  Convene a JRB and publish a meeting notice – at least five days before the first JRB meeting  
(sec . 66 .1105(4m)(e), Wis . Stats .)
•  School district, county, technical college district and the municipality each appoints a member of the JRB
•  JRB also includes a public member appointed by the other members
•  First meeting – JRB must hold its first meeting within 14 days of the first hearing notice publication, but before 


the public hearing . The representatives select the chairperson and public member at the first meeting . 
•  JRB must continue while any TID exists in the municipality (sec . 66 .1105(4m)(a), Wis . Stats .)
•  Review Joint Review Board for more information on JRB representatives



https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4/e

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4/e

http://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4/c

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4/a

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4/e

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4/e

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/5/d

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4m/e

http://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4m/a
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7. Hold a public hearing (sec . 66 .1105(4)(a), (e) and (f ), Wis . Stats .)
•  Planning Commission (or the municipality's Development or Redevelopment Authority) conducts a hearing on 


the proposed TID boundaries and project plan
•  These topics can be discussed in the same meeting or separate meetings
•  The meeting gives residents an opportunity to express their views


8. Adopt a Planning Commission resolution (sec . 66 .1105(4)(b) and 66 .1105(4)(d), Wis . Stats .)
The meeting to adopt the resolution can immediately follow the public hearing . The Planning Commission adopts 
a resolution that covers these items:
•  Boundaries of the TID
• Approval of the TID's project plan
• A statement that the TID promotes orderly development in the municipality
• After adoption, the Planning Commission submits its approval to the local legislative body


9. Approve the plan; adopt a municipal resolution (secs . 66 .1105 (4)(g), (gm), (i) and 60 .85(3)(h), Wis . 
Stats .)


• Municipal legislative body approves the project plan and adopts the creation resolution at least 15 days after 
the public hearing (30 days for a TID created under sec . 60 .85, Wis . Stats .)


• Boundaries adopted by the municipal legislative body are the final boundaries and do not have to match those 
adopted by the Planning Commission


• Project plan must be adopted before (or when) the TID is created
• Review the Resolution Checklist for details on required wording in the municipal resolution
• After the municipality adopts the project plan and creates the district, it forward the documents to the JRB


TID's official creation date is the date the municipality adopts the creation resolution. Creation 
date determines:
• Start date for the TID maximum life and when expenditures (other than planning) begin and end


»  Note:  In 2015, Act 256 (effective March 3, 2016) added one year of life for new TIDs when the municipality 
adopts the resolution between September 30 and May 15


• Valuation date
• When the creation documents are due to DOR


10.  Approve the proposal; adopt a JRB resolution (sec . 66 .1105(4m)(b) and (c), Wis . Stats .)
• JRB reviews the public record, planning documents and the municipal resolution
• JRB must approve or deny the TID within 45 days after receiving the creation resolution . The JRB may hold 


additional public hearings .
• JRB’s decision to approve or deny the proposal must be based on three criteria – whether the:


»   Expected development would occur without using TIF
»   Economic benefits are sufficient to compensate for the cost of improvements
»  Benefits outweigh the anticipated tax increments to be paid by property owners in overlying districts


• JRB resolution must state its findings on these criteria . Review Joint Review Board for more information .
• Majority of the JRB must approve the TID or it cannot be created


»    The JRB must submit its decision to the municipality within seven days of making the decision
»    If the JRB rejects the proposal, the JRB must issue a written explanation to the municipality


11.  Notify DOR – municipal clerk should email tif@wisconsin .gov to notify DOR of the creation resolution 
within 60 days of JRB approval



http://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4/a

http://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4/e

http://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4/f

http://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4/b

http://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4/d

http://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4/g

http://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4/gm

http://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4/i

https://docs.legis.wisconsin.gov/statutes/statutes/60/X/85/3/h

https://docs.legis.wisconsin.gov/statutes/statutes/60/X/85

https://www.revenue.wi.gov/DORForms/pe-222.pdf

http://docs.legis.wisconsin.gov/2015/related/acts/256.pdf

http://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4m/b

http://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/4m/c

mailto:tif%40wisconsin.gov?subject=

jfriedl

Highlight



jfriedl

Highlight



jfriedl

Highlight



jfriedl

Highlight







Back to table of contents 17


Tax Incremental Financing (TIF) Manual


Wisconsin Department of Revenue


12.  Email the required documents (sec . 66 .1105(5)(b) and (c), Wis . Stats .)
After the municipality and the JRB approve the TID, the municipal clerk must provide all the required documents 
to DOR by October 31 . 


Required documents are described in the TID Checklist:
• Legal documents (including required form)
• Map and boundary description


»  Parcel identification numbers (or tax key numbers) must match assessment roll
»  Parcel numbers on the map and value forms must match


•  Project plan with attorney opinion letter
• Value forms with clerk and assessor declarations


The municipal resolution adoption date determines the creation year . For more details on relevant creation dates, 
review the TID Creation Timeframes table . Review the Municipal TID creation or Town TID creation web page for 
required forms, publications, and more detailed information .


13.  Pay TID creation fee of $1,000 – through My Tax Account by October 31 (sec . 66 .1105(5)(a), Wis . Stats .)


14.  DOR reviews and certifies (sec . 66 .1105(5)(b) and 66 .1105(5)(d), Wis . Stats .)
DOR verifies the above steps were followed before certifying the TID base value . DOR determines the full value of 
the taxable property within the district and emails a certification letter to the municipal clerk with the approved 
base value .


15.  Identify the property on the assessment roll (sec . 66 .1105(5)(f ), Wis . Stats .)
The municipal assessor must identify property within a TID on the assessment roll . The clerk verifies the TID number is 
coded to the property on in the tax roll . Review the TID Creation Timeframes table to determine on which year's 
tax roll to include the TID number .


B.  TID Amendments
After a TID is created, the municipality may amend the TID .


1. Adopting a TID amendment
The process for adopting a TID amendment is similar to the process for creating the TID; however, there are two 
important differences . (sec . 66 .1105(4)(h)(1), Wis . Stats .)
• Amendments require one notice (creations require two notices) prior to the public hearing
• There is no waiting period prior to the municipal resolution (creations require 14-30 days) . The municipality 


may adopt the resolution any time after receiving the resolution from the Planning Commission .


Amendment notice must state:
• Amendment description, including purpose of the amendment and proposed projects
• Place, time and date of the hearing
• That copies of the project plan are available on request
• If applicable, that cash grants are part of the costs


Review the TID Checklist for details on the steps and documents required for each amendment type . For each 
amendment, the municipality must create an updated project plan detailing the changes .
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2.  TID amendment types
a.  Territory amendment (sec . 66 .1105(4)(h)(2), Wis . Stats .)
A municipality may revise the boundaries of a TID up to four times during the TID's life . 


1)  Adding parcels
Parcels can only be added if the following are true:
•  Additional territory is contiguous to the TID
• Municipality's equalized TIF value limit is below:


»  12 percent for cities or villages
»  7 percent or 5 percent for towns
»  For more information review TIF - Value Limit Common Questions


See the TID Checklist for required documents:
• Legal documents (including required form)
• Map and boundary description


» Map must identify added parcels but still show the entire TID boundary
» Parcel identification numbers (or tax key numbers) must reflect assessment roll
» Parcel numbers on the map and value forms must match
» Legal description must describe the full TID boundary updated to include the additional territory


• Project plan with attorney opinion letter
• TID Base Value Workbook with clerk and assessor declarations – only list the parcels that are being added to the TID


Review the Territory Amendment (adding parcels) web page for required forms, publications, and more detailed 
information .


2)  Subtracting parcels
• The process for subtracting territory parallels the process for adding territory, except the values used to 


subtract are based on the year when the parcel entered the TID 
• Parcels can only be subtracted if the TID boundaries remain contiguous after the subtraction
• Municipalities exceeding the value limit can subtract parcels


See the TID Checklist for required documents:
• Legal documents (including required form)
• Map and boundary description


» Map must identify subtracted parcels but still show the entire TID boundary
» Parcel numbers on the map and value forms must match
» Legal description must describe the full TID boundary updated to remove the subtracted territory


• Project plan with attorney opinion letter
• TID Territory Subtraction Workbook with clerk and assessor declarations – list subtracted parcels and value 


based on the year the parcels entered the TID


Review the Territory Amendment (subtracting parcels) web page for required forms, publications, and more 
detailed information .


3)  Adding and subtracting parcels  
• A municipality can add and subtract territory at the same time
• The process and requirements are the same as the addition and subtraction amendments; however, both 


amendments are completed simultaneously
• Addition and subtraction amendments completed at the same time are considered one amendment toward 


the limit of four
• A municipality may not subtract parcels and add them back into the TID in the same year 
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Parcels can only be subtracted and added if:
• TID boundaries remain contiguous after the subtraction and addition 
• Municipality is below the 12 percent value limit and remains below the limit after the addition and subtraction 


amendment or the municipality is above the 12 percent limit, but the combined value of the addition and 
subtraction amendments results in a negative value


 Note: The added parcels use the current value and subtracted parcels use the value from the year they entered 
the TID . 


See the TID Checklist for required documents:
• Legal documents (including required form)
• Map and boundary description


» Map must identify added and subtracted parcels but still show the entire TID boundary
» Parcel identification numbers (or tax key numbers) must reflect assessment roll
» Parcel numbers on the map and value forms must match
» Legal description must describe the full TID boundary updated to include the additional territory and 


remove the subtracted territory
• Project plan with attorney opinion letter
• TID Base Value Workbook with clerk and assessor declarations – only list the parcels that are being added to the TID
• TID Territory Subtraction Workbook with clerk and assessor declarations – list subtracted parcels and value 


based on the year the parcels entered the TID


See the Territory Amendment (adding parcels) and Territory Amendment (subtracting parcels) for required forms, 
publications, and more detailed information .


b.  Project plan amendment
A project plan amendment may revise any of the topics covered in the most recently approved project plan . The 
amended TID project plan must still cover the topics outlined in the Guidelines for Project Plans . 


The most common project plan amendment changes the projects and their costs . After work in the TID begins, 
additional projects may be needed or the growth in the TID's value may generate a larger tax increment than 
expected and provide revenue to finance additional projects . If project costs are added to the plan, update the 
financial analysis . The increment must still be able to pay for the improvements within the life of the district 
because the project plan amendment does not alter the expenditure period or the TID maximum life .


There is no limit on the number of project plan amendments during a TID's life . Review the Project Plan and/or 
Allocation Amendments for required forms, publications, and more detailed information .


c.  Allocation amendment (sec . 66 .1105(6)(d), Wis . Stats .)
An allocation amendment allows the municipality to redirect revenue from one TID (called the "Donor TID") to 
another TID (called the "Recipient TID") . This may be advantageous when one TID is generating more revenue than 
expected and another is performing below expectations . 


Before an allocation amendment is adopted, the JRB members and the public must understand that it will direct 
more revenue than planned to the municipality's TIF fund . The increment revenue transferred from the donor TID 
to another TID postpones the date the donor TID can fully pay its costs and be terminated . This delays when the 
value of the tax increment is available to the overlying taxing jurisdictions .


Allocation amendment requires:
• Donor and Recipient TIDs have the same overlying taxing jurisdictions
• Donor TID demonstrates the current increment is sufficient to pay off all costs and provide enough surplus 


revenue to pay some of the costs for the recipient TID
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• Resolutions adopted by the Planning Commission and the legislative body to state specifically from which TID 
the increments are coming and to which TID the surplus is going


Allocations are only allowed in specific scenarios, which are outlined in the Allocation Amendment Fact Sheet . 
Review the Project Plan and/or Allocation Amendments web page for required forms, publications, and more 
detailed information .


d.  Base value redetermination amendment
A municipality can request a base value redetermination for a TID in a decrement situation if: 
• TID's current year value (review the TID Statement of Changes Report) is at least 10 percent below the base 


value of the TID for two consecutive years (decrement) (sec . 66 .1105(5)(h) and (i), Wis . Stats .)
» Municipality's resolution date for the redetermination amendment determines the two consecutive years
» Example:  a municipal resolution adopted May 21, 2021 must show that both the 2019 and 2020 values are 


10 percent below the TID's base value)
• TID was created under state law sec . 66  .1105, Wis . Stats .
• TID had no previous redetermination .  Only one redetermination amendment is allowed during a TID's life .


Complete the TID Base Redetermination Worksheet to confirm the TID qualifies . Review the Base Value 
Redetermination web page for required forms, publications, and more detailed information .


e.  Distressed/severely distressed amendment (sec . 66 .1105(4e), Wis . Stats .)
From 2008 through 2015, a municipality could extend the life of a TID experiencing financial difficulty by adopting 
a resolution designating the TID as distressed or severely distressed . This allowed the TID additional time to pay off 
expenditures . The ability to use this designation ended on September 30, 2015 . For more information, review the 
TIF Distressed/Severely Distressed web page .


f.  Amendment fees and due dates (sec . 66 .1105(5)(a) and (b), Wis . Stats .)
Amendment fees are payable by using My Tax Account .


Amendment Type DOR Fee Documents Due Date


Territory – Add parcels $1,000 October 31


Territory – Subtract parcels $1,000 October 31


Territory – Add and Subtract $2,000 October 31


Project plan 0 December 31


Allocation 0 December 31


Base value redetermination $1,000 October 31  


C.  TID Extensions
After a TID is created, the municipality may extend the TID's life in several ways . Review the Extensions web page 
for sample resolutions and more detailed information .


Extension types:
1)  Affordable housing extension (sec . 66 .1105(6)(g), Wis . Stats .)
After a municipality pays off a TID's project costs, it may extend that TID's life by one year if the municipality adopts 
a resolution that:
• Extends the TID's life for a specified number of months (up to 12)
• Specifies how the municipality intends to improve housing stock
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The municipality must use at least 75 percent of the increment received to benefit affordable housing . The municipality 
must also use the remaining portion to improve housing . The municipality must email a copy of the municipal 
resolution to tif@wisconsin .gov . DOR will then authorize the tax increment allocation for one additional year . 


2)  Standard extension (secs . 66 .1105(7)(am)(1), (2), and (3), Wis . Stats .)
A municipality may extend a TID's maximum life through a request to the JRB . If the municipality provides an 
independent audit showing the TID cannot repay project costs within the maximum life, the JRB must approve the 
extension . Without an independent audit, it is at the discretion of the JRB whether to grant the extension .


The length of the standard extension varies based on the TID type and creation date . Not all TID types are eligible 
for the standard extension . For details on extension eligibility by TID type, review the row titled "Standard 
extension allowed" in the TID Criteria Matrix . 


The municipality must email a copy of the JRB resolution to tif@wisconsin .gov . DOR will then approve the request 
and extend the TID's maximum life based on the TID type .


3)  Technical college extension (sec . 66 .1105(7)(am)(4), Wis . Stats .)
A municipality may extend a TID's maximum life by three years if 2013 Wisconsin Act 145 negatively affected 
the annual and total increment amounts . This act increased state aid to technical colleges and in some cases, 
decreased the tax levied and tax increment collected for the TID . This extension only applies to TIDs with a 
municipal resolution adopted by September 30, 2014 . If the municipality provides an independent audit showing 
the TID cannot repay project costs within maximum life, the JRB must approve the extension . Without an 
independent audit, it is at the discretion of the JRB whether to grant the extension .


The municipality must email a copy of the JRB resolution to tif@wisconsin .gov . DOR will then approve the request 
and extend the TID's maximum life by three years .


D.  TID Maintenance
After a TID is created, municipal officials must maintain the TID in good standing with DOR and the overlying 
taxing jurisdictions that partnered to create the TID .


1.  Annual filings with DOR
a.  Administrative certification fee (sec . 66 .1105(6)(ae), Wis . Stats .)
Each municipality must pay a fee of $150 for each active TID by April 15 . During the first week of March, DOR sends 
each municipality a notification letter through My Tax Account listing the active TIDs and the total amount due 
from the municipality . The fee must be paid through My Tax Account . If the municipality does not pay the fee, DOR 
will not certify a value increment for that year .


Effective January 1, 2018, the Administrative certification fee deadline changed from May 15 to April 15 with 2017 
Act 15 .


b.  Municipal Assessment Report (MAR) (sec . 66 .1105(6)(a), Wis . Stats .)
On the MAR, the assessor identifies the current assessed value for each TID in the municipality . Assessors must 
electronically file (e-file) the MAR using My DOR Government Account (MyDORGov) by the second Monday in 
June . If final data is not available, the assessor must submit a best estimate . If the assessor does not file the MAR 
timely, DOR will use the previous years' non-manufacturing certified TID Equalized Value .  As a result, any value 
increase will not be reflected in the value increment and the municipality cannot collect the associated tax 
increment funds .
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c.  Annual reports (sec . 66 .1105(6m)(c), Wis . Stats .)
The municipality must complete an annual report for each TID describing the expenditures and revenues . By July 1 
each year, the municipality must e-file this report using  MyDORGov .  See the DOR website for annual reports . DOR 
posts the reports the day after submission . 


By law, DOR must charge a penalty for any report that is not filed within 60 days after the July 1 due date . The 
penalty is $100 per TID per day, after the 60-day grace period . 


By July 1 or when the report is available, the municipality must provide a copy to the overlying taxing jurisdictions 
and hold a Joint Review Board to review the report . (sec . 66 .1105(4m)(f ), Wis . Stats .)


d.  Tax Incremental Worksheet 
The municipality must complete this form by the third Monday in December to calculate the amount added to the 
levy including the tax increment . The municipality must e-file this report using MyDORGov before calculating the 
tax rates .


 2.  Periodic TID audits (sec . 66 .1105(6m)(a) and (b), Wis . Stats .)
At least three Certified Public Accountant (CPA) audits are required for each TID . The CPA must determine if the TID 
financial transactions are legal and comply with the project plan and TIF law . The cost of performing these audits is 
an eligible TIF project cost . Including the cost as part of the original project plan is advisable .


Each audit is due within 12 months of:
• When the first 30 percent of the project costs are spent 


» This audit may occur at different times for different TIDs depending on when project costs occur (ex: for a TID 
with $1 million in total project costs, conduct the audit after the year spending reaches $300,000, regardless 
of how much was spent that year or the age of the TID .) 


» Include the revenues and expenditures from the TID creation through the year of the audit
» If the municipality adds projects as part of an approved project plan amendment, it must repeat the audit 


when the TID reaches 30 percent of the amended project costs
» The municipality must save a copy of this audit in its TID records


• End of the expenditure period 
» Address the revenues and expenditures from the TID creation through the year of the audit 
» The TID account may be in debt at this point because the tax increment revenue collected is less than the 


total expenditures for the TID
» Terminate the TID if increment revenue is greater than or equal to the total project costs
» The municipality must save a copy of this audit in its TID records


• Termination – this audit accounts for all revenue and expenditures during the entire life of the TID, including 
any excess increment returned to the overlying taxing jurisdictions . Review TIF Termination for more 
information .


3.  TID records 
Every municipality with a TID must retain all records related to the TID including:
• Creations – project plan, legal documents, value forms, boundary legal description and map, DOR certification 


letter, developer agreement, if applicable
• Territory amendments – project plan, legal documents, value forms, boundary legal description and map, DOR 


recertification letter,  developer agreement, if applicable
• Redetermination amendments – project plan, legal documents, decrement form, DOR redetermination letter
• Project plan and/or allocation amendments – project plan, legal documents, DOR approval letter, developer 


agreement
• Extensions – adopted resolution, meeting notice and minutes, DOR approval letter
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• Annual reports – copy of reports, JRB meeting notices and minutes
• Audit reports 
• Terminations – adopted resolution, TID Final Accounting Submission Date Agreement (Form PE-223), TID Final 


Accounting Report (Form PE-110)


E.  TID Termination
A TID's termination must be completed according to deadlines established by law .


Follow these steps to terminate a TID:
1.  Adopt a termination resolution
• A municipality must adopt a termination resolution when either of these occur:


» TID reached its maximum life
» TID received tax increment payments that equal the project costs


• A municipality may also choose to terminate the TID for some other reason


TID Maximum Life
TID Type Max Life


Any type created before October 1, 1995 27 years
Blight/Rehabilitation after October 1, 1995 27 years*  
Industrial after October 1, 1995; before October 1, 2004    23 years*
Industrial or Mixed-use on or after October 1, 2004   20 years*
Environmental Remediation before November 29, 2017 23 years
Environmental Remediation on or after November 29, 2017 27 years*
*Maximum life may be extended. Review TID Extensions for details.  


A sample termination resolution is available on the Municipal TIF Termination web page .


If the municipality adopts the termination resolution by April 15 of any year, the effective date of termination is 
the current year . If the municipality adopts the resolution between April 16 and December 31, the effective date 
is the following year . Review TID Termination Timeframes table for additional information . For more details on the 
termination effective date, review sec . 66 .1105(8)(b), Wis . Stats .


2.  Complete Form PE-223 and email documents to DOR  (sec . 66 .1105(8)(a), Wis . Stats .)
Within 60 days of adopting the termination resolution, the municipal clerk must email tif@wisconsin .gov a copy 
of the termination resolution and a completed Final Accounting Submission Date Agreement (PE-223) . DOR 
recommends the municipality also notify its municipal assessor, county property lister, and overlying taxing 
jurisdictions .


3.  Complete the TID Final Audit
The municipality must have a Certified Public Accountant (CPA) complete the final audit for all revenue and 
expenditures during the TID life . The municipality must save a copy of the audit in its TID records and does not 
need to submit a copy to DOR .


4.   E-file the TID Final Accounting Report (PE-110)
Before the termination is final, the municipality must electronically file (e-file) the Final TID Accounting Report  
(PE-110) using MyDORGov . The TID Final Accounting Report (PE-110) is due to DOR based on the date agreed 
upon between the municipality and DOR on the Final Accounting Submission Date Agreement (PE-223) . The  
PE-110 form includes total expenditures and revenue during the TID life based on the final audit . 
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If a municipality does not e-file this report within the specified timeframe, it will delay the certification of future TIDs . 
For more details on termination reporting, review (sec . 66  .1105(8)(c), Wis . Stats .) .


Final Accounting Report must show either:
• Increment revenue paid all project costs and the TID account has a surplus . The municipality must return the 


excess increments to the overlying taxing jurisdictions in proportion to the amounts that belong to each taxing 
jurisdiction .  


• Increment revenue did not cover the project costs and the TID account has a deficit . The municipality is 
responsible for paying the remaining debt .


The final TID account balance must be zero either after the surplus is distributed or after the municipality pays the 
remaining debt .


III.  Joint Review Board (JRB)


A. JRB Purpose
State law provides for a JRB and defines its members and responsibilities . JRB members represent a taxing jurisdiction 
(municipality, county, school, technical college) . It is the JRB’s responsibility to approve or deny the creation or 
amendment of a Tax Incremental District (TID) . If the JRB approves the TID, it viewed or heard convincing evidence of 
the need for Tax Incremental Financing (TIF) assistance to make the development a reality . The JRB jurisdictions agree 
to sacrifice some amount of tax revenue for many years into the future expecting the tax base will ultimately increase .


B.  JRB Members 
The JRB consists of one representative from each taxation jurisdiction (school district, technical college, county, 
municipality), and one public member . 


District representatives
• School – the school board president, or their designee with preference to the school district’s finance 


director . If the TID is located in a union high school district, the school seat is shared by the union high school 
representative and school district representative; each having one-half vote .


