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


 


Meeting of the:  


Date /Time: 
Location: 
 
 


 
 
Members: 


FINANCE COMMITTEE OF THE CITY OF STOUGHTON  
Tuesday, May 11, 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/463024269 
You may also join by phone using dial-in number 1 866 899 4679 
Access code 463-024-269 
 
Brett Schumacher (Chair), Lisa Reeves (Vice Chair), Ozzie Doom, Regina Hirsch, 
Michael Engelberger, Joey Neigum and Mayor Tim Swadley (ex-officio) 
   


Item # AGENDA 
1  Call to Order 
2  Communications 
3  Reports 


• None 
 
COMMITTEE BUSINESS 
4 Approval of the April 27, 2021 Finance Committee Minutes 
 
5 Discussion and possible action regarding the City collaborating with MadREP, 


Madison Development Corporation and regional Counties and Municipalities to 
participate in funding through the US EDA to establish a Revolving Loan Fund 


 
6 Resolution approving the agreement relating to an Urban Service Area 


Amendment, Tax Incremental District Evaluation and Amendment of Pre-
Annexation Agreement between the City of Stoughton and Fifty One West LLC  


 
7 Resolution authorizing the proper City official(s) to enter into an agreement with 


Ehlers to undertake a financial analysis of the project pro forma for a portion of the 
51 West Subdivision 


 
8 Resolution Authorizing the Issuance and Establishing Parameters for the Sale of 


Not to Exceed $2,350,000 General Obligation Promissory Notes, Series 2021A 
 
9 Resolution Designating Officials Authorized to Declare Official Intent Under 


Reimbursement Bond Regulations 
 
 



https://global.gotomeeting.com/join/463024269





 FUTURE AGENDA ITEMS  
 
- Waiving of certain licenses and fees 
- Funding of key fob cost at the Youth Center 
- Future Treatment of Costs Eligible for Special Assessments 
- Riverfront Purchase and Developer Agreement 


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








FINANCE 
April 27, 2021 @ 6:00 p.m.  
GoToMeeting 


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


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


Absent and Excused: 
Joey Neigum 


Also Present: 
Finance Director Friedl, Clerk Licht, Planning Director Scheel, Utilities Director Weiss, Alder 
Hundt, Alder Jenson and Attorney Dregne 


Finance Committee Election of Chair 
Motion by Reeves, second by Doom to nominate Schumacher as the Chair of the Finance 
Committee. Motion carried 6-0. 


Finance Committee Election of Vice-Chair 
Motion by Doom, second by Hirsch to nominate Reeves as Vice Chair of the Finance 
Committee. Motion carried 6-0. 


Communications: 
None 
 


Reports: the following report was entered into the record.  


• March Treasurer’s Report 


 


Approval of the April 13, 2021 Finance Committee Minutes 
Motion by