• Technical college – the technical college district director, or their designee with preference to the district’s 
chief financial officer


• County – the county executive or the county board chairperson, or this person’s designee with preference to 
the county treasurer


• City/village/town – the mayor or city manager, the village board president, town board chairperson or their 
designee with preference to the person who administers the economic development programs, the municipal 
treasurer or another person with knowledge of local government finances


• Public member – a majority of the other members chooses the public member at the JRB’s first meeting . State 
law has no requirements for the public member . A public member can be appointed as chairperson . For a 
multijurisdictional TID, each participating municipality may appoint one public member .


If more than one school, union high school, technical college or county district has the power to levy taxes on the 
property within the TID, the district with the greatest value chooses the representative to the JRB .


Examples:
• School District "A" serves 75 percent of the area in the TID, but only has 40 percent of the TID value . School 


District "B" serves 25 percent of the area in the TID but has 60 percent of the TID value . District "B" chooses the 
JRB member .
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• In the case of a territory amendment, if adding property from one county to an existing TID in a different 
county, the county with the majority value chooses the JRB member . The calculation to determine majority 
value is the existing base value plus the additional parcels' current value .  


C.  JRB Procedures
1.  Organize the JRB 
• When creating a TID, the municipality must send the overlying taxing districts a letter with a copy of the public 


hearing notice (by first class mail before the notice is published) to request a representative to serve on the JRB 
for that TID


• Within 14 days after the public hearing notice is published and before the public hearing for a TID creation, all 
JRB members must be appointed and the first organizational meeting held . At the organizational meeting, the 
members must select a public member and chairperson by majority vote . They may also review details of the 
new TID .


• Any JRB member may request additional JRB meetings or public hearings 
• At all JRB meetings, one of the members must take minutes and record votes . The municipality is responsible 


for keeping these TID records . 
• The municipality must publish a notice for any JRB meeting at least five days before the meeting, under state 


law (ch . 985 and sec . 66 .1105(4m)(e), Wis . Stats .) . This does not apply to town TIDs created under sec . 60 .85, Wis . 
Stats . or Environmental Remediation TIDs created under sec . 66 .1106, Wis . Stats . 


2.  The JRB must approve or deny the resolution
•  After receiving the municipal resolution, the JRB must meet again to vote on the resolution:


»  Within 45 days – City/Village TIDs created under sec . 66 .1105, Wis . Stats . 
» Between 10 days and 45 days – Town TIDs created under sec . 60 .85, Wis . Stats . or Environmental 


Remediation TIDs created under sec . 66 .1106, Wis . Stats .
• The JRB adopts its own resolution to document its decision based on the three criteria required in state law  


3.  After the JRB resolution is adopted
• JRB must respond to municipal officials within seven days of its decision
• If the JRB rejects a resolution, the JRB must explain in writing why the proposal did not meet the decision criteria


D.  JRB Document Review 
The municipality must provide the JRB with specific information under state law (secs . 66 .1105(4)(i), 60 .85(3)(k), 
and 66 .1106(3)(b), Wis . Stats .) . JRB members may request missing or additional information .


1.  Required information the municipality must provide 
• Specific projects and costs, including the amounts expected to be paid by tax increments and the estimated 


tax increments over the life of the TID
• Value increment after project costs are paid and the TID terminates
• Reasons why the property owners benefitting from the improvements within the TID should not pay the project costs
• Share of the projected tax increments estimated to be paid by the property owners in each of the overlying 


taxing jurisdictions
• Benefits the taxpayers will receive to compensate for their share of the projected tax increments
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2.  Additional information the JRB must review (sec. 66.1105(4m)(b)1., Wis. Stats.)
• Public records – copies of the public hearing minutes and notices
• Planning documents – copies of the project plan and signed development agreement, if applicable
• Resolutions – copies of the Planning Commission and municipal resolutions


3.  Additional information the JRB may request
• Economic feasibility study – detailing the projected tax increments and estimates of increased property values
• For multijurisdictional TIDs – copy of the signed intergovernmental agreement created under state law  


(sec . 66 .0301, Wis . Stats .) . The agreement must provide the specific information listed in sec . 66 .1105(18)(b), Wis . Stats .


E.  JRB Decision Criteria
The JRB must make a decision based on the documents and information provided by the municipality and three 
criteria found in state law (secs . 66 .1105(4m)(c), 66 .1106(3)(c), and 60 .85(4)(c), Wis . Stats .) . The JRB must determine 
whether the:
1 . Development expected in the TID would occur without the use of TIF ("but for" requirement)
2 . Economic benefits of the TID, as measured by increased employment, business and personal income and 


property value, are sufficient to compensate for the cost of the improvements
3 . Benefits of the proposal outweigh the anticipated tax increments to be paid by the property owners in the 


overlying taxing jurisdictions


Each criterion is important to ensure the TIF project is beneficial for all taxpayers in the overlying taxing 
jurisdictions . Many consider the first criterion, the "but for" requirement, the most important . "But for" gets its 
name from the phrase, "This development would not happen but for the financial support of TIF ." This means the 
project is not economically viable without the use of TIF to pay for the infrastructure improvements . Review But 
for Requirement for more information .


Questions to consider
1 . Would the expected development occur without ("but for") the use of TIF? Would the development occur if the 


project was scaled back or the timeframe pushed out? Did similar projects proceed without the use of TIF?
2 . Will the development’s economic benefits measured by increased employment, business and personal income 


and property value, compensate for the cost of the improvements?
3 . Do the benefits outweigh the taxes residents of overlying districts are expected to pay?
4 . How does the planned development fit into the overall economic picture in the district? How does the 


development fit with other development in the district? Will the potential businesses benefit the district in the 
long term? How many and what type of jobs will this development create?


5 . How does the TID benefit taxpayers in my district? Is the total expenditure for eligible project costs feasible?  
6 . Is there a better use for the development site, the tax revenue and the limited TIF capacity?
7 . What is the general opinion of my district’s residents on this TID?
8 . How will the planned development affect the demand for services in my district?  Consider items such as:  


increased population, traffic impact, fire and police protection, emergency medical services, water, sewer, 
administrative services, increased student population, demand for training or housing . 


9 . Is the developer receiving a subsidy, such as a cash grant, incentive or forgivable loan? If so, how was the need 
and benefit analyzed? Is there a written developer’s agreement? Was the public informed of the developer’s 
subsidy in the published hearing notice?  


10 . What guarantees are in place to ensure the development will occur as anticipated and the property value will 
increase as expected?
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F.  DOR Review Procedure
Under state law (sec . 66 .1105(4m)(b)4, Wis . Stats .), the JRB may request DOR review the facts contained in the 
documents listed in Additional information the JRB must review .


1.  To request a DOR review
•  Majority of the JRB members must support the request
•  JRB must submit a written request to DOR and must specify which fact or item the members believe is 


inaccurate or incomplete
•  Within 10 working days of receiving a request for review that complies with the filing requirements, DOR will 


investigate the issues raised and send a written response to the JRB
• Review JRB Request for DOR Review for more information


2.  DOR review
• If DOR determines the information does not comply with state law or contains a factual inaccuracy, the JRB may 


request (but may not require) that the municipality correct and resubmit the proposal for review
»  If the municipality resubmits the proposal – the JRB must vote to approve or reject under state law . The 


JRB must submit its decision to the municipality within 10 working days after receiving the resubmitted 
proposal . 


»  If the municipality does not resubmit the proposal – the TID is not certified  
• If DOR does not identify any factual inaccuracies, the JRB must vote to approve or reject as otherwise specified in 


state law . The JRB must submit its decision to the municipality within 10 working days of receiving DOR’s written 
response .


G.  After the JRB approves a TID 
• Municipality sends DOR a request to certify the TID and includes all the required documents . If DOR determines 


procedures were followed, DOR will email the municipality a certification letter .    
• While the TID is active, the JRB must meet yearly to review the annual performance and status of the TID based 


on the annual report (sec . 66 .1105(4m)(f ), Wis . Stats .)


IV.  Wisconsin Department of Revenue Responsibilities


A.  Statutory Responsibilities
The Wisconsin Department of Revenue (DOR) has multiple responsibilities assigned by state law in administering 
Tax Incremental Districts (TIDs) . These duties, include:


1.  Determine property values
Establishing the Equalized Value of property throughout the state is one of DOR's primary responsibilities . 
Equalized Value is an estimate of the total value subject to property tax in a district . DOR calculates the Equalized 
Value independently of the value estimate by the local assessor . DOR uses Equalized Values to calculate a TID's 
base value when it is created and to adjust the base value due to a territory addition or subtraction . For more 
details on determining a Tax Incremental Base, review sec . 66 .1105(2)(j), Wis . Stats .


When certifying a new TID, state law requires DOR to use the most recent Equalized Values as of the creation year . 
Based on the documents provided by the municipality, DOR determines the total Equalized Value of the taxable 
property in the TID . This valuation sets the district's tax incremental base . DOR provides the municipal clerk the 
certification letter with the base value . For more details on TID base certification, review sec . 66  .1105(5)(b), Wis . Stats .
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For a territory amendment, DOR revises the base value according to the value of the territory added or subtracted . 
When adding territory, DOR uses the Equalized Values as of the amendment year .  When subtracting territory, DOR 
uses the Equalized Values from the year the property was added to the TID . 


DOR also uses Equalized Values to establish the value increment in each subsequent year . For more information on  
establishing a value Increment, review sec . 66 .1105(2)(m), Wis . Stats .


State law limits municipalities' use of TIF based on the Equalized Value . The Equalized Value of taxable property 
of the new or amended district, plus the value increment of all existing districts cannot exceed 12 percent of the 
total Equalized Value of taxable property within the municipality . This is called the "12 percent value limit ." DOR 
posts the TIF Value Limitation Report yearly showing the existing limit calculation for each municipality based on 
existing TID's value increment and municipal Equalized Value . Before adopting a resolution to create or add to a 
district, the local legislative body must calculate the limit percentage using the new or amended TID's value plus 
the most recently reported Equalized Value increment and municipal value .


For more details on the 12 percent value limit, review sec . 66 .1105(4)(gm)4 .c ., Wis . Stats .


2.  Approve TID actions
DOR reviews all TID creation and amendment documents to confirm the municipality followed procedures described 
in state law . This includes publishing notices, holding a public hearing, designating boundaries and adopting 
municipal and Joint Review Board (JRB) resolutions . DOR may not certify the base value of a new or amended TID if a 
municipality does not email DOR all required documents by the deadline . Also, DOR cannot certify the base until 
it confirms the municipality is within the 12 percent value limit . Review the TID Checklist and sec . 66 .1105(4), Wis . 
Stats . for more information . Note: DOR does not review the facts supporting any project plan adopted .


3.  Collect fees
DOR collects a $1,000 fee from municipalities for each resolution adopted to create or amend a TID's boundaries . 
For a territory amendment that both adds and subtracts property, the base value is recalculated twice and DOR 
collects a $2,000 fee . For more information on TID fees, review sec . 66  .1105(5)(a), Wis . Stats .


4.  Calculate annual increment
After the TID number is added to the property on the tax roll, DOR authorizes the allocation of tax increments each 
year . By April 15 each year, the municipal clerk must pay the administrative certification fee ($150 per TID) . When 
the municipality pays this fee, the TID is considered active and DOR calculates the increment for that year . For DOR 
to calculate the increment, the assessor must also e-file the Municipal Assessment Report (MAR) before the second 
Monday in June .


5.  Track notification from municipality
TIF law requires the municipality to notify DOR about TID amendments and terminations within 60 days of the 
adopting the municipal resolution .


 For more information on: 
• Amendment notification – review (sec . 66  .1105(5)(cm), Wis . Stats .), and TID Amendments for the amendment 


process  
• Termination notification – review (sec . 66  .1105(8)(a), Wis . Stats .),  TID Termination and TIF Termination web 


page for the termination process


6.  Review requests for substantial compliance
DOR determines, on case-by-case basis, whether a municipality met substantial compliance when creating or 
amending a TID . Review Substantial Compliance for more information .
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7.  Review requests by the JRB
DOR may review specific documents or facts if requested by the JRB . Review JRB Request for DOR Review for more 
information .


8.  Generate reports
Each year DOR must provide the Equalized Value of property in the TID to the officials for the overlying taxing 
jurisdictions . DOR posts this notice annually (approximately September 1) on the TID Certification Report web 
page . DOR also generates other reports to share TID information, including:
•  TID Statement of Changes
•  Apportionment of County Levy
•  Reports – select category "Tax Incremental Financing" for active TIDs, created TIDs, terminated TIDs, and 


amended TIDs


9.  Create TIF Manual and forms
Under state law, DOR creates and updates a TIF Manual to explain the TIF rules and processes . TIF staff revises the 
documents and forms as new legislation is enacted . For more information on the TIF Manual, review  
sec . 73 .03(57), Wis . Stats .


10.  Provide training and education
In addition to providing formal documents and publications, TIF staff is available to answer any questions; email 
questions to tif@wisconsin .gov . Also, use this email address to attach TID documents for new creations and 
amendments . TIF staff also provides information at workshops and conferences . Consultants and professional 
associations may also offer training workshops for TIF users .


DOR uses email to communicate TIF updates, announce updated reports and resources, and provide reminders 
on upcoming deadlines . Subscription to the TID/TIF email list is free and voluntary . Sign up on DOR's website by 
selecting the TID/TIF list and entering your email address . The addresses are only used by DOR to send these emails . 
Users may unsubscribe at any time by following the instructions in each message .


B.  JRB Request for DOR Review
Before the JRB approves a TID creation or amendment, a majority of the JRB members can request that the DOR 
review details from documents the JRB received from the local legislative body (city council, village board or town 
board) . There are limited items subject to this review, and a strict timeline for making decisions . DOR's review can 
provide the JRB with an objective assessment of the facts and documents presented by municipal officials .


Note: DOR only reviews objective facts in hearing documents or resolutions for inconsistencies or factual 
inaccuracies . DOR does not review economic assumptions, eligible project costs, non-project costs, forecasts, 
projections, development estimates or other non-factual items .


Review steps and timeline
After the local legislative body adopts the TID creation or amendment resolution, it forwards the resolution to the JRB 
for consideration . Once received, the JRB must approve or deny the resolution within 45 days . During its deliberations, a 
majority of members may request a formal DOR review under state law (sec . 66 .1105(4m)(b)4, Wis . Stats .) .


1. JRB request – to begin the review process, the JRB must submit a formal request to DOR before the 
deadline for JRB action (45 days after receipt of resolution) . The request must be in writing and include the 
following:
•  Municipality's name and TID number
•  List of JRB members, meeting date, and a record of the vote requesting DOR review (majority of the members 


must support the request)
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•  Copy of the documents subject to the review
•  Specifics for DOR to review:


»  Items for completeness
»  Facts for accuracy


Because of the tight deadlines imposed by law, the JRB must provide all documentation with the request that 
impacts the proposal . This ensures DOR has all documents to complete the review . The submission should include 
any information that provides insight into the accuracy of the reviewed document .


2.  DOR review – within 10 working days after receiving the request, DOR will investigate the issues raised and 
will send the JRB a written response
•  If DOR does not identify any inaccuracies during the review – DOR will send its response to the JRB . The JRB 


then has 10 days to submit its decision (approving or denying the TID) to the local legislative body . The JRB 
must make a decision to approve or deny based on the same criteria as if no review was requested .


•  If DOR finds a factual inaccuracy or the proposal does not comply with the statutes – DOR will respond to 
the local legislative body, not to the JRB . The letter will describe the inaccuracy and direct the municipality 
on how to correct the error . The JRB may request, but not require, the municipality to correct the errors and 
resubmit the proposal .
»   If the legislative body decides to resubmit the proposal


- It must do so within 10 days of receiving DOR's letter
- JRB must then act to approve or deny the TID resolution within 10 days of receiving the resubmitted 


proposal
» If the legislative body decides not to resubmit the proposal


-   DOR will not certify the new TID . Any costs already incurred in the TID creation, become the responsibility 
of the municipality .


-   DOR will not approve a TID amendment and the municipality cannot proceed with any action based on 
the amendment


C.  Substantial Compliance
DOR follows specific requirements in TIF law to approve or deny TID creations or amendments . If a municipality 
meets the essential statutory requirements for creating or amending a TID, but missed a certain requirement, then 
the municipality may use the substantial compliance process .


If the municipality did not meet a requirement, it must send a letter to DOR requesting a finding of substantial 
compliance . For DOR to approve the request of substantial compliance, the municipality must show the missed 
requirement does not affect the fairness of the process or the public's ability to participate in the process . Once 
received, DOR reviews the request and decides whether substantial compliance is met . If it is, DOR sends an 
approval letter and the municipality may create or amend the TID as if the law had been followed . For more 
information on substantial compliance, review sec . 66 .1105(15), Wis . Stats .


1.  TIF laws allow a municipality to request a finding of substantial compliance on:
•  Public hearing notices including, failure to:


»  Publish the required notices timely or correctly
»  Include required wording on cash grants or that the project plan is available upon request


•  Failure to:
»  Notify the overlying taxing jurisdictions
»  Notify property owners of a blight or rehabilitation/conservation TID
»  Include all necessary information in the project plan
»  Provide DOR all required documents
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2.  These requirements are not eligible for a finding of substantial compliance
•  Planning Commission, Municipality or Joint Review Board fails to approve the resolution
•  Required TID documents are not submitted to DOR timely, by:


»  October 31 – creation, territory amendments, or base value redeterminations
»  December 31 – project or allocation amendments


3.  Head of government must submit a formal letter to DOR 
Request must include:
•  Details of the error, including the specific section of the law not followed
•  Explanation of why the error occurred and how the interests of the public were not affected
•  Request for a finding of substantial compliance
•  Description of actions taken to ensure the error does not reoccur


If DOR determines the municipality complied with the law in a way that does not significantly affect the fairness 
of the TID process, then DOR approves the request . The TID approval proceeds as usual . DOR administers a new 
or amended TID certified under the substantial compliance provision in the same way it administers other new or 
amended TIDs .


If DOR determines the error did substantially affect the public, DOR must deny the request . The TID creation or 
amendment cannot proceed .


V.  Considerations for the Municipality


A.  "But For" Requirement
TIF benefits municipalities by encouraging development that would not occur without TIF assistance . This 
standard is called the "but for" requirement . The name comes from the assertion, "The development would 
not occur but for the use of TIF ."  In other words, the proposed development would not happen without 
financial support from TIF . For example, a development may not occur in a certain area because there are not 
enough streets, sidewalks, sewer lines or other types of physical infrastructure . After using TIF to build these 
improvements, the development becomes cost effective and proceeds .


1.  Meeting the "but for" requirement
It is important all local officials understand and can justify the "but for" requirement . When the Planning 
Commission and local legislative body review new developments requesting TIF, they should consider how the 
development could help their municipality and the effect on projected profits for the developer . Review Questions 
to consider for more information . 


The JRB must consider the "but for" requirement before approving a TID creation or amendment . According to TIF 
law, the JRB must base its approval on three criteria listed in state law (sec . 66 .1105 (4m)(c), Wis . Stats .), whether the:
a .  Development expected in the TID would occur without the use of TIF
b .  Economic benefits of the TID, as measured by increased employment, business and personal income and 


property value, are sufficient to compensate for the cost of the improvements
c .  Benefits outweigh the anticipated tax increments to be paid by the owners of the property in the overlying 


taxing districts


The second and third criteria work with the "but for" requirement . Meeting these criteria demonstrate that using 
TIF is justified . JRB members should ask relevant questions and request documentation to confirm claims related 
to the "but for" requirement . They can hold additional public hearings if needed . 
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Before JRB members agree to the "but for" criterion, they must have convincing evidence showing the TIF is 
necessary to make the development possible . The members sacrifice some tax revenue for the taxing jurisdiction 
they represent many years into the future . If TIF assistance is not needed before a development proceeds, the JRB 
members should not agree to the "but for" criterion .


2.  What "but for" means
When considering a new development project, there is often considerable risk involved for the developer . As a 
reward for taking the risk, the developer must make a certain profit . Even if the developer expects a profit, it may 
not be large enough to compensate for the risk; therefore, the project may not be worthwhile .


TIF can alter the profit picture by shifting some of the development costs from the developer to the taxpayer  
(ex: a site may require environmental cleanup, which can be costly . If a municipality cleans up the site and pays for 
it with TIF, the developer does not take on this cost) .


Why would a municipality take on expenses and risks to increase the profits of a private developer? The basic 
concept of TIF is that there are some projects the municipality finds desirable, but are not profitable enough 
for private developers . By accepting increased risk and paying for physical improvements in the short-run, the 
municipality will benefit from an increased tax base once the TID terminates . The municipality must evaluate the 
short-term risks and the long-term benefits to determine whether a TIF project is worthwhile . The JRB must also 
agree the long-term benefit is worth the short-term cost .


Examples and why the "but for" requirement is important
1 .  A developer would like to build a strip mall on vacant land near a freeway interchange . The developer requests 


TIF assistance to pay for roads and sewer line connections . The municipality decides not to use TIF, but the 
developer builds the mall anyway . The developer pays for the roads and sewer lines in addition to the cost of 
constructing the building . The property value increases due to the site improvements . This results in increased 
tax revenue for the taxing jurisdictions without using TIF .


2 .  The same scenario but after the municipality decides against using TIF, the developer decides not to proceed 
with the project; the property is not developed and remains vacant . The small tax revenue from the vacant 
land continues to be collected .


3 .  The same scenario but this time the municipal government negotiates with the developer . After the developer 
shows how public funding of some infrastructure will make the project feasible, the municipality approves 
TIF . The vacant land value establishes the TID's base value . Later improvements (ex: construction of the mall) 
increase the value and create the value increment . The tax revenue on the value increment funds the roads 
and sewer lines .


In the first example, the municipality's tax base grows due to private investment . Growth usually occurs this way . 
Due to the growth, the tax levy is distributed over more property value . In the second example, the development 
does not happen because the project is not profitable . The tax base does not grow and the tax levy stays the 
same . In the third example, the development happens using TIF . The municipal taxpayers pay for the infrastructure 
improvements . In the end, the tax base grows, but at the cost of higher tax levies during the TID life .


If a proposed development would occur without TIF, TIF should not be used because it will cost taxpayers more 
than it should for the resulting growth . However, if TIF is used to encourage a development that would not 
otherwise happen, the tax base can be increased . A larger tax base may reduce tax bills . The "but for" requirement 
is critical to this distinction . The "but for" finding means the JRB believes the development will not occur without 
some public assistance . The JRB is approving the use of property tax money, which would otherwise fund its 
taxing district, to generate growth . By encouraging growth, TIF can be a useful tool to increase the tax base and 
control taxes .
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B.  Risk Factors to Recognize
TIF is one of the most powerful tools available to local governments for encouraging development . Using tax 
revenues to finance certain site improvements encourages growth by attracting development; however, using TIF 
has risks, which include:


1.  Over-investment
One of the most common TIF uses is to fund infrastructure improvements (ex: sewer lines, roads, curbs and 
gutters) that make a site more attractive to business . By enhancing the site with physical improvements, there 
may be fewer costs to locate and start a business . Municipalities are willing to make these investments because 
the private development should expand its tax base . When TIF is used, this growth pays for the infrastructure 
investments that encouraged it .


Municipalities can invest significant amounts of money in infrastructure improvements, hoping growth will 
follow . However, if little or no private development occurs, there may be no tax increment revenue to pay for 
those improvements . If there is no increment revenue, the municipality must use general tax revenue to finance 
improvements . Paying for these costs without a larger tax base, results in higher taxes .


Another risk of over-investing occurs when the site improvements prevent some development types from using 
the site . For example, roads, sewer lines, sidewalks and curbs installed in a TID allow almost any use of available 
land (ex: commercial, residential, industrial) . New buildings; however, may limit the potential uses . In this case, the 
improvements meant to attract development could actually prevent it .


Municipalities can avoid over-investing by planning improvements in stages based on the TID's location or the 
amount of money they wish to invest . When using this approach, one area is improved and development occurs 
before moving to the next phase . Part of the TID grows before all the improvements are made . Each phase's 
development generates value increment, resulting in tax dollars to pay for the next phase of improvements . The 
phased approach encourages a steady growth rate and prevents the municipality from spending too much money 
before it is certain the development will occur .


Important
TID project plans can be amended unlimited times during the TID's expenditure period . The TID boundaries 
can be changed up to four times . Using these amendments allow for flexibility in planning, which can reduce 
development risks . Review TID Amendments for more information on the amendment process .


2.  Under-investment
The opposite of over-investing is not improving the site enough to attract development . If a site does not have any 
improvements, businesses may not find it attractive to locate there . If a municipality is too cautious using TIF to 
finance improvements, the expected development may not occur .


A coordinated approach may reduce this risk . Rather than waiting for large growth to ensure payment for the site 
improvements, coordinating important investments with sizable development ensures the growth and investment 
happen together . A well-written project plan and a phased approach to development help make a TID successful .


3.  Dislocation
Municipalities might create TIDs to encourage the growth of a new retail or commercial district . These TIDs can use 
large sections of vacant land near the edge of town or highway intersections . This may be a good way to add to 
the non-residential tax base .


When a municipality already has a large retail area, it must consider how a new commercial development will 
affect existing businesses . For example, a new strip mall along a major highway may increase tax revenues and 
take advantage of a prime location . However, if the municipality has a downtown or main street corridor, the new 
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development could reduce the retail business there . If using TIF damages existing businesses, the property value 
decreases may offset the property increases in the TID resulting in no net growth for the municipality .


A municipality must also consider the impact of its new development on neighboring communities . Individual 
municipalities create their own TIDs, but their decisions may affect surrounding communities . Municipalities 
should work together to increase growth and development . JRBs which include county, school, technical college 
and other representatives, should share concerns on how using TIF may impact each jurisdiction .


4.  Excess growth
State law limits how much property municipalities can have in TIDs at one time . This restriction is the "12 percent 
value limit ." The total value increment for all existing TIDs divided by the total Equalized Value of the municipality 
cannot exceed 12 percent . When a municipality reaches this limit, it cannot create any new TIDs and cannot add 
property to any existing TIDs .


A well-planned TID may create significant new growth, which results in substantial increment revenue, allowing 
many projects or making costly projects feasible . The risk for a successful TID is having so much growth in the TID 
that the municipality exceeds the 12 percent limit . A fast growing TID in a small community could contain over  
12 percent of the municipality’s value after just a few years .


Example:  Village of Beta has a total Equalized Value of $1,000,000 . To encourage growth, it creates an industrial 
TID made up of vacant land . As growth begins, the property value increases . When the TID's value increment 
exceeds $120,000, the Village will pass the 12 percent limit .


Once the municipality reaches the limit, it cannot create any new TIDs until it terminates a TID or subtracts some 
property to reduce the value increment .


To avoid this risk, a municipality may plan a smaller TID, resulting in smaller value increment . The municipality can 
also create TIDs likely to generate development outside the TID . That way property values grow both inside and 
outside the TID, maintaining stable TIF capacity . The municipality can also remove some land from a TID to reduce 
the municipality’s TIF usage . Using other incentives to encourage growth outside of TIDs can also help avoid this risk .


5.  Impacts of growth
Using TIF to attract development can be a powerful way to expand the tax base . Municipalities must plan TIF 
development carefully to ensure it fits the community's overall composition . In Wisconsin, communities create 
"comprehensive plans" which describe growth expectations . TIF can help generate growth, but without careful 
preparation, TIF may actually work against the comprehensive plan . For example, a municipality designates 
an area for residential development; however, an industry wants to use TIF to expand in that area . Expanding 
industrial use may make the area less attractive for residential development . Municipalities should anticipate these 
effects when creating TIDs .


Another impact of growth municipalities must consider is increased demand on services (ex: emergency 
responders, police and fire protection, traffic, trash, water, schools and housing) . The comprehensive plan should 
address these development impacts . For example, if the plan includes a large residential development, it must 
also address the increased demands on public schools as more families move into the district . Jobs are also an 
important factor to consider . New residents will not move to a new residential development without jobs in the 
area . Therefore, municipalities must consider the growth within the TID and outside the TID as a whole .


6.  Political risks
The municipality's elected officials are responsible for creating TIDs, so the public may hold them accountable 
for any unfavorable outcomes . This makes planning the TID particularly important . TIF law requires one public 
hearing, but with a controversial proposal, additional hearings may be worthwhile . The Planning Commission, 
local legislative body, or JRB can hold hearings . These hearings allow additional opportunities for public input and 



jfriedl

Highlight



jfriedl

Highlight



jfriedl

Highlight



jfriedl

Highlight



jfriedl

Highlight







Back to table of contents 35


Tax Incremental Financing (TIF) Manual


Wisconsin Department of Revenue


for those opposed to make their case . Ultimately, the elected leaders decide what action to take, but hearing from 
their constituents may help them make a better decision .


7.  Development risks
A TID's success depends on the amount of growth and private development . When the expected growth does 
not occur, the municipality must pay for the improvements with general-purpose tax revenue . This may result in a 
higher tax levy .


Municipalities can use development agreements to reduce risk . These agreements establish the municipality's 
and developer's expectations for the development itself and the timeframe . Some development agreements 
include a "look back" clause requiring periodic review of the developer's progress compared to specific project 
requirements . These clauses may require assessment of the development generated compared to TIF costs spent . 
Other provisions can:


•  Limit the profit a developer makes on the subsidized development (with surplus profits going to the municipality)
•  Require specific property uses within the TID
• Require a minimum property value
•  Require the developer pay some project costs if the development does not proceed as expected


If both parties agree to the development terms in advance, it decreases the chance of a conflict later .


C.  Intergovernmental Agreements
1.  Boundary agreements
Growth near municipal borders can strain relations between municipalities because development affects 
surrounding areas . Issues including, cost of servicing the new growth, increased pollution or traffic, effects on the 
housing market and on public schools, and other complicated matters can create problems .


Municipalities can use boundary agreements to manage their growth in cooperation with each other . Two or more 
neighboring municipalities may use a boundary agreement to arrange for providing services, plan for a future 
annexation, or document a tax sharing agreement .


By partnering to address issues in a boundary agreement, local leaders may be able to prevent problems . 
Solutions, such as collaborative services (where one municipality provides services to another at a negotiated 
price), tax sharing, annexation agreements, border freezes, and cooperative development can be explored .
Each solution is unique to the issue facing the specific municipalities . Municipalities interested in using boundary 
agreements can consult the Wisconsin Department of Administration or the University of Wisconsin Cooperative 
Extension .


There are two types of TIDs that require special agreements:
• Cooperative TIDs – require municipal officials to sign a boundary agreement
• Multijurisdictional TIDs – allow two or more cities to enter into an intergovernmental cooperation agreement 


under state law (sec . 66  .0301, Wis . Stats .), to create a TID


2.  Cooperative TIDs
State law (sec . 66 .1105(16), Wis . Stats .), governs Cooperative TIDs .  These TIDs are meant for towns with development 
needs more like those of a city . A Cooperative TID allows a town that signs a boundary agreement with a neighboring 
city or village to exercise City/Village TIF powers following sec . 66 .1105, Wis . Stats . This means the town can create 
additional TID types not usually available to towns, including industrial, mixed-use, rehabilitation/conservation, 
blight and environmental remediation . The same rules and timelines required to create a TID under sec . 66  .1105, Wis . 
Stats ., apply to a Cooperative TID .



https://doa.wi.gov/Pages/LocalGovtsGrants/BoundaryAgreements.aspx

https://lgc.uwex.edu/intergovernmental-cooperation/

https://lgc.uwex.edu/intergovernmental-cooperation/

https://docs.legis.wisconsin.gov/statutes/statutes/66/III/0301

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/16

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105
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Note: A cooperative TID can only be created in a town that shares a border with a city or village . Without that 
common border, a boundary agreement cannot be signed .


Along with the other forms, hearings and resolutions, a Cooperative TID also requires the:
• Town to enter into a cooperative plan with a city/village, under sec . 66 .0307, Wis . Stats . In this plan the city/


village agrees to annex all or part of the town in the future .
• City/village that is annexing the town to adopt a resolution approving the creation of the Cooperative TID
• Cooperative TID to be completely within the territory that will be annexed by the city or village


Cooperative TIDs have the same lifetime, expenditure period, reporting requirements and audits as other TIDs 
created in a city/village under sec . 66  .1105, Wis . Stats . Review TID Details for more information .


After the city/village annexes the land in a Cooperative TID, the city/village must administer the 
TID according to the requirements in sec. 66.1105, Wis. Stats. 
The TID also has these conditions (sec . 66 .1105(6), Wis . Stats .):
•  Creation date is the date the town originally adopted the resolution creating the TID
•  Project plan is the plan approved by the town when the TID was created


3.  Multijurisdictional TIDs
State law (sec . 66 .1105(18), Wis . Stats .), governs Multijurisdictional TIDs . The TIDs created under this section are 
the only ones that can be created in more than one municipality . Some cities would be better able to meet 
development needs if they could collaborate with other cities . A Multijurisdictional TID allows two or more cities 
that enter into an intergovernmental cooperative agreement to create a joint TID .


The same rules/timelines for a TID created under sec. 66.1105, Wis. Stats., apply to a 
Multijurisdictional TID.
Multijurisdictional TID must also follow these requirements:
•  Two or more cities must enter into an intergovernmental cooperation agreement under sec . 66 .0301, Wis . Stats . 


Each city participating in the agreement must border at least one parcel in one of the other cities .
•  TID's borders must contain territory in all of the cities that are part of the agreement
•  District's area must be contiguous


a.  Intergovernmental cooperation agreement must contain:
1 .  Description of how the participating cities will meet the requirements of sec . 66 .1105, Wis . Stats ., and exercise 


the authorized powers
2 .  Description of how decisions will be made related to incurring debt, spending funds for project costs, and 


distributing positive tax increments allocated by the Wisconsin Department of Revenue (DOR)
3 .  Description of which city will be authorized by the other participating cities to act on behalf of the other cities 


on some or all matters relating to the district
4 .  Binding dispute resolution procedure  the cities will use to resolve any disputes, including provisions allowing 


the cities to dissolve the district
5 .  Description of the proposed membership for the Joint Review Board
6 .  Description of the responsibilities for each city's Planning Commission, the membership and authority of the 


TID's Planning Commission, and the operating procedures of the TID's Planning Commission
7 .  Description of the responsibilities for each city's clerk, treasurer, assessor, and any other official carrying out 


the TIF law requirements, and which clerk, treasurer, assessor, or official will be responsible for each task 
specified in the law


8 .  Agreement on which city will be the lead city responsible for completing any documents or tasks
9 .  Agreement that the lead city will submit all the TID's documents at one time



https://docs.legis.wisconsin.gov/statutes/statutes/66/III/0307

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/6

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/18

https://docs.legis.wisconsin.gov/statutes/statutes/66/III/0301

https://docs.legis.wisconsin.gov/statutes/statutes/66/III/0301

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105
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10 .  Statement that the entire TID will terminate at one time (as a single entity) and that the lead city will submit all 
necessary termination notices and reports to DOR


11 . Detailed description of the procedures participating cities will follow to determine:
a .  When the TID's life may be extended
b .  How the project plan or boundaries can be amended
c .  How any annexation costs incurred will be shared


b.  Limitations – Multijurisdictional TID may not:
• Become a donor district or receive tax increments from a donor district
• Incur project costs for any area outside the TID's boundaries
• Cause any participating municipality to exceed the 12 percent value limit . The 12 percent limit applies to 


all cities that are part of a Multijurisdictional TID . The total base value of the Multijurisdictional TID plus the 
existing value increment for TIDs in an individual municipality divided by that municipality's Equalized Value 
equals the value limit percent .
»  Exception – when an individual municipality exceeds the 12 percent limit, if the governing bodies of all 


overlying taxation districts for that municipality each adopt a resolution approving the TID's creation even 
though that city exceeds the 12 percent limit, the TID may be created under sec . 66 .1105(18)(c)3 ., Wis . Stats .


Multijurisdictional TIDs have the same lifetime, expenditure period, reporting, and audit requirements as TIDs 
created under sec . 66 .1105, Wis . Stats . Review TID Details for more information .


4.  Comprehensive plan
Long-term growth in a community is often facilitated by creating a comprehensive plan . Growing communities 
should consider the need for a comprehensive plan to help direct growth . State law outlines the necessary parts of 
a comprehensive plan in sec . 66 .1001(2), Wis . Stats . These include housing, transportation, economic development 
and intergovernmental cooperation .


D.  Effects on Overlying Taxing Jurisdictions
Although cities, villages and towns create TIDs, other overlying taxing jurisdictions participate in financing a 
TID . Counties, school districts, technical college districts, metropolitan sewer/town sanitary districts and lake 
protection/rehabilitation districts all provide TIF through their property taxes . Officials in these districts should 
understand how the use of TIF in their districts affect tax collections . Review How TIF Works for more information .


1.  Effects on all overlying taxing jurisdictions
• Creating a TID may result in larger levies in the short term due to the tax increment 
• The TID's property value increase is removed from the Equalized Value of the district for tax apportionment 


purposes 
» As a result, the tax rate for all residents of the district is the same  
» This also contributes to replacing the revenue that would have been generated by that portion of the 


property value
• The TID's value increment is used to calculate the tax increment and pay for TID improvements
• The tax levy may be reduced over the long term if the TID creates development that would not have happened 


without using TIF 
• When the TID closes, the larger tax base may reduce taxes on residents of the overlying taxing jurisdictions


2.  District specific information
• A large part of tax increment revenue comes from the school levy . In most areas, the school levy represents the 


largest portion of the property tax bill . 
• School districts, technical colleges and county governments receive property taxes and state aid   



http://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/18/c/3

http://docs.legis.wisconsin.gov/statutes/statutes/66/X/1001/2
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• Special taxing jurisdictions created for certain purposes, such as lake protection and rehabilitation, sewer 
management, and sanitary services do not receive state aid and depend entirely on their taxable property to 
generate revenue


 Note: Although the municipality creating a TID must notify any affected special districts, these special districts 
do not have a representative on the Joint Review Board . 


VI.  Tax Incremental Financing (TIF) Glossary


A.  TIF vs. TID
It is important to understand the difference between these two terms:


TIF – Tax Incremental Financing; an economic development technique available for municipalities to expand its 
property tax base, where the development would not occur without public assistance


TID – Tax Increment District; the contiguous geographical area within a municipality identified for development 
using Tax Incremental Financing . A TID consists of whole units of property assessed for general property tax 
purposes not including railroad right of ways, rivers or highways, or wetlands (sec . 23 .32, Wis . Stats .) .


B. Other Terms and Concepts
Affordable housing – housing that costs a household no more than 30 percent of the household's gross 
income . A municipality may extend the life of a TID which has paid project costs up to one year if it uses 75 percent 
of the final increment on affordable housing .  


Amendment – general category for types of changes to a TID . All amendments must be submitted to the Wisconsin 
Department of Revenue (DOR) for approval . Review TID Amendments for details .
•  Allocation – transferring an identified amount of increment funds from one TID (donor TID) to help pay the 


costs of another TID (recipient TID) . 
•  Project plan – a change to the TID project plan . The change may add projects, modify eligible costs, change 


financial plans, add cash grants, or half-mile radius option .
•  Territory – a change to the area or boundary of a TID . Territory may be added or subtracted up to four times 


during the life of a TID . The TID boundaries must remain contiguous .
•  Base value redetermination – a reduction of the TID's base value . To qualify, the TID's Equalized Value must be 


at least 10 percent below the current base value of the TID for two consecutive years .


Annexation – the transition of land from the control of one entity to another . In relation to TIF law, this usually 
refers to town territory annexed by a city or village . After January 1, 2004, annexed land cannot be included in a 
new TID or added to an existing TID, unless one of the following applies:


•  At least three years passed since the annexation occurred
•  City/village enters into a cooperative boundary agreement with the town
•  City/village and town enter into an agreement where the city/village pledges to pay the town an amount equal 


to the property taxes levied on the annexed territory for each of the next five years


Base value – the total value, as equalized by DOR, of the real and personal property located within the TID as of 
the valuation date .



https://docs.legis.wisconsin.gov/statutes/statutes/23/32
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Blighted area – areas in a damaged condition . TIF Law provides two specific meanings for the designation of 
blight . Neither definition includes any open land developed only for agricultural purposes:


•  Definition 1: An area in which the structures, buildings or improvements contribute to ill health, transmission 
of disease, infant mortality, juvenile delinquency, or crime and are detrimental to the public health, safety, 
morals or welfare, due to dilapidation, deterioration, age or obsolescence, inadequate provision for ventilation, 
light air, sanitation or open spaces, high density population and overcrowding, or the existence of conditions 
which endanger life or property by fire and other causes


•  Definition 2: An area which is predominantly open and which consists primarily of an abandoned highway 
corridor as defined in sec . 66 .1333(2m)(a), Wis . Stats . or that consists of land on which buildings or structures 
have been demolished and because of obsolete platting, diversity of ownership, deterioration of structures or 
of site improvements, substantially impairs the sound growth of the community


Boundary agreement – an agreement between two adjoining municipalities about their cooperation 
regarding issues such as land use, services, revenues, or boundaries . This type of agreement allows territory 
annexed from a town after January 1, 2004 to be included in a TID even if three years have not passed since 
the annexation . Sec . 66 .0307, Wis . Stats ., provides for the boundary agreement mentioned in TIF Law . Review 
Intergovernmental Agreements for more information .


Cash grants – payments made from tax increments to owners, lessees or developers of property included in a 
signed development agreement .


Class 1 notice – legal announcement of a meeting or hearing following ch . 985, Wis . Stats . This notice requires 
one publication at least seven days before the event . The public notice must be published in a newspaper likely to 
notify the people or place affected by the TID . The notice must say when, where and for what purpose the meeting 
or hearing is being held . Public hearings regarding any type of TID amendment require a Class 1 Notice; however, 
all Joint Review Board (JRB) meetings regarding the TID require notice at least five days before the meeting .


Class 2 notice – legal announcement of a meeting or hearing following ch . 985, Wis . Stats . This notice requires 
two publications, one in each of two consecutive weeks with the last published at least seven days before the 
event . The public notice must be published in a newspaper likely to notify the people or place affected by the 
TID . The notice must say when, where and for what purpose the meeting or hearing will be held . Public hearings 
regarding the creation of a TID require a Class 2 Notice .


Contiguous – geographically connected or sharing a border . All parcels in a TID must be contiguous .  


Creation – the process of identifying a contiguous geographic area targeted for development and submitting an 
application requesting DOR designate it as a TID .


Creation date – the date the municipality adopts the creation resolution for the TID . The creation date 
determines the maximum life and the beginning of the expenditure period . Only costs related to planning for the 
TID can be incurred before the creation date .


Creation resolution – the municipality's formal document approving the TID . This document must contain 
specific information about the TID . Review the Resolution Checklist for details on content .


Current value – the total equalized value of the real and personal property in the TID as of January 1 of the 
current year, certified annually on approximately September 1 .


Decrement situation – when the aggregate value, as equalized by DOR, of all taxable property within the TID is 
at least 10 percent less than the base value for two consecutive years .



https://docs.legis.wisconsin.gov/statutes/statutes/66/XIII/1333/2m/a

https://docs.legis.wisconsin.gov/statutes/statutes/66/III/0307

https://docs.legis.wisconsin.gov/statutes/statutes/985/

https://docs.legis.wisconsin.gov/statutes/statutes/985/

https://www.revenue.wi.gov/DORForms/pe-222.pdf
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Distressed TID – designation in the TIF law that allowed a TID more time to pay off project costs . This 
designation ended September 30, 2015 . Distressed TIDs added 10 years to their maximum life .


District type – one of five categories of TIDs . The creation resolution must declare the TID type . The five TID 
types include: blighted, rehabilitation or conservation, industrial, mixed-use, and environmental remediation . The 
declaration is based on the type of land that makes up 50 percent of the area in the TID .


Environmental pollution – the contaminating or rendering unclean or impure the air, land or waters, or 
causing damage or harm to public health, fish, bird, animal or plant life, or harmful for commercial or recreational 
use . (sec . 299 .01(4), Wis . Stats .)


Environmental Remediation district – a TID with significant environmental pollution . Before creating an 
Environmental Remediation TID, the municipality must obtain certification of the site investigation report by the 
Wisconsin Department of Natural Resources . In the report, the municipality must describe the pollution, how it 
will be cleaned up, costs and a timeframe for the clean-up .


Equalized value – the DOR process of creating a uniform value for all general property in the state . Equalized 
property value is based on 100 percent of market value .


Expenditure – the exchange of money for the delivery of goods or services . No TID expenditures may be made 
before the adoption of the municipal resolution, except for costs directly related to planning for the TID . TIF law 
lists eligible expenditures:


a . Capital costs – such as public works; new buildings or structures; demolition, remodeling, repair or 
reconstruction of existing buildings; environmental remediation; and the clearing of land


b .  Financing costs – including interest paid to bond holders and premiums paid for early redemption of bonds


c . Property assembly costs – meaning a deficit incurred due to the sale or lease of land within a TID for less than 
its cost to the municipality


d .  Professional services – such as planning, architectural, engineering, accounting, consulting, legal advice and 
services


e .  Administrative costs – for municipal employees' time directly related to creating the TID or time spent 
implementing the TID project plan


f .  Relocation costs – including relocation payments made following condemnation under sec . 32 .19, Wis . Stats .


g .  Organizational costs – related to environmental impact statements and public notices


h .  Payments – to a town for property taxes on annexed land included in a TID


i .  Portion of major infrastructure projects – inside or outside the TID that will serve the land in the TID  
(ex: water tower, sewer or water treatment plant)


j .  Removal or containment of lead contamination – in buildings or infrastructure that the municipality 
declares a public health concern


k .   Developing newly-platted residential areas in a mixed-use TID – when the residential development meets 
certain qualifications


l . Cash grants – if a development agreement is signed


m .  Fees to DOR – to certify the base or value increment of a TID



http://docs.legis.wisconsin.gov/statutes/statutes/299/01/4

https://docs.legis.wisconsin.gov/statutes/statutes/32/I/19
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Expenditure period – the time during the life of the TID when expenses may be incurred to implement the 
approved projects . The maximum expenditure period for all districts (except Environmental Remediation districts 
created before November 29, 2017) ends five years before the unextended maximum life of the TID . Environmental 
Remediation TIDs created before November 29, 2017, have a 15-year expenditure period .


TID Expenditure Period


TID Type Maximum Expenditure Period


Any before October 1, 1995 22 years


Blight or Rehabilitation/Conservation after October 1, 1995 22 years


Industrial after October 1, 1995 but before October 1, 2004 18 years


Industrial or mixed-use on or after October 1, 2004 15 years


Environmental Remediation before November 29, 2017 15 years


Environmental Remediation on or after November 29, 2017 22 years


Extension – requesting extra time for the TID . This extends the TID maximum life . Review TID Extensions for 
details on obtaining an extension .


Three extension types:
1 .  Affordable housing extension – an extension of up to 12 months to the TID maximum life when the final 


increment is used to improve housing . The municipality must use 75 percent of the increment to improve 
affordable housing . The municipality must adopt a resolution approving the extension and email a copy to 
DOR .


2 .  Standard extension – a non-specific statutory extension . The length of the extension depends on the type of 
district (review TID Criteria Matrix for details) . The JRB must approve this extension and the municipality must 
email a copy of the approval to DOR .


3 .  Technical college extension – a three-year extension to the TID maximum life when the TID's increment was 
negatively impacted by 2013 Wisconsin Act 145 . The JRB must approve this extension and the municipality 
must email a copy of the approval to DOR .


Increment – see Tax increment or Value increment


Industrial district – TID with more than 50 percent of land suitable for industrial sites . Any real property within 
an industrial type TID that is zoned for industrial use must remain zoned for industrial use for the life of the TID .


Ineligible project costs – expenses that may not be paid for with the tax increment revenue . TIF law identifies 
the following ineligible project costs:
•  Constructing or expanding administrative, police and fire buildings, libraries, schools, recreation and 


community buildings, unless they were destroyed before January 1, 1997 by a natural disaster
•  Constructing any building or facility if the municipality generally finances similar facilities only with utility user fees
•  General government operating expenses unrelated to the planning or implementation of the project plan
•  Cash grants made by the municipality to owners, lessees, or developers of land within the TID, unless the 


recipient has signed a development agreement with the municipality . The muncipality must send a copy of the 
agreement to the JRB or, if the TID terminated, retain the agreement in the official records of the TID .



https://www.revenue.wi.gov/DOR%20Publications/tif-trix.pdf

https://docs.legis.wisconsin.gov/2013/related/acts/145.pdf





Back to table of contents 42


Tax Incremental Financing (TIF) Manual


Wisconsin Department of Revenue


Joint Review Board (JRB) – a committee with members representing the overlying taxing jurisdictions 
responsible for approving or denying the creation or amendment of a TID . When creating a TID the municipality must 
create a standing JRB to vote on all TID actions and review the TID Annual Report . The standing JRB must continue 
until all the TIDs within the municipality terminate . Review Joint Review Board for more information .


Lands proposed for newly platted residential use – state law does not define the phrase "lands proposed 
for newly platted residential use ." A "plat" is a map of a subdivision . "Newly platted" refers to land that has 
not been previously subdivided or is currently subject to a replat as defined in sec . 236 .02(11), Wis . Stats . The 
word "residential" commonly means relating to a place where people live . When reviewing a project plan, DOR 
considers the current use, or zoning, and the future use, or zoning, as indicators of whether an area consists of 
"lands proposed for newly platted residential use ." An example of "lands proposed for newly platted residential 
use" would be subdividing a farm field for housing . Under state law, increment revenue may only be spent 
on newly platted residential development in a mixed-use TID if the TID includes less than 35 percent of lands 
proposed for newly platted residential use and if one of the following applies:
•  Density of the residential housing is at least three units per acre
•  Residential housing is located in a conservation subdivision, as defined in sec . 66 .1027(1)(a), Wis . Stats .
•  Residential housing is located in a traditional neighborhood development, as defined in sec . 66 .1027(1)(c), Wis . Stats .


Local legislative body – municipal governing body responsible for administering local government (ex: the 
village/town board, city council or common council) . This body must adopt a resolution to create, amend, or 
terminate a TID; or extend the TID's life for affordable housing .


Mixed-use district – TID with a combination of residential, commercial, and industrial uses . Mixed-use TIDs can 
only include lands proposed for newly platted residential use if they do not exceed 35 percent, by area, of the real 
property in the TID and the residential development meets other qualifications .


Multijurisdictional district – TID created by two or more cities that have entered into an intergovernmental 
cooperation agreement under sec . 66 .0301, Wis . Stats ., which addresses the provisions required by sec . 66 .1105(18)
(b), Wis . Stats .


Municipality – a city, village or town .


Non-project costs – project expenses that are not eligible for TIF increment funds or that are paid for with other 
types of revenue, such as a grant . Any non-project costs in the TID must be detailed in the project plan .


Overlap – when the boundary of one TID covers another existing TID's boundaries .


Overlying taxing jurisdiction – school districts, county governments, technical college districts and other 
special districts (ex: sanitary districts, sewer districts or lake rehabilitation districts) . The tax increment generated 
by the levies of each of these jurisdictions is collected by the municipality that manages the TID to pay for the 
approved project costs . A representative from the county, municipality, school and technical college districts 
serves on the JRB .


Planning Commission – a committee that creates and adopts a master plan for physical development of the 
municipality as specified in sec . 62 .23, Wis . Stats . If a municipality does not have a Planning Commission, a board 
of public land commissioners or the planning committee may serve this role . Steps assigned to the Planning 
Commission under TIF law may be carried out by the Redevelopment or Community Development Authority of 
the municipality .



https://docs.legis.wisconsin.gov/statutes/statutes/236/I/02/11

https://docs.legis.wisconsin.gov/statutes/statutes/66/X/1027/1/a

https://docs.legis.wisconsin.gov/statutes/statutes/66/X/1027/1/c

https://docs.legis.wisconsin.gov/document/statutes/66.0301

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/18/b

https://docs.legis.wisconsin.gov/statutes/statutes/66/XI/1105/18/b

https://docs.legis.wisconsin.gov/document/statutes/62.23
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Project costs – any expenditure planned or made that can be paid for with tax increment revenue . DOR does 
not make decisions on the eligibility of specific project costs . Each municipality must consult with its legal and 
accounting advisors to decide whether a project or specific cost is eligible under TIF law .


Project plan – a document explaining the financial details and development plans for the TID .


Public hearing – the presentation of the TID project plan before the Planning Commission where the 
community may voice its opinion on the TID . As part of creating or amending a TID, the Planning Commission 
must hold a public hearing and make copies of the project plan available .


Rehabilitation or conservation work – to restore, preserve or repair . Defined for the purposes of TIF law in 
sec . 66 .1337, Wis . Stats ., rehabilitation and conservation includes any of the following (these descriptions do not 
override the restrictions on project costs defined above):
•  Operating a program of voluntary or compulsory repair and rehabilitation of buildings or other improvements
•  Acquisition of real property and demolition; removal or rehabilitation of buildings and improvements on 


the property to eliminate unhealthful, unsanitary or unsafe conditions, lessen density, reduce traffic hazards, 
eliminate uses detrimental to the public welfare, remove or prevent the spread of blight or deterioration, or 
provide land for needed public facilities


•  Installation, construction or reconstruction of streets, utilities, parks, playgrounds, and other improvements 
necessary for the objectives of an urban renewal project


•  The disposition of any property acquired in the area of the project for uses meeting the objectives of the urban 
renewal project


Severely distressed TID – designation in the TIF law that allowed a TID more time to pay off project costs . This 
designation ended September 30, 2015 . Severely Distressed TIDs were allowed a maximum life of 40 years from 
the creation date .


Substantial compliance – when the essential (substantial) requirements of the statutes are met even though 
the formal requirements were not . When creating or amending a TID, if the municipality does not meet certain 
requirements, the municipality may submit a written request asking DOR to find substantial compliance . This 
means that despite certain errors, a TID may be created because the error did not affect the fairness of the process 
or the public's ability to participate in the process . This process allows DOR more flexibility when approving TIDs .


Tax base – the total of all equalized real and personal property in an entire municipality or taxing jurisdiction on 
which property taxes are levied .


Tax increment – the taxes levied by all overlying taxing jurisdictions on the value between the base value and 
the current value of the TID . The municipality that manages the TID uses these taxes to pay for the approved 
project costs . Review the TID Creation Timeframes for information on when increments begin for a new creation . 
Review TID Termination Timeframes for information on when increments end for a termination .


Termination – the process of ending a TID . This process includes adopting a resolution, notifying DOR, 
completing the final audit and filing the appropriate documents with DOR . After the tax increments collected 
exceed project costs or the TID reaches its maximum life, it must terminate . If the municipality terminates a TID 
and there is remaining debt then it becomes the municipality's responsibility . Review TID Termination and  TID 
Termination Timeframes for more information .


Valuation date – January 1 of the year the TID is created or amended . The valuation year is the same as the 
creation year .  The date the municipality adopts the creation or amendment resolution determines the valuation/
creation year . Review the TID Creation Timeframes to determine the creation year .



https://docs.legis.wisconsin.gov/document/statutes/66.1337

https://www.revenue.wi.gov/Documents/tif-creation-table.pdf

https://www.revenue.wi.gov/Documents/tif-termination-table.pdf

https://www.revenue.wi.gov/Documents/tif-termination-table.pdf

https://www.revenue.wi.gov/Documents/tif-termination-table.pdf

https://www.revenue.wi.gov/Documents/tif-creation-table.pdf
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Value increment – the difference in value between the base value and the current value of the TID . This is the 
amount of property value that can be attributed to the TIF investment used to generate the tax increment that 
pays for the investment .


Value limit – a way to determine if the municipality can create a TID . The value of taxable property in the new TID 
plus the value increment of existing TIDs divided by the total municipal equalized value cannot exceed 12 percent . 
This limit also applies when adding territory .


VII.  Resources/Contact Information
For more Tax Incremental Financing (TIF) information:
• Visit  TIF Information on our website
• Contact us at tif@wisconsin .gov or (608) 266-7750



https://www.revenue.wi.gov/Pages/SLF/tif.aspx

mailto:tif%40wisconsin.gov?subject=






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


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


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


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


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


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


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


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


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


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


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


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







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


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


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


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


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


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


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


appropriate. 
 


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


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


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







    








 


 


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


 


Meeting of the:  


Date /Time: 
Location: 
 
 


 
 
Members: 


FINANCE COMMITTEE OF THE CITY OF STOUGHTON  
Tuesday, January 12, 2021, 6:00 pm  


  This is a teleconference meeting via GoToMeeting 
Access with a computer, tablet or smartphone via GoToMeeting - 
https://global.gotomeeting.com/join/553698253 
You may also join by phone using dial-in number 1 866 899 4679 
Access code 553-698-253 
 
Brett Schumacher (Chair), Lisa Reeves (Vice Chair), Greg Jenson, Ozzie Doom, and 
Mayor Tim Swadley (ex-officio) 
   


Item # AGENDA 
1  Call to Order 
2  Communications –  
3  Reports 


• None 
 
COMMITTEE BUSINESS 
4 Approval of the December 22, 2020 Finance Committee Minutes 
 
5 Discussion and possible action authorizing the City of Stoughton Director of 


Finance to accept the 2021 Section 5310 Grant for the purchase of an 
accessible van for City of Stoughton shared-ride program 


 
6 Discussion and possible action regarding terminating lease agreements with Senior 


Center Annex tenants and using the area for Senior Center activities  
 
7 Discussion and direction regarding request to establish a new Mixed-Use TIF 


District to accommodate the proposed 51 West Development  
 
FUTURE AGENDA ITEMS  
 
- Future Treatment of Costs Eligible for Special Assessments 


 
   ADJOURNMENT  
 
 
 
 



https://global.gotomeeting.com/join/553698253





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








FINANCE MINUTES 
December 22, 2020 @6:00 p.m. 
GoToMeeting 


Present: 
Jenson, Doom, Schumacher, Reeves and Mayor Swadley 


Also Present: 
Finance Director Friedl, Police Chief Leck, Opera House Director Brehm, Clerk Licht, Alder Hundt 


Call to Order: 
Schumacher called the meeting to order at 6:00 pm. 


Communications: 
Friedl said that he is in communication with the Senior Center Annex businesses and that item 
would be back on the finance agenda in January.  


Reports: The following reports were entered into the record.  
• YTD December 15, 2020 Contingency Report  
• November 2020 Financial Report 
• November 2020 Treasurer’s Report  


 
Approval of the December 8, 2020 Finance Committee Minutes 
Motion by Jenson, second by Reeves to approve the minutes. Motion carried 5-0. 
 
Discussion and possible action regarding request from the Police Department to utilize 
unspent 2020 CIP amounts to exceed the Community Camera Interface budgeted costs by 
approximately $4,000 
Motion by Jenson, second by second by Reeves to approve the request. Motion carried 5-0. 


Discussion and possible action regarding request from the Opera House to invest up to 
$52,000 from its 2020 Entertainment Venue Relief Program funds to install a permanent 
streaming system 
Motion by Reeves, second by Doom to recommend that council approve. Motion carried 5-0. 


FUTURE AGENDA ITEMS 


- Senior Center Annex Lease Agreements 


- Future Treatment of Costs Eligible for Special Assessments 


Adjournment: 
Motion by Jenson, second by Reeves to adjourn at 6:48 p.m. Motion carried 5-0. 


Respectfully Submitted,  


Holly Licht, City Clerk 








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


 
 


RESOLUTION OF THE FINANCE COMMITTEE 


Authorizing the City of Stoughton Director of Finance/Comptroller to act on the behalf of the City 
of Stoughton to accept the 2021 Section 5310 Grant in the amount of $31,847 and move forward 
with the process of purchasing an additional accessible van for the shared-ride taxi program 
  
 
Committee Action: 


 
 
Finance Committee approved   


Fiscal Impact: $31,847 Grant Funds; $7,961 CIP 
 
File Number: 


 
R-XX-2021 


 
Date Introduced: 


 
January 26, 2021 


 
WHEREAS, The City of Stoughton offers a shared-ride taxi program open to the residents of Stoughton 
through a contract with a private taxi service provider; and 
 
WHEREAS, about 30,000 rides per year are taken on the taxi system, the majority of whom are seniors or 
people with disabilities 
 
WHEREAS, the City of Stoughton currently owns two accessible minivans but is in need of another; and 
 
WHEREAS, the matching funds totaling $10,000 were approved as part of the City of Stoughton’s 2021 
Capital Improvement Plan budget; and 
 
WHEREAS, your Finance Committee met on January 12, 2021 and recommends authorizing the Director 
of Finance/Comptroller to act on the behalf of the City of Stoughton to accept the 2021 Section 5310 
Grant in the amount of $31,847 and move forward with the process of purchasing an additional accessible 
van for the shared-ride taxi program; and 
 
THE CITY OF STOUGHTON COMMON COUNCIL HEREBY AUTHORIZES the Director of 
Finance/Comptroller to act on the behalf of the City of Stoughton to accept the 2021 Section 5310 Grant 
in the amount of $31,847 and move forward with the process of purchasing an additional accessible van 
for the shared-ride taxi program. 
 
 
Council Action:         Adopted     Failed Vote     
 
 
Mayoral Action:        Accept     Veto  
 
 
                                             
Tim Swadley, Mayor    Date 


 
Council Action:           Override  Vote     


 
 







2021 SECTION 5310 SUBRECIPIENT AGREEMENT  
BETWEEN THE 


 CITY OF MADISON 
 AND  


CITY OF STOUGHTON 
 
This Contract, made by and between City of Stoughton, hereinafter referred to as  “SUBRECIPIENT” and the City of Madison, 
hereinafter referred to as “CITY,” shall become effective upon execution by the Mayor of Madison on behalf of the City. 
 
WHEREAS, CITY is authorized by Title 49 U.S.C Chapter 53 Section 5310 Enhanced Mobility of Seniors and Individuals 
with Disabilities Program to apply for and receive Federal grants on behalf of eligible recipients; and 
 
WHEREAS, SUBRECIPIENT has requested funds to assist in financing capital purchases; and 
 
WHEREAS, CITY agrees to pass through financial assistance with funds made available under Section 49 USC 5310 Enhanced 
Mobility of Seniors and individuals with Disabilities Program, in accordance with the terms and conditions of this Contract; 
and 
 
In consideration of the reciprocal promises expressed in this Contract, CITY and SUBRECIPIENT agree as follows: 
 


Article I: City of Madison Payment 
 


A. Payment under the terms of this Contract is made pursuant to Title 49 U.S.C Chapter 53 (Section 5310) which 
specify that capital assistance grants may equal 80% of the total capital costs. 


 
CITY agrees to pay SUBRECIPIENT Thirty-One Thousand and Eight Hundred Forty-Seven Dollars ($31,847) 
or 80% of the purchase price, whichever is less, of the items specified in Attachment A, Project Description and 
Budget.  The costs eligible for capital assistance grant payments shall be limited to those specified in Attachment 
A, Project Description and Budget. 
 


B. CITY shall make payment to SUBRECIPIENT upon receipt of invoices prepared by the manufacturer or dealer 
showing the actual costs of the purchased item, i.e., rolling stock. 


 
C. If CITY’s audit establishes that payment to SUBRECIPIENT under the terms of this Contract has exceeded the 


allowable maximum as defined in Article I.B., SUBRECIPIENT shall refund to CITY upon demand a sum 
sufficient to reduce the payment to comply with Article I.B. of this Contract.  


 
D. Consistent with Articles I.B. and notwithstanding other provision of this contract, CITY may reduce the payments 


otherwise due under paragraph B of this article. 
 


Article II: Responsibility of SUBRECIPIENT 
 


A. The purchase of all equipment financed pursuant to this Contract shall be undertaken by SUBRECIPIENT and 
shall be in accordance with applicable State and Federal laws and regulations.  The Master Agreement between 
CITY and the Federal Transit Administration contains all Federally required clauses that should be included in 
this Contract between CITY and SUBRECIPIENT and said Master Agreement is therefore include in this 
Contract by reference.   In addition, SUBRECIPIENT shall comply with all procurement requirements in FTA 
Circular 4220.1F when procuring property and services to be paid for under this Contract. 


 
B. SUBRECIPIENT shall complete all purchases included in this Contract by December 31, 2021.  If 


SUBRECIPIENT fails to complete a given purchase by the date specified, CITY shall take necessary actions to 
withdraw any remaining committed funds in the Contract at that time.  The uncommitted funds may be reassigned 
or surrendered to the federal government. 


 







C. Title to project equipment shall be in the name of the SUBRECIPIENT, subject to the restrictions on use and 
disposition of the project equipment and rolling stock set forth herein.  The City of Madison-Metro Transit shall 
be registered as Lien Holder #1 and copies of title documents must be filed with City of Madison-Metro Transit 
as soon as possible.   


 
D. SUBRECIPIENT may not execute any transfer of title, lease, lien, pledge, mortgage, encumbrance, contract, grant 


anticipation note, alienation, or other obligation that in any way affects the Federal interest in any project  
equipment or rolling stock nor may SUBRECIPIENT obligate itself, in any other manner, to any third party with 
respect to project equipment or rolling stock, unless such transfer of title, lease, lien pledge, mortgage 
encumbrance, contract, grant anticipation note, alienation, or other obligation is expressly authorized in writing 
by CITY; nor may SUBRECIPIENT, by any act or omission, adversely affect the Federal interest or impair 
SUBRECIPIENT’s continuing control over the use of project rolling stock. 


 
E. SUBRECIPIENT agrees that the project equipment and rolling stock shall only be used for the provision of 


transportation service to the general public and rolling stock shall be clearly marked for public use.  
SUBRECIPIENT shall keep satisfactory records with regard to the use of the equipment and rolling stock and 
submit to CITY upon request such information as may be required to assure compliance with this section.  Project 
equipment and rolling stock shall be operated only within the area authorized by the FTA under applicable grant 
statutes and regulations for the duration of its useful life.  If during the useful life, the project equipment and 
rolling stock is not used in this manner or is withdrawn from transportation service, SUBRECIPIENT shall 
immediately notify CITY and request disposition instructions. 


 
F. SUBRECIPIENT shall perform preventive maintenance on the equipment and rolling stock purchased with FTA 


funds, including ADA accessibility equipment, at a level no less than the manufacturer’s recommended 
specifications.  Adequate records of preventive maintenance on each piece of equipment and rolling stock shall 
be maintained by SUBRECIPIENT.  The equipment and rolling stock shall be properly maintained at all times.  
CITY shall have the right to conduct periodic inspections and reviews, for the purpose of confirming that proper 
maintenance policies and procedures are being followed. 


 
G. SUBRECIPIENT shall make available the equipment and rolling stock to CITY upon demand for the purpose of 


an annual verification or other inspections deemed necessary by CITY. 
 


H. SUBRECIPIENT shall immediately notify CITY in all cases where project equipment or rolling stock is used in 
a manner substantially different from that as described in the application.  SUBRECIPIENT shall obtain prior 
written concurrence from CITY for any proposed sale of equipment and rolling stock, title transfer, or lease to 
another agency. 


 
I. SUBRECIPIENT shall maintain in amount and form satisfactory to CITY such insurance or self-insurance 


(including property, personal injury and collision coverage) as will be adequate to cover the current value of 
project equipment and rolling stock throughout the period of required use.   


 
J. CITY reserves the right to require SUBRECIPIENT to restore equipment and rolling stock or pay for damages to 


the equipment and rolling stock as a result of abuse or misuse of such capital items with SUBRECIPIENT’s 
knowledge and consent.  


 
K. CITY reserves the right, and SUBRECIPIENT shall allow CITY, to conduct periodic reviews of 


SUBRECIPIENT to ensure it is in compliance with FTA Circular 4220.1F; 49 CFR, Part 18.37; and 49 CFR 
18.42. 


 
Article III: Records and Audits 


 
A. SUBRECIPIENT shall have a single, organization-wide, financial and compliance audit performed by a qualified 


independent auditor if required to do so under Federal law and regulations.  (See Federal OMB Circular No. A-
133 and the provisions of OMB A-133 Compliance Supplement dated March 2002.) 


 







B. This audit shall be performed in accordance with Federal circular A-133 issued by the Federal Office of 
Management and Budget (OMB), its Compliance supplement, and City of Madison single audit guidelines. 


 
C. SUBRECIPIENT agrees to maintain appropriate accounts and records relating to this transportation project.  Such 


accounts and records will be made available upon request to CITY for inspection and audit purposes. 
 
D. SUBRECIPIENT agrees to provide all reports requested by CITY including, but not limited to, financial 


statements and reports, reports and accounting of services rendered, and any other reports or documents requested. 
Financial and service reports shall be provided according to a schedule (when applicable) to be included in this 
Contract. Any other reports or documents shall be provided within five (5) working days after SUBRECIPIENT 
receives CITY's written requests, unless the parties agree in writing on a longer period. Payroll records and any 
other documents relating to the performance of services under the terms of this Contract shall be retained by 
SUBRECIPIENT for a period of three (3) years after completion of all work under this contract, in order to be 
available for audit by CITY or its designee.  


 
E. SUBRECIPIENT shall maintain intact and readily accessible all data, documents, reports, records, Contracts, and 


supporting materials relating to this Contract during the course of this Contract and for three (3) years after City 
makes final payments and all other pending matters are closed.  SUBRECIPIENT shall permit the authorized 
representations of CITY and/or WisDOT or its designee, as required by USDOT/FTA, and the Comptroller 
General of the United States to inspect all project work, materials, payrolls, and other data, and to audit the books, 
records, and accounts pertaining to this Contract.   


 
F. SUBRECIPIENT further agrees to include in all its contracts and subcontracts hereunder a provision to the effect 


that the contractor and subcontractor agrees to the requirements of the above paragraph.  The term "subcontractor" 
as used in this clause excludes subcontracts or purchase orders for public utility services at rates established for 
uniform applicability to the general public. 


 
G. The periods of access and examination described above, for records which relate to (1) litigation or the settlement 


of claims arising out of the performance of this Contract, and (2) costs and expenses of this Contract as to which 
exception has been taken by the Comptroller General or any of his/her duly authorized representatives, shall 
continue until such appeals, litigation, claims, or exceptions have been dispose of. 


 
Article I V :  Project Management 


 
A.  The Subrecipient agrees that its transit project will be that as described in Attachment A, and will be managed 


and operated in accordance with t h e  Project Management and Recipient Coordination Plan, which is made 
part of this Grant Agreement by reference. Modifications to Attachment A may be p r o p o s e d  by either the 
Subrecipient or Metro Transit. 


 
B. A request by the Subrecipient to modify the transit project from that described in Attachment A must be 


submitted in writing to Metro Transit in a manner prescribed by Metro Transit. 
 
C. If Metro Transit determines that a proposed modification  is a "substantive change" to the initial grant 


application, Metro Transit  shall  prepare  an  amendment   to  this  Grant Agreement   and  forward   it  to  the 
Subrecipient  for  execution.  The Subrecipient shall not implement a proposed "substantive change" to the 2021 
transit project until an appropriate amendment to this Grant Agreement has been executed by both the 
Subecipient and the Metro Transit. 


 
D. If Metro Transit determines that a proposed modification to the 2021 grant application is a "non-substantive 


change," Metro Transit shall authorize in writing the Subrecipient to implement the change, and a formal 
amendment to this Grant Agreement shall not be required. 


 
 
 
 
 







Article V: Assurance of Nondiscrimination on the Basis of Disability 
 


SUBRECIPIENT, in accordance with 49 CFR Parts 27, 37, and 38, agrees that it will comply with the Americans with 
Disabilities Act of 1990 (ADA), the Rehabilitation Act and all U. S. Department of Transportation regulations relating to 
enforcement of each Act.  
 


Article VI:  City Terms and Conditions 
 


A. NON-DISCRIMINATION. 
In the performance of work under this Contract, the Contractor agrees not to discriminate against any employee or 
applicant for employment because of race, religion, marital status, age, color, sex, handicap, national origin or 
ancestry, income level or source of income, arrest record or conviction record, less than honorable discharge, physical 
appearance, sexual orientation, gender identity, political beliefs or student status. Contractor further agrees not to 
discriminate against any subcontractor or person who offers to subcontract on this Contract because of race, religion, 
color, age, disability, sex, sexual orientation, gender identity or national origin. 


 
Article VII: FTA Terms and Conditions 


 
Federal Financial Assistance and Federal Changes:  80% of the total cost of the deliverables described in the Contract will be 
financed with Federal monies from the Federal Transit Act of 1964, as amended. 


 
A. No Government Obligation to Third Parties.   SUBRECIPIENT agrees that it will comply the U.S. Department 


of Transportation regulations relating to contractual liability of the Federal Government to third parties as follows: 
 


CITY and SUBRECIPIENT acknowledge and agree that, notwithstanding any concurrence by the Federal 
Government in or approval of the solicitation or award of the underlying Contract, absent the express consent by 
the Federal Government, the Federal Government is not a party to this Contract and shall not be subject to any 
obligations or liabilities to CITY, SUBRECIPIENT, or any other party (whether or not party to the Contract) 
pertaining to any matter resulting from the underlying Contract.   


 
SUBRECIPIENT agrees to include the above clause in each subcontract financed in whole or in part with Federal 
assistance provide by FTA.  It is further agreed that the clause shall not be modified, except to identify the 
subcontractor who will be subject to its provisions. 


 
B. Incorporation of FTA Terms.  The provisions in this section include, in part, certain standard terms and 


conditions required by USDOT/FTA, whether or not expressly set forth in these provisions.  All contractual 
provisions required by USDOT/FTA, as set forth in FTA Circular 4220.1F or any subsequent amendments are 
hereby incorporated by reference.  Anything to the contrary herein notwithstanding, all USDOT/FTA mandated 
terms shall be deemed to control in the event of a conflict with other provisions contained in this Contract.  
SUBRECIPIENT shall not perform any act, fail to perform any act, or refuse to comply with CITY requests, 
which would cause CITY to be in violation of the USDOT/FTA terms and conditions. 


 
SUBRECIPIENT agrees that it will comply at all times with 49 CFR Part 18; U. S. Department of Transportation 
regulations relating to applicable FTA regulations, policies, procedures and directives, including without 
limitation those listed directly or by reference in the Agreement Form FTA MA (27) dated October 2020,  between 
CITY and U. S. Department of Transportation/Federal Transit Administration (USDOT/FTA), as they may be 
amended or promulgated from time to time during the term of this contract.  SUBRECIPIENT’s failure to so 
comply shall constitute a material breach of this contract.   
 
These grant agreements and FTA Circular 4220.1F, "Third Party Contracting," are available for examination at 
the Office of the Transit Finance Manager, 1245 East Washington Avenue, Suite 201, Madison, WI  53703-3052, 
608/267-8766 (voice), 608/267-8778 (fax) or wblock@cityofmadison.com.  
 


C. Compliance with Local, State and Federal Laws.  The services and/or equipment provided shall be in 
compliance with all requirements of the laws and regulations of CITY of Madison, the State of Wisconsin and 
the United States of America. 







 
D. Ethics:   
 


1. Prohibited Interest:  SUBRECIPIENT guarantees that no employee, officer, or agent during his or her tenure 
or one (1) year thereafter has any interest, direct or indirect, in this Contract or the proceeds thereof.  Such a 
conflict would also arise when any employee, officer or agent's family member or partner or organization 
that employs, or is about to employ any of the above, has a financial or other interest in this Contract or the 
proceeds thereof. 


 
2. Interest of Members of or Delegates to Congress:  SUBRECIPIENT guarantees that he or she has not offered 


or given to any member of, or delegate to the Congress of the United States, any share or part of this Contract 
or to any benefit arising therefrom. 


 
3. Covenant Against Gratuities: SUBRECIPIENT guarantees that he or she has not offered or given gratuities 


(in the form of entertainment, gifts, or otherwise) to any employee, officer or agent of CITY with a view 
toward securing favorable treatment in the awarding, amending, or evaluating performance of the Contract. 


 
4. Collusive Agreements: SUBRECIPIENT guarantees that the Contract submitted is not a product of collusion 


with any other Recipient and no effort has been made to fix any overhead, profit or cost element of any 
Contract price.   


 
5. Program Fraud and False or Fraudulent Statements and Related Acts:    


 
a.   SUBRECIPIENT acknowledges that the provisions of the Program Fraud Civil Remedies Act of 1986, 


as amended, 31 U.S.C. § § 3801 et seq. and U.S. DOT regulations, "Program Fraud Civil Remedies," 49 
C.F.R. Part 31, apply to its actions pertaining to this Project. Upon execution of the underlying Contract, 
SUBRECIPIENT certifies 41or affirms the truthfulness and accuracy of any statement it has made, it 
makes, it may make, or causes to be made, pertaining to the underlying contract or the FTA assisted 
project for which this contract work is being performed. In addition to other penalties that may be 
applicable, SUBRECIPIENT further acknowledges that if it makes, or causes to be made, a false, 
fictitious, or fraudulent claim, statement, submission, or certification, the Federal Government reserves 
the right to impose the penalties of the Program Fraud Civil Remedies Act of 1986 on SUBRECIPIENT 
to the extent the Federal Government deems appropriate. 


 
b.   SUBRECIPIENT also understands and acknowledges that if it makes, or causes to be made, a false, 


fictitious, or fraudulent claim, statement, submission, or certification to the Federal Government under 
a Contract connected with a project that is financed in whole or in part with Federal assistance originally 
awarded by FTA under the authority of 49 U.S.C. § 5307, the Government reserves the right to impose 
the penalties of 18 U.S.C. § 1001 and 49 U.S.C. § 5307(n)(1) on SUBRECIPIENT, to the extent the 
Federal Government deems appropriate. 


 
E.  Civil Rights - SUBRECIPIENT shall comply with and ensures the compliance of all contractors and 


subcontractors with the following requirements: 
 


1. Nondiscrimination - In accordance with Title VI of the Civil Rights Act, as amended, 42 U.S.C. § 2000d, 
section 303 of the Age Discrimination Act of 1975, as amended, 42 U.S.C. §  6102, section 202 of the 
Americans with Disabilities Act of 1990, 42 U.S.C. § 12132, and Federal transit law at 49 U.S.C. § 5332, 
SUBRECIPIENT agrees that it will not discriminate against any employee or applicant for employment 
because of race, color, creed, national origin, sex, age, or disability.  In addition, SUBRECIPIENT agrees to 
comply with applicable Federal implementing regulations and other implementing requirements FTA may 
issue. 


 
2. Equal Employment Opportunity - The following equal employment opportunity requirements apply to the 


underlying Contract: 
 







a.    Race, Color, Creed, National Origin, Sex - In accordance with Title VII of the Civil Rights Act, as 
amended, 42 U.S.C. § 2000e, and Federal transit laws at 49 U.S.C. § 5332, SUBRECIPIENT agrees to 
comply with all applicable equal employment opportunity requirements of U.S. Department of Labor 
(U.S. DOL) regulations, "Office of Federal Contract Compliance Programs, Equal Employment 
Opportunity, Department of Labor," 41 C.F.R. Parts 60 et seq., (which implement Executive Order No. 
11246, "Equal Employment Opportunity," as amended by Executive Order No. 11375, "Amending 
Executive Order 11246 Relating to Equal Employment Opportunity," 42 U.S.C. § 2000e note), and with 
any applicable Federal statutes, executive orders, regulations, and Federal policies that may in the future 
affect activities undertaken in the course of the Project. SUBRECIPIENT agrees to take affirmative 
action to ensure that applicants are employed, and that employees are treated during employment, 
without regard to their race, color, creed, national origin, or sex.  Such action shall include, but not be 
limited to, the following: employment, upgrading, demotion or transfer, recruitment or recruitment 
advertising, layoff or termination; rates of pay or other forms of compensation; and selection for training, 
including apprenticeship. In addition, SUBRECIPIENT agrees to comply with any implementing 
requirements FTA may issue.  


 
b. Age - In accordance with section 4 of the Age Discrimination in Employment Act of 1967, as amended, 


29 U.S.C. § § 621 through 634 and Federal transit law at 49 U.S.C. § 5332, SUBRECIPIENT agrees to 
refrain from discrimination against present and prospective employees for reason of age. In addition, 
SUBRECIPIENT agrees to comply with any implementing requirements FTA may issue and with 
implementing regulations of the U.S. Equal Opportunity Commission (U.S. EEOC), 29 CFR, Part 1625. 


 
c.    Disabilities - In accordance with section 102 of the Americans with Disabilities Act, as amended, 42 


U.S.C. § 12112, SUBRECIPIENT agrees that it will comply with the requirements of U.S. Equal 
Employment Opportunity Commission, "Regulations to Implement the Equal Employment Provisions 
of the Americans with Disabilities Act," 29 C.F.R. Part 1630, pertaining to employment of persons with 
disabilities. In addition, SUBRECIPIENT agrees to comply with any implementing requirements FTA 
may issue. 


 
d.    Solicitations for Subcontracts, Including Procurements of Materials and Equipment:  


In all solicitations, either by competitive bidding or negotiation made by SUBRECIPIENT for work to 
be performed under a subcontract, including procurements of materials or leases of equipment, each 
potential contractor, subcontractor or supplier shall be notified by SUBRECIPIENT of 
SUBRECIPIENT's obligations under this Contract and the Regulations relative to non-discrimination on 
the grounds of race, color, creed, age, disability, sex or national origin. 


 
e.    Information and Reports:  SUBRECIPIENT shall provide all information and reports required by the 


Federal Regulations or directives issued pursuant thereto, and shall permit access to its books, records, 
accounts, other sources of information and its facilities as may be determined by CITY or the USDOT-
/FTA to be pertinent to ascertain compliance with such Regulations, orders, and instructions.  Where any 
information required of a Recipient is in the exclusive possession of another who fails or refuses to 
furnish this information, SUBRECIPIENT shall so certify to CITY or to the USDOT/FTA, as appro-
priate, and shall set forth what efforts it has made to obtain the information. 


 
f. Incorporation of Provisions:  SUBRECIPIENT shall include the provisions of this entire section entitled 


“Civil Rights” in every contract and subcontract, including procurements of materials and leases of 
equipment, unless exempt by the Regulations, or directives issued pursuant thereto.  SUBRECIPIENT 
shall take such action with respect to any subcontract or procurement as CITY or the USDOT/FTA may 
direct as a means of enforcing non-compliance. Provided, however, that in the event a Recipient becomes 
involved in, or is threatened with litigation with a contractor, subcontractor or supplier as a result of such 
direction, SUBRECIPIENT may request CITY to enter into such litigation to protect the interest of the 
United States. 


 
g.   Penalties:  Failure by SUBRECIPIENT to carry out these requirements is a material breach of the 


Contract, which may result in the withholding of payments to SUBRECIPIENT under the contract until 
SUBRECIPIENT complies; cancellation, termination or suspension of this Contract; ineligibility for 







future Contracts; or such other remedy as CITY or USDOT/FTA deems appropriate in order to assure 
compliance with applicable civil rights standards as required by law.  


 
F. Disadvantaged Business Enterprise:     
 


The requirements of 49 C.F.R. Part 26 and CITY's USDOT/FTA approved Disadvantaged Business Enterprise 
(D.B.E.) Program are incorporated in this Contract by reference.  
 
The Contractor shall maintain compliance with “DBE Approval Certification” CER 8.7 throughout the period of 
Contract performance. The requirements of § 1101(b) of SAFETEA – LU, Title  23 U.S.C. § 101, note, 49 C.F.R. 
Part 26 and the City's USDOT/FTA approved Disadvantaged Business Enterprise (D.B.E.) Program are 
incorporated in this Contract by reference.  
 


 
1. Policy.  It is the policy of the U.S. Department of Transportation that disadvantaged business enterprises as 


defined in 49 CFR Part 26 shall have the opportunity to participate in the performance of Contracts financed 
in whole or in part with Federal funds under this Agreement.  Consequently, the DBE requirements of 49 
CFR § 18.36(e) Contracting with Small and Minority Firms, Women’s Business Enterprise and Labor 
Surplus Area Firms apply to this Contract. 


 
2. Obligation.  SUBRECIPIENT and its contractors and subcontractors shall not discriminate on the basis of 


race, color, national origin, or sex in the performance of this contract.  SUBRECIPIENT shall carry out 
applicable requirements of 49 C.F.R. Part 26 in the award and administration of any subcontracts entered 
into in its performance of this contract.  Each subcontract the Contractor signs with a Subcontractor must 
include the assurance in this paragraph and the penalty provision in Paragraph c below. 


 
3. Penalty.  Failure by SUBRECIPIENT or its contractor and subcontractor to carry out these requirements is a 


material breach of this Contract, which may result in the termination of this Contract or such other remedy 
as CITY deems appropriate. 


 
G. Labor Protection:  SUBRECIPIENT agrees to comply with applicable transit employee protective requirements, 


terms, and conditions determined by the U. S. Secretary of Labor to be fair and equitable to protect the interests 
of employees employed under this contract and to meet the employee protective requirements as of 49 U.S.C.  
A5333(b), and U. S. DOL guidelines at 29 C.F.R. Part 215, and any amendments thereto.  


 
H. Government-wide Debarment & Suspension Non-procurement:  SUBRECIPIENT agrees to comply with and 


shall assure subcontractors compliance with the requirements of Executive Order 12549 and 12689, "Debarment 
and Suspension," 31 U.S.C. § 6101 note, and U.S. DOT regulations, “Nonprocurement Suspension and 
Debarment,” 2 C.F.R. Part 1200, which adopt and supplement the provisions of U.S. Office of Management and 
Budget FTA Master Agreement, which prohibits FTA Recipients and Subcontractors from knowingly contracting 
for goods and services from organizations that have been suspended or debarred from receiving Federally-assisted 
contracts.  SUBRECIPIENT agrees to, and assures that its sub contractors will, review the “Excluded Parties 
Listing System” at http://www.sam.gov before entering into any third party contract or subagreement. 
SUBRECIPIENT shall submit the certification attached as Attachment B with this Contract.  


 
Furthermore, SUBRECIPIENT agrees, to provide and to require subcontractors at every tier to agree to provide, 
CITY with immediate written notice if it learns that its submitted certification, which was not erroneous when 
submitted, has become erroneous by reasons of changed circumstances.  Written notice shall be sent to Wayne 
Block, Transit Finance Manager, 1245 East Washington Avenue, Suite 201, Madison, WI  53703-3052. 


 
 
I. Environmental Requirements: 
 


1. Recycled Products:  SUBRECIPIENT agrees that it will comply with 42 USC § 6962 et seq., and 40 CFR 
Part 247, and Executive Order 12873; U. S. Department of Transportation regulations relating to recycled 
products.  This requirement applies to all Contracts designated by the EPA, when CITY or Subrecipient 







procures $10,000 or more of such items in the fiscal year, or when the cost of such items purchased during 
the previous fiscal year were $10,000, using federal funds. 


 
Violations shall be reported to USDOT/FTA and to the United States Environmental Protection Agency 
Assistant Administrator for Enforcement. 


 
      J.         Pre-award and Post Delivery Audit Requirements 


 
1.  CERTIFICATIONS REQUIRED 


 
SUBRECIPIENT and selected Contractor shall comply with 49 U.S.C. § 5323(j) and FTA's implementing 
regulation at 49 C.F.R. Part 663 and Part 661 and shall submit all necessary certifications and documentation, 
as required, with its Offer and prior to vehicle acceptance, including but not limited to the following:  
SUBRECIPIENT understands and agrees that to the extent the provisions of 49 U.S.C. § 5323(j), as amended 
by SAFETEA-LU conflict with FTA’s implementing regulations as currently promulgated, the provisions of 
49 U.S.C. § 5323(j), as amended, prevail. 


 
2.  FEDERAL MOTOR VEHICLE SAFETY STANDARDS (FMVSS) 


 
SUBRECIPIENT shall submit 1) manufacturer's FMVSS self-certification sticker information that the 
vehicle complies with relevant FMVSS at the time of award and at the time of the post award audit, or 
2) manufacturer's certified statement that the contracted buses will not be subject to FMVSS regulations. 


 
3.  PURCHASERS REQUIREMENTS CERTIFICATION 


 
SUBRECIPIENT and selected Contractor shall submit all documentation requested by CITY in order to 
satisfy the following Federal requirements in 49 CFR 663. 


 
a. Pre-Award Purchasers Requirements Certification 


The Pre-Award purchaser’s requirements certification is a certification that SUBRECIPIENT keeps on 
file that: 


 
(1) The rolling stock SUBRECIPIENT is contracting for is the same product described in 


SUBRECIPIENT’s solicitation specifications. 
 


(2) SUBRECIPIENT and (if selected) Contractor is the responsible manufacturer with the capability to 
produce a vehicle that meets the Procuring Agency’s specifications set forth in the Procuring 
Agency solicitation. 


 
b.  Post-Award Purchasers Requirements Certification 


 
The Post-Award purchaser’s requirements certification is a certification SUBRECIPIENT keeps on file 
that: 


 
(1) Except for procurements covered under paragraph (c), in this section, a resident inspector (other 


than an agent or employee of the manufacturer) was at the manufacturing site throughout the period 
of manufacture of the rolling stock to be purchased and monitored and completed a report on the 
manufacture of such rolling stock.  Such a report, at a minimum, shall (1) provide accurate records 
of all vehicle construction activities; and  


 
(2)  Address how the construction and operation of the vehicles fulfills the contract specifications. 


 
(3) After reviewing the report required under paragraph (a), of this section, and visually inspecting and 


road testing the delivered vehicles, the vehicles meet the contract specifications. 
 







c.  For procurements of ten or fewer buses, or any number of primary manufacturer standard production 
and unmodified vans, after visually inspecting and road testing the vehicles, the vehicles meet the 
contract   specifications.  


 
The selected contractor shall submit all Post Award Audit Documents, as listed herein, to SUBRECIPIENT 
prior to the vehicle acceptance of each annual shipment.  Failure to provide these documents, within this 
timeframe, may result in a reasonable retention amount being withheld by the Procuring Agency in 
subsequent shipments, to insure satisfactory performance with this requirement.   


  
Article VIII: Safety Requirements 


 
All materials, equipment, and supplies acquired through this Contract by SUBRECIPIENT, must comply fully with all 
safety requirements as set forth in law or rule by the State of Wisconsin and all applicable OSHA Standards. 


 
Article IX: Termination 


 
A.        In the event Subrecipient shall default in any of the covenants, agreements, commitments, or conditions 


herein contained, and any such default shall continue unremedied for a period of ten (10) days after written notice 
thereof to Subrecipient, CITY may, at its option and in addition to all other rights and remedies which it may have 
at law or in equity against Subrecipient, including expressly the specific enforcement hereof, forthwith have the 
cumulative right to immediately terminate this contract and all rights of Subrecipient under this contract. 


 
B.        Notwithstanding paragraph A., above, CITY may in its sole discretion and without any reason terminate this 


agreement at any time by furnishing SUBRECIPIENT with ten (10) days' written notice of termination. In the 
event of termination under this subsection, CITY will pay for all work completed by SUBRECIPIENT and 
accepted by CITY  


 
Article X: Privacy Act 


 
SUBRECIPIENT agrees to comply with, and assures the compliance of its employees with, the information restrictions 
and other applicable requirements of the Privacy Act of 1974, 5 U.S.C. § 552a. Among other things, SUBRECIPIENT 
agrees to obtain the express consent of the Federal Government before SUBRECIPIENT or its employees operate a system 
of records on behalf of the Federal Government. SUBRECIPIENT understands that the requirements of the Privacy Act, 
including the civil and criminal penalties for violation of that Act, apply to those individuals involved, and that failure to 
comply with the terms of the Privacy Act may result in termination of the underlying contract. 
 
SUBRECIPIENT also agrees to include these requirements in each subcontract to administer any system of records on 
behalf of the Federal Government financed in whole or in part with Federal assistance provided by FTA. 
 


Article XI: Attachments 
 
All attachments to this Contract are incorporated herein by annexation (Attachment A and B). 
 
 


Article XII: Counterparts, Electronic Signature and Delivery 
 
This Contract may be signed in counterparts, each of which shall be taken together as a whole to comprise a single 
document. Signatures on this Contract may be exchanged between the parties by facsimile, electronic scanned copy (.pdf) 
or similar technology and shall be as valid as original; and this Contract may be converted into electronic format and signed 
or given effect with one or more electronic signature(s) if the electronic signature(s) meets all requirements of Wis. Stat. 
ch. 137 or other applicable Wisconsin or Federal law.  Executed copies or counterparts of this Contract may be delivered 
by facsimile or email and upon receipt will be deemed original and binding upon the parties hereto, whether or not a hard 
copy is also delivered. Copies of this Contract, fully executed, shall be as valid as an original. 
 


  







 
IN WITNESS WHEREOF, the parties hereto have set their hands at Madison, Wisconsin. 
 
 


  SUBRECIPIENT 


      City of Stoughton    
  (Type or Print Name of Contracting Entity) 


  By:  
   (Signature) 


     
   (Print Name and Title of Person Signing) 


   Date:       
   
   
   
   CITY OF MADISON, WISCONSIN 


a municipal corporation 
    


   By:  
    Satya Rhodes-Conway, Mayor 


     
  Date:  
 
Approved: 


  


     


  By:  
David P. Schmiedicke, Finance Director   Maribeth Witzel-Behl, City Clerk 


     
Date:   Date:  
   


Approved as to Form: 
   


Eric T. Veum, Risk Manager  Michael R. Haas, City Attorney 


Date:   Date:  
   


 
  







 
 


Attachment A 
 


2021 Section 5310 Capital Assistance Grant 
 


City of Stoughton 
 


The City of Stoughton offers a shared-ride taxi program open to the residents of Stoughton through a contract 
with a private taxi service provider. The City of Stoughton is to purchase an accessible shared-ride taxi minivan 
to replace a 2012 non-accessible Dodge Caravan taxi cab. Stoughton Transit operates in the City of Stoughton 
limits and within a three-mile radius of city limits. About 30,000 rides per year are taken on the taxi system, the 
majority of whom are seniors or people with disabilities. The shared‐ride taxi system is important to the 
community and is used for important trips to and from work, shopping, entertainment, medical appointments, and 
education. 


 
 
 
Quantity   Item Description    Unit Price        Total Price 
 
     1               Accessible Min-Van    $39,809.            $39,809. 
 
           Subtotal A      $39,809. 
               


Federal Share (80%)         $31,847. 
 
 
 


 
 







Attachment B 
 


DEBARMENT AND SUSPENSION CERTIFICATION   
 
Instructions for Certification: 
 
1. By signing this Contract, the prospective sub-grantee or sub-recipient is providing the signed certification set out below.  
 
2. The inability of a person to provide the certification required below will not necessarily result in denial of participation 
in this covered transaction.  The prospective participant shall submit an explanation of why it cannot provide the 
certification set out below.  The certification or explanation will be considered in connection with the department or 
agency’s determination whether to enter into this transaction.  However, failure of the prospective primary participant to 
furnish a certification shall disqualify such person from participation in this transaction. 
 
3. The certification in this clause is a material representation of fact upon which reliance was placed when the department 
or agency determined to enter into this. If it is later determined that the prospective primary participant knowingly rendered 
an erroneous certification, in addition to other remedies available to the Federal Government, the department or agency 
may terminate this transaction for cause or default. 
 
4. The prospective primary participant shall provide immediate written notice to the department or agency to which this 
proposal is submitted if at any time the prospective primary participant learns that its certification was erroneous when 
submitted or has become erroneous by reason of changed circumstances. 
 
5. The terms "covered transaction," "debarred," "suspended," "ineligible," "lower tier covered transaction," "participant," 
"person," "primary covered transaction," "principal," "proposal," and "voluntarily excluded," as used in this clause, have 
the meanings set out in the Definitions and Coverage sections of rules implementing Executive Order 12549. You may 
contact the department or agency to which this proposal is submitted for assistance in obtaining a copy of those regulations. 
 
6. The prospective primary participant agrees by submitting this proposal that, should the proposed covered transaction be 
entered into, it shall not knowingly enter into any lower tier covered transaction with a person who is proposed for 
debarment under 48 CFR part 9, subpart 9.4, debarred, suspended, declared ineligible, or voluntarily excluded from 
participation in this covered transaction, unless authorized by in writing by the department or agency entering into this 
transactions. 
 
7. The prospective primary participant further agrees by submitting this proposal that it will include this clause titled 
"Certification regarding Debarment, Suspension, Ineligibility and Voluntary Exclusion - Lower Tier Covered 
Transaction", provided by the department or agency entering into this covered transaction, without modification, in all 
lower tier covered transactions and in all solicitations for lower tier covered transactions. 
 
8. A participant in a covered transaction may rely upon a certification of a prospective participant in a lower tier covered 
transaction that it is not proposed for debarment under 48 CFR part 9, subpart 9.4, debarred, suspended, ineligible, or 
voluntarily excluded from the covered transaction, unless it knows that the certification is erroneous. A participant may 
decide the method and frequency by which it determines the eligibility of its principals. Each participant agrees to review 
the “Excluded Parties Listing System” at http://www.sam.gov, before entering into any third party contract or 
subagreement. 
 
9. Nothing contained in the foregoing shall be construed to require establishment of system of records in order to render 
in good faith the certification required by this clause. The knowledge and information of a participant is not required to 
exceed that which is normally possessed by a prudent person in the ordinary course of business dealings. 
 
10. Except for transactions authorized under Paragraph 6 of these instructions, if a participant in a covered transaction 
knowingly enters into a lower tier covered transaction with a person who is proposed for debarment under 48 CFR part 9, 
subpart 9.4, suspended, debarred, ineligible, or voluntarily excluded from participation in this transaction, in addition to 
other remedies available to the Federal Government, the department or agency may terminate this transaction for cause or 
default. 







DEBARMENT AND SUSPENSION CERTIFICATION - PRIMARY- (continued) 
 
The prospective primary participant certifies, by submission of this Proposal, to the best of its knowledge and belief, that 
neither it nor its "principals," as defined in 2. C.F.R. Part 180.995: 
 
Are not presently debarred, suspended, proposed for debarment, declared ineligible, or voluntarily excluded from covered 
transactions by any Federal department or agency; 
 
Have not within a three-year period preceding this proposal been convicted of or had a civil judgment rendered against 
them for commission of fraud or a criminal offense in connection with obtaining, attempting to obtain, or performing a 
public (Federal, State or local) transaction or contract under a public transaction; violation of Federal or State antitrust 
statutes or commission of embezzlement, theft, forgery, bribery, falsification or destruction of records, making false 
statements, or receiving stolen property. 
 
Are not presently indicted for or otherwise criminally or civilly charges by a governmental entity (Federal, State or local) 
with commission of any of the offenses enumerated in paragraph (2) of this certification. 
 
Have not within a three-year period preceding this application/proposal had one or more public transactions (Federal, State, 
local) terminated for cause or default. 
 
If the prospective primary participant is unable to certify to any of the statements in this certification, such prospective 
primary participant shall attach an explanation to this proposal, and indicate that it has done so, by placing an "X" in the 
following space: ____.     
          
Furthermore, the Participant certifies that it will provide immediate written notice to CITY if, at any time during the course 
of the proposed contract, it learns that this certification was erroneous when submitted or has been erroneous by reason of 
changed circumstances. 
 
THE PARTICIPANT, CERTIFIES OR AFFIRMS THE TRUTHFULNESS AND ACCURACY OF EACH 
STATEMENT OF ITS CERTIFICATION AND EXPLANATION, IF ANY. IN ADDITION, THE PARTICIPANT 
UNDERSTANDS AND AGREES THAT THE PROVISIONS OF 31 U.S.C. §§ 3801 ET SEQ. APPLY TO THIS 
CERTIFICATION AND EXPLANATION, IF ANY. 
 
 
 
        ___________________________________________ 
        Signature and title of Authorized Official 
 
The undersigned chief legal counsel for City of Stoughton hereby certifies City of Stoughton has authority under state 
and local law to comply with the subject assurance and that the certification above has been legally made. 
 
 


_____________________________________________ 
   Signature of Subrecipient’s Attorney 
 


_____________________________________________ 
   Date 
 


 








 
 


JUSTIFICATIONS for REGAINING SENIOR CENTER USE of ANNEX 
Stoughton Area Senior Center 


 
Our Mission: We are dedicated to the enrichment of the lives of older adults and their families 
by providing diverse programs, social services and volunteer opportunities. 
 
Request: The Stoughton Area Senior Center requests to regain the use of the annex space in 
order to effectively address the increasing needs of older adults in our community.    
 
Rationale:  Programming is a vital part of what we do at the Senior Center. Space and parking 
needs continually present a large obstacle for current offerings and future expansion of much 
needed programs and services to a large segment of the community’s population. Prior to 2008 
a portion of the annex was used by multiple senior center-based groups and classes, as well as 
by other community agencies. Safety-wise the annex was an especially useful space for 
evening programs since one separate key could be loaned out for one confined space as 
opposed to the entire main building.     
 


A. Senior Center Room Use: The annex could serve as a meeting room for a variety of 
larger groups and classes. Additionally, access to this extra space would open the 
possibilities for increased opportunities to offer in our current spaces. (See Appendix A). 
 


B. Space Needs: There will be a need for increased staff time if renting spaces at off hours 
or other locations, as well as liability/insurance costs, and ADA needs accessibility 
requirements (See Appendix B). 
 


C. Participation at the Senior Center: There are an increasing number of older adults who 
attend activities at the Senior Center (See Appendix C). 
 


D. Participant Voices Dictate Strategic Plans: Survey findings, comments/testimonials, as 
well as strategic plan focus groups indicate needs and requests from community 
members (See Appendix D). 
 


E. Population Growth / Current & Anticipated Trends: There are an increasing number 
of older adults to be served in our community, and the significant issues facing 
Stoughton’s older adult population mirror national trends.  (See Appendix E). 


 
The aging population is increasing in size, its members are living longer, and their projected 
needs are becoming more pronounced and diverse. Consequently, our exposure to the 
community is more important than ever. Providing complete, comprehensive services for an 
expanding and diverse older adult population is becoming more and more difficult. Continuing to 
rent the Senior Center annex –City property in immediate proximity to a City department, 
downtown and Yahara River—poses not only a great deterrent for expansion of the Senior 
Center, but also to the expansion of other City departments. 







* Capacity based on the rooms’ structural and furniture constraints, and general area layout and equipment placement 
guidelines used by the Stoughton Recreation Department: bit.ly/AFP_layout 


 


APPENDIX A: Senior Center Room Use –Current  
 


Dining Area 
37 ’x 27’ (capacity: 60 people at tables, 10 for an evening movement class*) 


 
 Downstairs / Yahara Room 


32’ x 19’ (capacity: 20 people at tables, 10 for a movement class*) 
 


 
 


 Monday Tuesday Wednesday Thursday Friday 
8:00 AM Social Time Social Time Social Time Social Time Social Time 


9:00 AM Bridge    Coffee w/Mayor 
10:00 AM Wii    Wii/Chess 
11:00 PM Nutrition Nutrition Nutrition Nutrition Nutrition 
12:00 PM Site* Site* Site* Site* Site* 


1:00 PM Mahjong 
& Cribbage 


Bunco/OTH 
Bingo* 


Community Bingo* Sheepshead & 
Train Dominos & 


Movie 


 Handiwork     Bridge  
2:00 PM Group Bingo* Dime Jingle*   


  Line    
3:00 PM  Dancing    
4:00 PM      


*  Bunco, 1st Tuesday, 1:00 PM                              *  Coffee with the Mayor, 2nd Friday, 9:30 AM 
*  Over the Hill Bingo 4th Tuesday, 1:15 PM           *  Movie 1st & 3rd Friday, 1:00 PM 
*  Dime Jingle 2nd Wednesday, 1:00 PM                *  Luncheons, Tuesday Topics, Nutrition Talks, 11AM-2PM 
*  Community Bingo 3rd Wednesday, 1:00 pm         Additional Entertainment –whenever it fits! 


 Monday Tuesday Wednesday Thursday Friday 
8:00 AM Chair Stretch Foot Care Chair Stretch Woodcarving Chair Stretch 


9:00 AM  8:30-11:30 am* Rosemaling 8:00-10:00 am  
10:00 AM     Ping Pong 


 Tai Chi     
11:00 AM      
12:00 PM      


1:00 PM Tai Chi Advanced QiGong, 6-week  Stepping On*  
2:00 PM PALS, 10-week*  PALS, 10-week*  PALS, 10-week* 
3:00 PM Ping Pong  Ping Pong Ukulele Group  
4:00 PM      
5:00 PM    City Band  


* Staff Meetings (2:00 PM) and Case Management Meetings (1:30 PM) alternate Mondays 
* Physical Activity for Lifelong Success (PALS), 10-week  
* Stepping On: Fall Prevention Class, 7-week 


 Skill Development  Social  Cards/Games 
 Nutrition  Support Groups  Staff/City/Community Services 
 Fitness/Wellness 



http://bit.ly/AFP_layout





* Capacity based on the rooms’ structural and furniture constraints, and general area layout and equipment placement 
guidelines used by the Stoughton Recreation Department: bit.ly/AFP_layout 


 


Mandt Room 
16’ x 23’ (capacity: 12 people at tables, 6 for a movement class*) 


 
 Stoughton Room 


14’ x 25’ (capacity: 10 people at table, no option to remove table) 


 


 Monday Tuesday Wednesday Thursday Friday 
8:00 AM   Hardanger   


9:00 AM Bridge Presentations* Presentations* Bridge Group Presentations 
 QiGong   QiGong  


10:00 AM  M.S. Support* Presentations*  Scholarly Scoop 
11:00 AM      
12:00 PM      


1:00 PM Euchre Evidence-Based    
   Parkinson Group*   


2:00 PM      
3:00 PM    Tech Classes  
4:00 PM      


* M.S. Support Group 2nd Tuesday, 9:30 AM 
* Parkinson Support Group 4th Wednesday, 1:30 PM 
* Scholarly Scoop, presenters from UW-Whitewater, Fridays 10:00 AM, monthly 
* Art Programs, Health & Wellness, Informational presentations, various times 
* WIHA Evidence-Based 6 or 8-week smaller non-fitness courses like Healthy Living with Chronic Conditions,      
Mind Over Matter: Healthy Bowels, Healthy Bladder 


 Monday Tuesday Wednesday Thursday Friday 


8:00 AM      


9:00 AM   Norwegian    
10:00 AM      
11:00 PM  COA Meeting    
12:00 PM      


      
1:00 PM Staff Meeting Creative Writing Page Turners* Low Vision*  


 CM Meeting*     
2:00 PM    Caregiver Support*  
3:00 PM      
4:00 PM      


* Staff Meetings (2:00 PM) and Case Management Meetings (1:30 PM) alternate Mondays 
* Commission on Aging Meeting 1st Tuesday, 11:00 AM;  
* Creative Writers, last Tuesday, 1:00 PM 
* Page Turners with Stoughton Library, 4th Wednesday, 1:00 PM 
* Memory Loss Caregiver Group, 2nd Thursday, 2:00 PM 
* Low Vision Group, 3rd Thurs. 1 PM 



http://bit.ly/AFP_layout





* Capacity based on the rooms’ structural and furniture constraints, and general area layout and equipment placement 
guidelines used by the Stoughton Recreation Department: bit.ly/AFP_layout 


 


Halverson Room 
18’x12’ (capacity: 8 people at tables, 4 for a movement class*) 


 
.  


 Monday Tuesday Wednesday Thursday Friday 
8:00 am *** *** *** Home Energy Veterans 


9:00 am    Office Hours Affairs 
10:00 am     Office Hours 
11:00 am      
12:00 pm      


1:00 pm Reflexology  Pinochle Reflexology  
2:00 pm      
3:00 pm      
4:00 pm      


*** space for one-on-one volunteer tech help or family case management meetings 



http://bit.ly/AFP_layout





* Capacity based on the rooms’ structural and furniture constraints, and general area layout and equipment placement guidelines used by the Stoughton 
Recreation Department: bit.ly/AFP_layout 


APPENDIX A: Senior Center Room Use, continued 
 


Annex –proposed use 
65’ x 35’ (capacity: 40-45 people for movement classes*) 


 
 


The Annex space would afford the Stoughton Area Senior Center to offer larger, less-crowded fitness and wellness classes, such as 
yoga, qigong, tai chi, stretch and strength, dance, as well as various classes and presentations that draw a larger crowd than what our 
Mandt and Yahara rooms comfortably fit (12-15 people). Additionally, the Annex would reduce the scheduling conflicts we run into in 
trying to find space for classes or groups requiring a quieter space. Often participants from classes involving concentration report 
difficulty with meeting next door to classes using woodworking equipment or music.  
 
Plus, with the use of the Annex, we would free up space for more offerings in our current rooms. In recent surveys we’ve received many 
requests for more art classes, specific hobby groups such as sewing or photography and more wellness activities and informational 
presentations. 



http://bit.ly/AFP_layout





 


 
 


 
Appendix B: Space Needs  
 
When inquiring about space availability throughout the community we have several obstacles.  
 
City Buildings: 


• The Youth Center has no ongoing availability during the week day 
• The EMS and Fire Department training rooms are not available for ongoing class needs. 


They may be (and have been) used for short one day or two-day classes or events  
• The space in the lower level of the Opera House are is too small for our space needs 


 
School Buildings 


• Stoughton schools are not available during the school day 
• Increased liability concerns* 
• Increased staff responsibility** 


 
Town Halls surrounding Stoughton 


• There are concerns that there would be limited access to public transportation to 
surrounding town halls due to the City cab service to only 3 miles outside city limits.  


• Increased liability concerns* 
• Increased staff responsibility** 


 


* Increased liability concerns: liability insurance needs may increase for offsite programming  
 
** Increased staff responsibility: to facilitate the scheduling of multiple events in multiple 
venues with our current 32/hour a week staff position will be impossible to facilitate. This staff 
person is already busy with scheduling our space here and is also the volunteer coordinator. I 
believe we would be looking at additional staff time immediately if we have to continually look for 
space weekly for programming around the community 
 
 
 
 
 
 
 
 
 
 
APPENDIX C: Participation at the Senior Center  







 


 
 


 
Similar to national “Baby Boom” increases to the older adult population in the past ten and more 
years (see Appendix E), we have seen a similar increase reflected in our participation and 
building use.  
 


 
* Programs & Events: these are total number of instances in which individuals participated at the Senior Center as 
reported through self-sign-ins at our entrance. This number does not include unregistered guests who attended 
without signing-in (on average this is an additional 3,000 uses), or occurrences of case management or home 
delivered meal services. 
 
The decrease in the fitness & wellness category, we believe can be explained due to us not 
being able to offer sufficient space for larger classes. For example, yoga is a class we offered 
back in 2010, but its increase in participants forced the instructor to seek a larger location. The 
decrease in the social & recreation category (which includes things like bingo, card groups, 
entertainment, movies and social time) may be due to a change in interests. While we still have 
a good following for these types of activities, we are seeing an increased interest in 
opportunities for learning (i.e. woodshop and classes for Norwegian language, handiwork, 
rosemaling, hardanger, ukulele, computer use and tech classes). Like the yoga class, many of 
these popular skill development classes are out growing our available space.   


Programs & Events* 
Total  
Uses 
2010 


Total 
Uses 
2019 


 
 
 


Percent 
Change 


Total  
People 
2010 


Total  
People 
2019 


 
 
 


Percent 
Change 


Skill Development 4,389 5,534 26% 197 352 79% 


Fitness & Wellness 3,551 3,836 8% 166 141 -15% 


Social & Recreation 15,346 12,748 -17% 545 571 5% 


Health 
Services/Meals/Meetings 5,597 7,052 26% 569 767 35% 


TOTAL 28,883  33,500 16% 897 1102 23% 







 


Appendix D: Participant Voices Dictate our Strategic Planning 
 
In 2018, the Stoughton Area Senior Center was accredited both nationally (National Council on 
Aging, NCOA) and state-wide (Wisconsin Association of Senior Centers) based on 
responsiveness to senior needs in our community. In 2016, our Commission on Aging 
formulated a strategic plan to continue our service to community and area seniors, and every 
two to three years, a community survey is conducted to be sure needs are being met. All of 
these efforts produce recommendations for keeping up with current trends and needs. These 
recommendations become goals and action plans to be addressed by the Center staff, 
Commission on Aging and volunteers. It is a working document that guides decisions in all areas 
of the Center's activity.   
 
Strategic Plan and Accreditation Goals 2016-2020 
1. Streamline the Senior Center's processes for evaluation and planning to improve efficiency 


and effectiveness. 
2. Improve the attractiveness of the Senior Center to area seniors and communicate with the 


general public 
3. Meet the needs of participants and expand participation to younger senior community 


members while keeping track of the Senior Center marketing plan 
4. Implement a secure electronic system for filing case management files. 
 
Recommendations from NCOA Accreditation Board: 


1. Display the mission statement more prominently at the Center. 
2. Continue to work with the City for more space. 
3. Continue to work with the City for more parking. 
4. Continue to work with the City to fund the Program/Volunteer Coordinator position. 
5. Work with community partners to possibly open an adult day program. 
6. Look into the Aging Mastery Program to offer to participants and caregivers. 


 
While most of the action plans are in progress or have been addressed, two issues that are 
heard many times is a lack of parking space, and a lack of space for larger, active groups.  This 
was evident in the most recent community survey. 
 
2019/2020 Survey Recommendations: 
Our most recent survey showed that the SASC fills a niche for many seniors in the Stoughton 
Area.  It is a community space that allows seniors to gather socially, receive support, find 
answers to questions and to be entertained. Many feel that it helps to improve their quality of 
life; being more active, meeting up with friends and making new friends. The current programs 
were all supported in the responses. 
 
Programs people feel are important: 164 responses 
Most participants indicated multiple answers on this question and many offered ideas for future 
programs. All of the programs listed had at least 31% support. The most popular programs 
include: 
79% Case management  
76% Meals on Wheels  
75% Loan of adaptive 
equipment  


70.1% Transportation  
70% Medicare assistance  
63% Entertainment  
63% Lunch on-site  


62% Attorney office hours 
62% Blood pressure screens 
60% Social Opportunities 
59% Support groups 


  







 


 
 


When asked for suggestions for improvement, many suggestions for new programs including 
travel, both short and long distances, hobby-based such as sewing, a store to sell crafted items 
and even a style show.   
 
This survey shows an increased interest in participation: 135 responses in 2017 compared to 
164 in 2020. The responses seem to indicate enthusiasm for the programs and services that are 
provided. With all the current programs and the many that were suggested, the SASC, in 
collaboration with the city of Stoughton, needs to look for ways to expand the spaces that are 
available for these programs. Parking was an issue for many respondents and was listed as a 
reason that more people do not come to the center. This too will be given consideration. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 







 


 
 


APPENDIX E: Population Growth, Current & Anticipated Trends 
 
Population Growth: According to 2019 population estimates from the U.S. Census Bureau, the 
65-and-older population grew by over a third (32%) since 2010—no other age group saw such a 
fast increase. 1 By 2030, all baby boomers will be older than 65 years of age, expanding the size 
of the older population so that 20% of the population is projected to be of retirement age. By 
2034, older adults will outnumber children for the first time in U.S. history. The U.S. Census 
projects the nation’s 65-and-older population to reach 83.7 million in the year 2050, almost 
double in size from the 2012 level of 43.1 million. 2 Below is a profile graph of the five-year 
average of population data for Dane County, the City of Stoughton and some of the area 
townships and villages we serve.3  
 


 Total 
Population 


Population 
Over 60 Years 


Percentage of 
Population Over 60 


Dane County 529,843 97,575 18.4% 
City of Stoughton 13,080 2,783 21.3% 
Town of Albion  1,980 478 24.1% 
Town of Dunkirk  2,013 614 30.5% 
City of Edgerton 5,477 1,016 18.6% 
Village of McFarland  8,492 2,067 24.3% 
Village of Cambridge 1,201 387 32.2% 
Town of Dunn 5,224 1,558 29.8% 
Town of Pleasant Springs 3,363 807 24.0% 
Village of Oregon 10,215 1,792 17.5% 
Town of Rutland  1,957 561 28.7% 


 
Physical Activity: Research indicates that older persons' engagement in physical activity can 
extend years of active independent life, reduce morbidity and mortality, and lower health care 
costs. However, only one in three adults meet the recommended level of physical activity 
(moderate intensity activity for at least 5 days per week, for at least 30 minutes per day).4   
There are a number of proven and effective evidence-based programs that increase older 
persons' levels of physical activity and subsequently, improve their quality of life. 


Fall Prevention: One in four Americans 65 years and older fall each year—making falls the 
leading cause of injury and injury death in this age group.5 Fitness and evidence-based self-
management classes are proven to prevent or reduce falls. Stepping On falls prevention 
programs reduce fall risk by 31%.6 


The Stoughton Area Senior Center offers chair stretch exercises, tai chi, line dancing, ping 
pong, QiGong, Wii Bowling, Physical Activity for Lifelong Success (PALS) and Stepping On: Fall 
Prevention. We must limit the size of these classes due to room size; some classes like 
Stepping On which requires a class size of at least 12 participants must do some of their 
activities in the hall. Other classes, like yoga, outgrew our space years ago. In addition to 
expanding our current popular classes, we hope to extend programming to address these 
continual and upcoming fitness and falls prevention needs. 







 


 
 


 
Brain Health:  Research is still evolving, but evidence is strong that people can reduce their risk 
of cognitive decline by making key lifestyle changes, including participating in regular physical 
activity, staying socially engaged and maintaining good heart health.7 
 
Visits to the Senior Center can help meet an individual’s physical as well as mental health and 
social needs. The Center offers diverse skill development classes and social/recreational 
programs, and we hope to increase these offerings to support our increasing aging population. 
 


Financial Issues: 18% of older Baby Boomers (55-59 years old) will have no retirement 
benefits from employers once they retire. The average 60 year old is expected to live to the age 
of 83, and many will live into their 90s. As a result, many individuals’ retirements may last 20-30 
years, nearly as long as their work life. 58% percent of people in this age group expect 
continuing debt in retirement.8 
 
Conscious of these current and upcoming financial trends, it is our mission to continue to 
provide seniors with free or low cost programs and services. Building space is integral to 
reaching the increasing aging population. 


                                                 
1U. S. Census Bureau. 65 and Older Population Grows Rapidly as Baby Boomers Age. June 25, 2020.  
census.gov/newsroom/press-releases/2020/65-older-population-grows.html 
 
2 U.S. Census Bureau. Demographic Turning Points for the United States: Population Projections for 
2020 to 2060. February 2020. census.gov/library/publications/2020/demo/p25-1144.html 
 
3 Wisconsin Department of Health Services. The American Community Survey Statewide and County 
Aging Profiles, 2014-2018. Data sources from: 
U.S. Census Bureau. American Community Survey, 2014-2018. December 19, 2019. 
census.gov/acs/www/data/data-tables-and-tools/data-profiles/2018/ and 
U.S. Census Bureau. Population Estimates Program, July 2018 census.gov/programs-surveys/popest.html 
 
4 U.S. Department of Health and Human Services. Healthy People 2010.  
cdc.gov/nchs/healthy_people/hp2010.htm  
 
5 CDC. Keep on Your Feet—Preventing Older Adult Falls. September 2020.  
cdc.gov/injury/features/older-adult-falls/index.html 
 
6 Wisconsin Institute for Health Aging. Facts About Falls. 2020. 
wihealthyaging.org/stepping-on-consumer 
 
7 Alzheimer’s Association. Brain Health. 2020. 
alz.org/help-support/brain_health 
 


8 “The Elder Boom: How Will it Impact the Aging Network?”  Presentation to the Aging Advisory 
Council.  Cindy Ofstead, Population Analyst, Wisconsin Department of Health and Family Studies, 
Bureau of Aging and Disability Resources.  9 May 2006.   
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1601 E. Main Street, P.O. Box 333, Stoughton, WI 53589 – 608-873-0500 


 
Mr. Steve Kittelson 
City of Stoughton Building Inspector  
207 S. Forrest Street 
Stoughton, WI 53589  
 
Re: Senior Center Renovations 
 
Steve: 
 
Per your request I have viewed one unit in the annex to the City of Stoughton Senior Center and I have 
also reviewed the floor plan prepared by Tiki Design Studios. It is my understanding that the City of 
Stoughton is seeking budgetary costs to remove non-load bearing walls with the desired effect to create 
two large open spaces per the plan. In my discussions with Martin Briggs during our walk through he 
indicated the following should be considered: 
 
Demolition and disposal of the existing non load bearing walls with framing as needed. 
Removal and replacement of the existing suspended acoustical tile ceiling, grid system and light fixtures. 
Make the required changes to the electrical and HVAC systems once walls are removed.  
Adjust the wall framing in three of the existing bathrooms to make them ADA accessible.  
Patching of the drywall damaged by removal of the walls. 
Complete interior painting of same.  
Provide and install new plumbing fixtures in all four bathrooms. 
Installation of new flooring throughout the area which contains approximately 3,600 S.F. 
 
Based on our preliminary cost estimates we would anticipate this project could have an anticipated cost 
in the area of $137,000.00. We have made several assumptions as to the type, style and materials to be 
utilized in the renovations. Those items once ultimately selected certainly can have an effect on the end 
cost. The projected cost listed above would include a flooring allowance of $31,000.00.  
 
If you have additional questions, please feel free to contact me. We look forward providing the City of 
Stoughton a bid for this project.  
 
Regards,  
 
Tom Matson 








Dear Members of the City Council, 
 
The Stoughton Area Senior Center is outgrowing its current building. The Center's staff 
continuously strives to be responsive to community needs, serving adults ages 55-105.  
The programs and classes the Center offers are educational, social, entertaining, 
engaging, and support the health and wellness of individuals. As the population in this 
age group grows significantly, so does the need for more and bigger spaces. The 2020 
annual survey indicated a variety of needs: 
 


• There are not enough spaces for larger groups to meet within hours of operation, 
which drives many of them meet in other community locations (contingent on 
those other organizations/locations not needing the space). 


 
• More groups would like to meet, often in the same time slot, but cannot due lack 


of rooms. This results in a kind of competition for spaces, especially larger 
spaces. In addition, classes that need some quiet cannot be next door to noisier 
groups: meditation or yoga next to woodworking, dance, or music. 


 
• Many suggestions were made for new classes or events that cannot be 


accommodated in the current location such as country western singers, dance, 
art classes, specific hobby groups such as sewing or photography, and more 
wellness activities and informational presentations. 


 
• Parking is an issue as those who rent the nearby business spaces use the 


parking lot, as well as those who live in nearby homes. 
 
The Center is a multi-use community space providing a number of services to meet 
diverse needs and interests for the Stoughton area senior population. These including 
case management, support groups, equipment loans, meals, transportation assistance, 
as well as a variety of programs and classes to enhance one's quality of life, the ability 
to socialize and stay active, and live independently. However, the rooms currently 
available for activities are too few, and often too small, for the many who would like to 
meet. Support groups often have 10 or more participants and use movement as well as 
discussion. The balance class not only teaches those who have difficulty with mobility, 
but as participants gain control and strength, simple dance and movement can enhance 
their ability to prevent falls, be independent, and out of a wheelchair. 
 
The City of Stoughton and the Center have three options that may be considered in 
addressing the needs of the center: (1) build a new center — this would be the most 
expensive option. (2) buy and renovate an existing building — this, too, would be costly 
as there are few places available. (3) renovate the nearby string of businesses, 
sometimes referred to as the “annex”. This proposal supports the third option. The City 
of Stoughton already owns this building, and while it brings in some income — 
approximately $28,000 per year — it would be a less expensive option than the other 
two. The Commission on Aging supports this option, and is willing to work with the 
Center staff to raise funds needed to renovate the buildings, creating two large 65' x 35' 







rooms. No additional staff members would be needed at this time, although the City 
would see an increase in utility and maintenance costs. 
 
The Center would use the annex for larger groups, events, and programs such as yoga, 
meditation & mindfulness, tai chi, qi gong, balance & mobility, strength & stretch, dance, 
music instruction and performance (ukulele/Yahara Strummers), Wii bowling, and large 
group discussions, classes and presentations.   
 
Please see the attached sample schedule. During the hours that the Center is open, we 
request that only participants park in the parking lot.   
 
Extending the Stoughton Area Senior Center into the annex would meet the current 
needs of Stoughton's senior population, as well as for some years to come. It is the 
least expensive option and the Commission on Aging will assist in raising funds to 
renovate it so that it is useful and welcoming for all. 
 







CITY OF STOUGHTON 
FINANCE DEPARTMENT 


207 S Forrest, Stoughton, WI 53589 
 


(608) 873-6677     www.ci.stoughton.wi.us 
 
 
 
 
 
 
Date:  October 8, 2020 
 
To:  Finance Committee  
 
From:  Jamin Friedl 
   
Subject: Senior Center Annex 
 
At the October 8th Committee of the Whole budget workshop meeting the Finance Department 
was directed to analyze the financial impact of vacating the existing lease agreements at the 
Senior Center Annex.  
 
The analysis below assumes the City does not renew any of the existing leases following their 
current terms. 


 
Assuming all lessors remain in place for the remainder of their current terms, the total forecasted 
revenues for 2021 are $10,350 versus $29,700 at full capacity. The impact on the General Fund 
is on the following page. 
 



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





 
 
Please note that the financial impact on the General Fund could be larger if the existing lessors 
vacate their leases earlier than the final month of the current term.  
 
If the City wishes to eliminate the existing leases at the Senior Center Annex beginning in 2021, 
the first notification is due on 11/1/20. 







Leasee Address Purpose 2019 Annual Amount Sqare Footage Rent Per Square Foot Term Begin Term End Date
Thrivent Financial for Lutherans 248 W Main, Unit 1 Senior Center Lease 6,300.00$  662 9.52$  1/1/2005 Annual Automatic Renew
Karla Zentmire (Stoughton Hairstyling) 248 W Main, Unit 2 Senior Center Lease 7,200.00$  750 9.60$  6/1/2010 Annual Automatic Renew
Community Living Connections, Inc 248 W Main, Unit 3 Senior Center Lease 7,200.00$  750 9.60$  2/1/2018 Annual Automatic Renew
Lisa Resch 248 W Main Senior Center Lease 4,500.00$  469 9.60$  10/1/2016 Annual Automatic Renew
Jennifer Britain 248 W Main Senior Center Lease 4,500.00$  469 9.60$  10/1/2016 Annual Automatic Renew











































































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


RESOLUTION OF THE COMMON COUNCIL 


To authorize the proper City official(s) to amend all existing Senior Center Annex lease agreements to 
have the same termination/renewal date (September 30th) 


 
Committee Action: 


 
Finance meets on October 27, 2020   


Fiscal Impact: 
 
None 


 
File Number: 


 
R - -2020 


 
Date Introduced: 


 
October 27, 2020 


 
WHEREAS, the City of Stoughton is currently the lessor to five (5) existing leases for individual units 
located in the Senior Center Annex; and 
 
WHEREAS, the existing lease agreements have varying termination/renewal dates; and 
 
WHEREAS, in an effort to eliminate the administrative work associated with tracking each 
termination/renewal date separately, City staff is requesting permission to amend all existing Senior Center 
Annex lease agreements to have the same termination/renewal date (September 30th); and 
 
WHEREAS, City staff has consulted with the City Attorney and has been informed this is common practice 
and will allow for simplified termination/renewal procedures in the future; and 
 
WHEREAS, should the City wish to discontinue leasing the entire space at some point in the future, this 
will create a set date at which the entire space will become available for City use; and 
 
WHEREAS, the City of Stoughton Finance Committee recommends amending all existing Senior Center 
Annex lease agreements to have the same termination/renewal date (September 30th). 
 
BE IT RESOLVED by the Common Council of the City of Stoughton that the proper City official(s) are 
authorized to amend all existing Senior Center Annex lease agreements to have the same termination date 
(September 30th). 
 
 
Council Action:         Adopted     Failed Vote       
  
 
Mayoral Action:        Accept     Veto  
  
                                             
Mayor Tim Swadley    Date 


 
Council Action:           Override  Vote       
 
 
 
 
 
 
 







 
 








CITY OF STOUGHTON 
FINANCE DEPARTMENT 


207 S Forrest, Stoughton, WI 53589 
 


(608) 873-6677     www.ci.stoughton.wi.us 
 
 
 
 
 
 
Date:  January 7, 2021 
 
To:  Finance Committee  
 
From:  Jamin Friedl 
   
Subject: 51 West Development and Possible TIF District Creation 
 
At the September 14, 2020 Plan Commission meeting, RHD Properties, LLC (“developer”) 
submitted a concept plan for a 68.15 acre mixed-use neighborhood in the northwest limits of the 
City of Stoughton – just south of Rutland-Dunn Town Line Road and split by USH 51.  
 
As discussions with the developer have progressed, it has been brought to their attention that the 
City of Stoughton will request certain on-site and off-site infrastructure requirements the 
developer had not originally accounted for. Because of these unforeseen costs and existing 
market conditions, the developer is forecasting a $2.5 million deficiency in the overall project 
budget. In an effort to earn a reasonable rate of return on this project, the developer is asking the 
City to consider the creation of a new Mixed-Use TIF District (“TID”). A Mixed-Use TID is a 
TID with a combination of residential, commercial, and industrial uses. Mixed-Use TIDs can 
only include lands proposed for newly platted residential use if they do not exceed 35 percent, by 
area, of the real property in the TID and the residential development meets other qualifications.  
 
The creation of this TID will require the development of a project plan, which the developer 
currently believes could include potential Municipal Revenue Obligation (MRO) requests as 
follows: 
 


• $1,135,000 for off-site improvements and utility extensions 
• $1,365,000 for storm water management  
• $1,500,000 for affordable housing initiatives – At the City’s discretion 


 
City staff is planning to present this information to the City Council at the January 26, 2021 
meeting to determine whether or not the City of Stoughton is interested in / has the appetite for 
pursuing the creation of a new TID to accommodate the proposed 51 West Development. The 
ultimate goal of this discussion is to receive direction from the Finance Committee in terms of 
what information the members feel should be included in the January 26, 2021 Council packet to 
aid in the decision making process.  
 



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





The January 26th decision will be the first of many meetings relating to this topic, and this is not 
the official request for TIF assistance by the developer. The development has several steps 
remaining that may affect the final funding request and the City may identify additional projects 
it wants to include in the plan as well. The intent of this discussion and the discussion to be held 
at the January 26th Council meeting is to gauge whether or not this is something the City Council 
will support prior to investing a significant amount of time and resources into the planning phase 
of the TID creation. 
 
The documents listed below are included in the packet to aid in this discussion: 
 


• Developer materials summarizing potential TIF request 
• RHD Properties’ Letter of Intent, which provides a summary of the overall project and 


how it falls within the City of Stoughton’s Comprehensive Plan 
• Project Concept Plan 
• Department of Revenue TIF Manual – Please focus on the following sections 


o Section II. A. TID Creation – Pages 14 – 17 
o Section III. D. JRB Document Review – Pages 25 – 26  
o Section III. E. JRB Decision Criteria – Page 26 
o Section V. A But For Requirement – Pages 31 – 32  
o Section V. B Risk Factors to Recognize – Pages 33 – 35  


• City of Stoughton TIF Policy 
o Is the project authorized by the Project Plan for the TIF District?  
o Does the project serve one or more of the City’s general goals for the use of 


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


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


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


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


appropriate?  
o Will the potential developer’s equity in the project exceed 10%? 
o Will the ratio of equity to assistance be at least equal (1* Equity = or > 


Assistance Requested)? 
o Such other factors as either the Finance Committee or the City Council deem 


appropriate. 
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1702 Pankratz Street 
Madison, WI 53704 
 
P (608) 242-7779 
TF (800) 446-0679 
F (608) 242-5664 
 
www.msa-ps.com 


January 7, 2021 
 
 
Jamin Friedl 
Director of Finance/Comptroller 
City of Stoughton 
207 S. Forrest St 
Stoughton, WI  53589 
 
Re: Tax Incremental Finance District Creation for 51 West Development 
 
Dear Jamin: 
 
The enclosed materials are offered for consideration by the City’s Finance Committee 
and others in support of the following request: to create a Tax Incremental Finance 
District (hereinafter referred to as the “TID”) coterminous with the proposed 51 West 
development.  This request and the materials are provided on behalf of the developer, 
RHD Properties LLC (Robert Dvorak). The proposed development and TID include 
approximately 69 acres of land east and west of USH 51, south of Rutland Dunn 
Townline Road.  A map of the proposed TID is attached. 
 
A Tax Incremental District is proposed for the following reasons: 
 


1) Specific Costs Related to the Regional Sewer and Water Systems.  
The City has asked that the 51 West development cover the costs of on-site 
and off-site water lines that will serve the needs of all new development in this 
part of the City’s growth area, including:  


a. The installation of water main (for looping purposes) through existing 
development in the Town of Rutland, under Oak Opening Dr. (estimated 
cost $475,000) 


b. The upsizing of new water main under Oak Opening Dr. through the 51 
West development, to serve future development in the Town of Dunn. 
(estimated cost $150,000) 


In addition, this development and any future development to the north or west 
require the following infrastructure investments: 


a. The upsizing of existing sewer main under Roby Road, between Kings 
Lynn Rd. and Virgin Lake Dr. (estimated cost $250,000) 


b. The boring of water and sewer lines under USH 51 (estimated cost 
$200,000) 


Engineering costs for these projects will be about $60,000. 
Total costs in this category are $1,135,000. 


 
2) Stormwater Management Oversizing Costs.   


The land area required for stormwater management ponds on this site is 
extraordinary.  A typical development needs about 4-8% of it’s land for 
stormwater ponds.  It was anticipated that roughly 12% of this site would be 
needed for ponds because the site drains to a closed basin.  After soil tests 
and a full design of the stormwater management system the land area for 
ponds is about 13.3 acres, over 19% of the development.  This outcome has 
a big impact on the balance between costs and revenues for the development.  
If 5 of those 13.3 acres were to be commercial space as originally anticipated, 
the resulting land value and return on the infrastructure investment would be 
roughly $2,000,000. 
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3) Affordable Housing Funding Support.   
We understand there is interest in the development of affordable housing in the City.  Income-
qualified housing requires some sort of subsidy.  The most reliable path to successful project 
development for income-qualified rental housing includes a mix of Low Income Housing Tax 
Credits (LIHTC) and some sort of local funding through the municipality.  The local funding 
improves the likelihood of a LIHTC award and also improves the ability to ensure a quality 
development.  
 
This aspect of the TIF funding is not essential to the viability of the development, but RHD 
Properties LLC would like 51 West to be a balanced neighborhood with a mix of housing types 
and price points, and a local funding source for income-qualified housing would make that 
outcome more likely.  There is not any immediate or specific request for funding assistance; 
we are recommending this as something to be included in the TID project plan, so that the City 
has the option of offering such support.   
 
We also note that creating this TID is another opportunity for a one-year, affordable-housing 
TID extension at the time of TID closure.  If you are seeking to build and sustain an affordable 
housing fund for use anywhere in the City, you will eventually have the option to utilize this TID 
for that purpose. 


 
Included with this letter is a list of anticipated income through the sale of lots and anticipated costs for 
the project.  Assuming a Developer’s Fee of 7%, the total costs are about $14.1 million, or roughly $2.5 
million more than anticipated income.  The requested TIF assistance is the amount needed to close 
that gap, including $1,135,000 for underground infrastructure and $1,365,000 for stormwater 
management costs.  This would be a developer-financed project, with the increment revenues to go to 
the developer as they come in, until the agreed-upon amount is reached. 
 
Also included with this letter is a feasibility analysis of the proposed TID, to show how it would work.  
The first page of that analysis shows our projections regarding the amount and timing of development 
and how that translates into tax increment year by year.  The second page shows the debt service 
schedule, with an assumption of $2.5M in borrowing (by the developer) in 2021, at 5% for 15 years.  
The third page shows the detail on our taxable value forecasts, by parcel.  The fourth page checks the 
acreages to confirm that the residential parcels are within the 35% limit for a mixed use TID.   
 
With these assumptions the TID would have positive cash flow in 2026 (See page 2).  There would be 
a total TID project cost, with interest, of about $3.6M, representing 18% of the total $19.6M increment 
that could be collected during the life of the TID.  If these assumptions hold true, the City will have the 
option to use this TID to support other needs in the area, such as storm water improvements from Virgin 
Lake to the Yahara River, intersection improvements and enhanced bike/ped connectivity and safety. 
 
Sincerely, 
MSA Professional Services, Inc. 
 
 
 
 
 
Jason Valerius, AICP 
Senior Planner 
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Urban Service Area
Parcels
Proposed TID Boundary


Development Type
Green Space / Stormwater Area
Small Multi Family Dev
Single Family Dev


Proposed ROW
Existing ROW
Large Multi Family Dev
Proposed Commercial Dev0 250 500 Feet


CITY OF STOUGHTON
DANE COUNTY, WISCONSIN


HWY 51 DEVELOPMENT
Proposed TID Boundary


Data From:
Dane County GIS (2018-05-10) - Parcels,
Roadways, Urban Service Area
Land Use and Proposed Areas from "51 West
Concept Plan" dated Sept 18, 2020


Total Existing ROW TID 2.9 4%
Total Proposed ROW TID 8.6 12%


TOTAL TID ROW 11.5 16%


Total Single Family Residential 2.6 4%
Total Small Multi Family Residential 10.5 15%
Total Large Multi Family Residential 10.4 14%
Total Commercial Area 13.3 18%
Total Green Space Area 23.7 33%


TOTAL COM DEV 13.3 18%
TOTAL GREEN 23.7 33%


TOTAL RESIDENTIAL 23.5 33%
Total TID Area 72.0 100%


Total TID Area (-) ROW 60.5


Right of Way


Land Use







51 West INCOME Projections* 


January 7, 2021 


 


Lots 01 - 03 15 Duplex Units ($55,000 p/door) 


   30 @ $55,000      $1,650,000 


 


Lots 04, 05, 18 286 Units ($10,000 p/door) 


   286 @ $10,000      $2,860,000 


 


Lot 06  16 Units ($40,000 p/door) 


   16 @ $40,000         $640,000  


 


Lots 07 – 15 9 Residential Lots  ($100,000 each)       $900,000 


 


Lots 16 – 17 13.35 Acres X 43,560 Sq Ft = 581,526 Sq Ft 


   581,526 SF X $9.00 p/sq/ft    $5,233,732 


 


Lots 19 – 27 9 Duplex Lots @ $117,000 each     $1,053,000 


       SUBTOTAL             $12,336,732 


 


       6% Realtor Fee    -$740,204 


 


       NET              $11,596,528 


 


 


*Based on 51 West Conceptual Development Plan Dated December 21, 2020 


  







51 West EXPENSE Projections 


January 7, 2021 


 


Land Cost  Paid to Date          $1,290,000 


Engineering/TIA/TID Creation/Permitting (MSA/Strand)                              $550,000 


Park Fees /Fees In Lieu Of              $470,000 


Paved Park Trails               $260,000 


Roadway (road, sewer, water, storm sewer) 6715’ of Roadway @ $950 p/ft     $6,379,250 


Grading (full site, stormwater ponds; raise Velkommen Way)          $445,000 


Intersections (2); 51 & Rutland Dunn             $500,000 


Street Signs                    $3,500 


Gas/Electric               $365,000 


Loan   10 Yr AVE Balance $3,000,000 


   @ 4.75%  Holding Expense       $1,425,000 


Property Taxes  10 Yr Holding/ Improvement Cost 


   (30,000 p/yr)            $300,000 


Title/Transfer/Recording Fees               $70,000 


51 West Subtotal Projections                       $12,057,750 


 


51 West Offsite and Upsize Infrastructure Expenses 


Roby Road  Upgrade Existing 8” Sanitary to 10” Sanitary (Kings Lynn to Virgin Lake) $250,000 


Oak Opening (offsite) New 10” Water Main (Dvorak Drive to KPW Development)  $475,000 


Oak Opening (onsite) Upgrade 8’ to 10” through 51 West, stub sanitary sewer to south $150,000 


Sanitary/Water Main Bore/Sleeve under Hwy 51      $200,000 


Engineering  (MSA/Strand)          $60,000 


      Water Main Oversize Sub Total             $1,135,000 


 


Overall Project Expense Total         $13,192,750 


7% Management Fee for Entire Project                           $923,493 


 


Total Project Expense 51 West          $14,116,243 


Difference (Income minus Expenses)                      -$2,519,714 







Year


Cumulative 


Value 


Increment


Inflation 


Increment


New 


Development


New 


Development 


Increment


Annual Value 


Increment Tax Rate


Tax 


Increments


2021 $0 $0 $0 $21.36 $0


2022 $0 $0 $18,066,613 $0 $21.36 $0


2023 $0 $0 $13,259,298 $0 $21.36 $0


2024 $0 $0 $1,113,363 $18,066,613 $18,066,613 $21.36 $385,903


2025 $18,066,613 $180,666 $8,640,158 $13,259,298 $13,439,964 $21.36 $672,980


2026 $31,506,577 $315,066 $3,460,074 $1,113,363 $1,428,429 $21.36 $703,492


2027 $32,935,006 $329,350 $339,811 $8,640,158 $8,969,508 $21.36 $895,080


2028 $41,904,514 $419,045 $402,739 $3,460,074 $3,879,119 $21.36 $977,938


2029 $45,783,633 $457,836 $4,270,261 $339,811 $797,648 $21.36 $994,976


2030 $46,581,280 $465,813 $339,811 $402,739 $868,552 $21.36 $1,013,528


2031 $47,449,832 $474,498 $4,673,001 $4,270,261 $4,744,760 $21.36 $1,114,876


2032 $52,194,592 $521,946 $339,811 $861,757 $21.36 $1,133,284


2033 $53,056,349 $530,563 $4,673,001 $5,203,564 $21.36 $1,244,432


2034 $58,259,913 $582,599 $582,599 $21.36 $1,256,876


2035 $58,842,513 $588,425 $588,425 $21.36 $1,269,445


2036 $59,430,938 $594,309 $594,309 $21.36 $1,282,139


2037 $60,025,247 $600,252 $600,252 $21.36 $1,294,961


2038 $60,625,500 $606,255 $606,255 $21.36 $1,307,910


2039 $61,231,755 $612,318 $612,318 $21.36 $1,320,989


2040 $61,844,072 $618,441 $618,441 $21.36 $1,334,199


2041 $62,462,513 $624,625 $624,625 $21.36 $1,347,541


$8,522,008 $54,565,129 $54,565,129 $19,550,551


2036


  1. The total amount of new development construction over the life of the TID is $54,565,129.


Last Year for Project Expenditures


Projected Tax Increment


  2. The annual rate of inflation is assumed to be 1.00% over the life of the district.


  3. The tax rate is assumed to increase by 0.00% over the life of the district (based on the 2019 tax rate $21.36).


  4. Analysis assumes the TID expires at the end of the 20-year period without a 3‐year extension.


Assumptions


51 West Development TIF Forecast
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Year


Tax 


Increment


Project 


Principal


Annual Debt 


Service


TID 


Planning & 


Admin


Total 


Expenditures


Annual 


Balance Total Balance


2021 $2,500,000 $240,856 $20,000 $260,856 ($260,856) ($260,856)


2022 $240,856 $5,000 $245,856 $245,856 ($506,711)


2023 $240,856 $5,000 $245,856 $245,856 ($752,567)


2024 $385,903 $240,856 $5,000 $245,856 $140,047 ($612,520)


2025 $672,980 $240,856 $5,000 $245,856 $427,125 ($185,395)


2026 $703,492 $240,856 $5,000 $245,856 $457,636 $272,241


2027 $895,080 $240,856 $5,000 $245,856 $649,225 $921,465


2028 $977,938 $240,856 $5,000 $245,856 $732,083 $1,653,548


2029 $994,976 $240,856 $5,000 $245,856 $749,120 $2,402,669


2030 $1,013,528 $240,856 $5,000 $245,856 $767,673 $3,170,341


2031 $1,114,876 $240,856 $5,000 $245,856 $869,021 $4,039,362


2032 $1,133,284 $240,856 $5,000 $245,856 $887,428 $4,926,790


2033 $1,244,432 $240,856 $5,000 $245,856 $998,576 $5,925,366


2034 $1,256,876 $240,856 $5,000 $245,856 $1,011,020 $6,936,386


2035 $1,269,445 $240,856 $5,000 $245,856 $1,023,589 $7,959,975


2036 $1,282,139 $5,000 $5,000 $1,277,139 $9,237,115


2037 $1,294,961 $5,000 $5,000 $1,289,961 $10,527,075


2038 $1,307,910 $5,000 $5,000 $1,302,910 $11,829,986


2039 $1,320,989 $5,000 $5,000 $1,315,989 $13,145,975


2040 $1,334,199 $5,000 $5,000 $1,329,199 $14,475,174


2041 $1,347,541 $5,000 $5,000 $1,342,541 $15,817,716


$19,550,551 $2,500,000 $3,612,836 $120,000 $3,732,836


18% of Project Costs Verse Tax Increment


2036


Project Costs
Offsite/Upsize Improvements Stormwater Management


Principal $1,135,000 Principal $1,365,000


Interest 5.00% Interest 5.00%


Term 15 Term 15


TOTAL $1,640,227 TOTAL $1,972,608


Last Year for Project Expenditures


Projected Annual Performance


51 West Development TIF Forecast
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Parcel Number Type of Development


Unit 


Count Land Use Class Acres


Raw Value 


Added


Sensitivity 


Percentage


Estimated Growth 


in Value


Estimated 


Construction 


Year Notes


1 Condominiums 12 Residential 2.26 $3,930,450 100% $3,930,450 2031 Virgin Lake Comparison


2 Condominiums 12 Residential 2.12 $3,930,450 100% $3,930,450 2029 Virgin Lake Comparison


3 Condominiums 6 Residential 1.06 $1,965,225 100% $1,965,225 2026 Virgin Lake Comparison


4 MF Residential 36 Residential 1.53 $2,793,780 100% $2,793,780 2022 Developer Calculation


5 MF Residential 90 Residential 3.75 $6,984,450 100% $6,984,450 2022 Developer Calculation


6 MF Residential 16 Residential 2.55 $3,000,000 100% $3,000,000 2022 Developer Calculation


7 SF Residential 1 Residential 0.34 $462,015 100% $462,015 2023 Virgin Lake Comparison


8 SF Residential 1 Residential 0.28 $380,483 100% $380,483 2023 Virgin Lake Comparison


9 SF Residential 1 Residential 0.28 $380,483 100% $380,483 2024 Virgin Lake Comparison


10 SF Residential 1 Residential 0.28 $380,483 100% $380,483 2024 Virgin Lake Comparison


11 SF Residential 1 Residential 0.28 $380,483 100% $380,483 2025 Virgin Lake Comparison


12 SF Residential 1 Residential 0.29 $394,072 100% $394,072 2025 Virgin Lake Comparison


13 SF Residential 1 Residential 0.28 $380,483 100% $380,483 2026 Virgin Lake Comparison


14 SF Residential 1 Residential 0.28 $380,483 100% $380,483 2026 Virgin Lake Comparison


15 SF Residential 1 Residential 0.29 $394,072 100% $394,072 2026 Virgin Lake Comparison


16 Commercial (Hotel) 1 Commercial 1.74 $5,288,383 100% $5,288,383 2022 Developer Calculation


17 Commercial (Big Box & Strip) 3 Commercial 11.61 $15,051,584 50% $7,525,792 2025 Developer Calculation


18 MF Residential 160 Residential 4.86 $12,416,800 100% $12,416,800 2023 Developer Calculation


19 Duplex 1 Residential 0.28 $352,397 100% $352,397 2024 Nygaared/Jackson Area


20 Duplex 1 Residential 0.27 $339,811 100% $339,811 2025 Nygaared/Jackson Area


21 Duplex 1 Residential 0.27 $339,811 100% $339,811 2026 Nygaared/Jackson Area


22 Duplex 1 Residential 0.27 $339,811 100% $339,811 2027 Nygaared/Jackson Area


23 Duplex 1 Residential 0.32 $402,739 100% $402,739 2028 Nygaared/Jackson Area


24 Duplex 1 Residential 0.27 $339,811 100% $339,811 2029 Nygaared/Jackson Area


25 Duplex 1 Residential 0.27 $339,811 100% $339,811 2030 Nygaared/Jackson Area


26 Duplex 1 Residential 0.27 $339,811 100% $339,811 2031 Nygaared/Jackson Area


27 Duplex 1 Residential 0.32 $402,739 100% $402,739 2031 Nygaared/Jackson Area


O1 Outlot 0 Outlot 0.68 $0 100% $0 2021 Included for acreage


O2 Outlot 0 Outlot 1.98 $0 100% $0 2021 Included for acreage


O3 Outlot 0 Outlot 5.21 $0 100% $0 2021 Included for acreage


O4 Outlot 0 Outlot 1.50 $0 100% $0 2021 Included for acreage


O5 Outlot 0 Outlot 3.81 $0 100% $0 2021 Included for acreage


O6 Outlot 0 Outlot 1.22 $0 100% $0 2021 Included for acreage


O7 Outlot 0 Outlot 6.47 $0 100% $0 2021 Included for acreage


O8 Outlot 0 Outlot 2.52 $0 100% $0 2021 Included for acreage


ROW Right-of-Way 0 Right-of-Way 10.24 $0 100% $0 2021 Included for acreage


Total 354 70.3 $62,090,921 99% $54,565,129


New Development Forecast
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Parcel Label Acreage Class Proposed Use Sum of Acreage % Acreage


1 2.26 Residential Zero Entry Condos Commercial 13.35 19.00%


2 2.12 Residential Zero Entry Condos Public 33.63 47.87%


3 1.06 Residential Zero Entry Condos Residential 23.27 33.12%


4 1.53 Residential MF Residential Grand Total 70.25 100.00%


5 3.75 Residential MF Residential-3 Story


6 2.55 Residential MF Residential Maximum Residential % 35%


7 0.34 Residential SF Residential


8 0.28 Residential SF Residential


9 0.28 Residential SF Residential


10 0.28 Residential SF Residential


11 0.28 Residential SF Residential


12 0.29 Residential SF Residential


13 0.28 Residential SF Residential


14 0.28 Residential SF Residential


15 0.29 Residential SF Residential


16 1.74 Commercial Planned Business


17 11.61 Commercial Commercial


18 4.86 Residential MF Residential


19 0.28 Residential Duplex


20 0.27 Residential Duplex


21 0.27 Residential Duplex


22 0.27 Residential Duplex


23 0.32 Residential Duplex


24 0.27 Residential Duplex


25 0.27 Residential Duplex


26 0.27 Residential Duplex


27 0.32 Residential Duplex


28 33.63 Public Public Uses


Total 70.25 28


Acreage Calculations


51 West Development TIF Forecast


Page 4





		TID Feasibility Analyss 51 West 010721.pdf

		Pdf4

		Pdf1

		Pdf2

		Pdf1

		Pdf2

		Pdf2

		Pdf1












51 West Neighborhood Letter of Intent 
RHD Properties, LLC 
September 9, 2020 1 


September 9, 2020 
 
LETTER OF INTENT  
TO THE PLAN COMMISSION OF THE CITY OF STOUGHTON 
 
51 WEST NEIGHBORHOOD 
 
A mixed use neighborhood located in the northwest limit of the City of Stoughton adjacent 
to USH 51, comprising 68.15 acres of land just south of Rutland-Dunn Town Line Road. 
 
Owner:   RHD Properties, LLC 
   1081 Eagle CT 


Edgerton, WI 53534 
   Contact: Bob Dvorak 
   (608) 712-2048 
 
Consultant Services: MSA Professional Services, Inc. 
(planner, surveyor, engineer) 1702 Pankratz Street 
   Madison, WI  53704 
   Contacts: Kevin Lord, Steve Tremlett 
   (608) 242-7779 
 
Project Overview – RHD Properties, LLC is proud to submit this concept for a 68.15-acre mixed use 
neighborhood with 28 lots (plus, seven outlots) in the northwest limits of the City of Stoughton – just south of 
Rutland-Dunn Town Line Road and split by USH 51.  There are two commercial lots adjacent to USH 51, totaling 
14.94 acres, that will provide a mix of retailers and businesses that would serve nearby residential neighborhoods 
and commuters (e.g., grocers, retailers, medical offices, financial offices, limited- and full-service restaurants, and 
other similar commercial uses).  The remainder of the neighborhood will include a mix of residential unit types, 
from single-family to small and large multi-family buildings, providing a balanced neighborhood adjacent to 
shopping and inclusive of open space, parks and trails.  The description below provides the breakdown of uses 
per side of USH 51. 
   


 West side of USH 51: 2 commercial lots (14.94 acres), 11 single-family lots, 4 multi-family lots (142 
units), 3 independent living condo lots (38 units), and 4.49-acre park.   


 East side of USH 51: 1 multi-family lot (160 units), 9 duplex lots (18 units), and a 6.55-acre park. 
 
Existing Conditions - Presently the project area includes three city parcels split by USH 51 with two parcels 
(051001185012 and 051001180412, totaling 51.25 acres) on the west side and one parcel (051001180412, 16.9 
acres) on the east side. Currently, all three parcels are being farmed with a pocket of woodlands along Rutland-
Dunn Town Line Road in the northwest quadrant.  
 
Relationship to Nearby Properties – The proposed development is broken into two developments split by 
USH 51.  The surrounding uses are as follows: 
 


 Westside of USH 51: single-family/farmland/woodlands to the north, and farmland the west, and 
commercial/industrial/single-family to the south.   


 Eastside of USH 51: farmland to the north, (rural) single-family to the east, and single 
family/duplex/commercial to the south.  
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Urban Service Area Amendment – The proposed subdivision is currently just outside of the Stoughton 
Urban Service Area; however, the 2017 Comprehensive Plan shows most of the area in the short-term growth 
area.  An Urban Service Area amendment will be required to allow this development to move forward. 
 
Comprehensive Plan – The proposed subdivision is located in an area designated as the Northwest 
Planned Mixed Use (MU) Area, which is intended for a mix of commercial, office, light industrial and higher-
intensity residential uses.  Based on the Future Land Use Map, Planned MU is intended for residential buildings 
of three or more units; however, additional statements in the policy allow for more flexibility, as follows: 
  


 “The City should carefully monitor the development of multi-family housing within Planned Mixed Use 
areas in order to support the City’s goal of maintaining its predominately single-family character.” 
 


 “The Planned Mixed Use category is intended to allow consideration of a range of uses and zoning 
districts, with the understanding that the appropriate combination and arrangement of uses and zoning 
districts will be approved on a case-by-case basis.”  


 


RHD Properties, LLC has proposed duplex lots along Velkommen Way (east of Nygaard Street) to provide a 
natural extension of the single-family and duplex neighborhood to the south, as well as to provide a smooth 
transition to the rural single-family homes east of the development. Higher-density residential units are proposed 
north of Velkommen Way on Lot 19.  This provides increased density in the overall neighborhood and establishes 
a smooth transition from residential to the potential future commercial development to the north (shown in the 
2006 Linnerud Detailed Neighborhood Plan).  
 
On the west side of USH 51, RHD Properties, LLC proposes a mix of residential unit types from single-family to 
side-by-side condos to larger multi-family buildings. As proposed in the current Planned Mixed Use designation, 
high-density residential is preferred adjacent to intensive industrial/commercial to the south and planned 
commercial to the north and west (within this development).  However, to provide for a balanced neighborhood, 
RHD Properties, LLC is proposing to include a mix of unit types along the west end of the neighborhood concept, 
including some single-family lots. The proposed 9 single-family lots are compatible with the existing single-family 
lots to the south at 1497 Oak Opening Drive and 1509 Oak Opening Drive (as opposed to more intensive multi-
family buildings). Lots 4 and 5 help to maintain higher-density in the overall neighborhood, affording other lots to 
provide lower-density residential options.  The proposed independent living development (on Lots 1-3) provides 
housing options for seniors to “age in place” (i.e., remain in the community as they age).  Should seniors move 
into these independent living developments, the City’s existing (older) housing stock would become available as 
an affordable housing option for families and other individuals.   
 
Project Summary 


 DEVELOPMENT & ZONING: Residential densities will vary by lot, but average 10.8 units per acre on 
the west side and 24.8 units per acre on the east side. This matches the intent of the Planned Mixed 
Use designation in the Stoughton Comprehensive Plan. Commercial building intensities may vary 
because of the more urban nature of proposed development. Lots 1-5 and 19 may be zoned planned 
development, while the remainder of the lots may fall within conventional zoning standards.  
 


 PARK/OPEN SPACE: This concept proposes over 10 acres of parkland, inclusive of paved paths 
through stormwater management outlots. There is a planned 4.49-acre neighborhood park in the center 
of the neighborhood on the west side of USH 51. Within this park, are opportunities for six pickleball 
courts, a shelter with restrooms, a playground, a gazebo/seating area, and an open field for sports/play.  
A multi-use trail will extend along Dvorak Drive adjacent to the park, providing pedestrian access to the 
rest of the neighborhood and future adjoining neighborhoods.  Outlots 1 and 2 will provide preserved 
(wooded) open space with a trail that connects to the proposed park. On the east side of USH 51, there 
is a planned 6.55-acre park (includes roughly 3.5 acres dedicated to stormwater management) with a 
trail connecting the park to the neighborhood (and beyond).   
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 TRAIL/SIDEWALK NETWORK: Paved multi-use paths are proposed on both sides of USH 51.  On the 
west side of USH 51, paths are proposed along Oak Opening Drive, Dvorak Drive (west of Oak 
Opening Drive), and through Outlot 2.  This network will include an additional paved trail through Outlot 
1 that could connect to future extensions west along Rutland-Dunn Town Line Road.  On the east side 
of USH 51, a paved path will run along the eastern edge of the neighborhood through Outlot 7and the 
proposed park space (Outlot 6) and terminate in the northeast corner of the neighborhood.  Future 
connections by the City could link this path to Howard Heggstad Park and Virgin Lake Park.  The intent 
is to have these two paths connect across USH 51 via lands to the north (the Linnerud property on the 
east and RHD Properties, LLC on the west).  Sidewalks will be provided on both sides of all public 
streets, except where a multi-use path is planned, along Rutland-Dunn Town Line Road and along USH 
51 frontage.  
 


 ROADWAYS and ACCESS: The western portion of the development includes public access via Oak 
Opening Drive, Dvorak Drive, Master Lane and Apprentice Lane.  Dvorak Drive is proposed as a 
collector street for this development and future development to the west.  To provide quality access for 
the growth of the west side, RHD Properties, LLC would like the City to support a full- or limited-access 
intersection at Dvorak Drive and USH 51.  Roby Rd (Deer Point Drive) may or may not extend in the 
future west, leaving Jackson Street and Rutland-Dunn Town Line Road as the primary connections 
west.  Dvorak Drive provides the greater benefit to the City with access to the west and will provide 
better spacing between USH 51 intersections between Roby Road and Rutland-Dunn Town Line Road 
(as compared to Velkommen Way).  This neighborhood concept reserves a portion of the 100-ft right-of-
way to allow Rutland Dunn Town Line Road to extend east of USH 51 per the 2006 Linnerud Detailed 
Neighborhood Plan.   
 
On the east side of USH 51, access is provided via Velkommen Way and Roby Road (via Nygaard 
Street). Nygaard Street is extended to the northern limits of the development with a temporary 
hammerhead turnaround to connect to future development of the Linnerud property. RHD Properties, 
LLC (with support from the City) is requesting closing Velkommen Way intersection with USH 51 once 
Rutland Town Line Road is extended (east of USH 51) or traffic does not appear to be an issue after full 
buildout of the east side of 51 West Neighborhood.  


 


 TRAFFIC: The developer (with assistance from MSA Professional Services) will conduct a Traffic 
Impact Analysis (TIA), or trip generation study, for the 51 West Neighborhood to support potential 
intersection and access improvements along USH 51. The traffic study will be based on the approved 
concept, and with support of the City, will aide in discussions with the Wisconsin Department of 
Transportation. 


 
 UTILITIES: MSA is coordinating the water and sewer service with the City of Stoughton.  It is currently 


anticipated that the development on both sides of USH 51 will gravity drain to the sanitary manhole 
located at the rear yard connection of Lots 183 and 184 of the Blue Heron Addition to John Nygaard’s 
Virgin Lake Estates.  The sanitary will then gravity flow down Virgin Lake Drive to Roby Road and 
ultimately to the interceptor on Kings Lynn Road. The watermain will continue along Nygaard Street in 
anticipation of a future loop back to the north to Kings Lynn Rd. and to a potential future connection at 
Oak Opening Drive. 


 
 STORMWATER MANAGEMENT: As shown, there are four wet ponds for pre-treatment and five 


infiltration ponds that will serve this development and manage off-site runoff (from the south and east of 
Outlot 7).  The stormwater management system is intended to control peak runoff rates for events 
ranging from the 1-year through the 100-year event.  Additionally runoff volumes will be controlled for 
the annual average rainfall record (per county and state standards) but also for events ranging from the 
1-year through the 100-year event.  This last requirement is necessary to prevent volume related flood 
elevation increases in landlocked basins which lie downstream from the proposed site.  Note that these 
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requirements will need to be met regardless of on-site development density and potential changes in 
drainage patterns within the site. 


 
 NATURAL FEATURES: The 51 West Neighborhood incorporates a mix of uses and densities, while 


also providing for open space – specifically, adjacent to existing developed lands.  The proposed outlots 
preserves open space through two park spaces, trail corridors (min. of 50-ft wide), preserved woodlands 
and stormwater management areas. Additional information on the area’s natural features is provided 
below. 


 
o The Comprehensive Plan identifies lands along USH 51 just south of the Rutland-Dunn Town 


Line Road as a potential environmental corridor, but this needs verification.  Per the natural 
resource base map (Map 2 in the Comp Plan), this designation is based on woodlands that no 
longer exist.  These lands are not identified in the CARPC Environmental Corridor and there 
are no floodplain or surface water features. 
 


o There are woodlands adjacent to Rutland-Dunn Town Line Road (in the northwest corner of 
the development), which will be preserved along the roadway in Outlot 1.  The intent is to build 
a paved trail through this outlot that can be enjoyed by the neighborhood and general public.  
The trail will be designed to preserve mature hardwood trees, as much as possible, and to 
connect to the proposed neighborhood park (Outlot 3). 


 
o Based on the Wisconsin DNR’s surface water data viewer, there is no delineated wetland in 


the development area; however, there was a NRCS wetspot (i.e., wetland soil indicator but too 
small to map) shown in the southern section near USH 51 (west side).  A delineation will be 
necessary in this area based on a site visit by MSA’s assured wetland delineator. 


 





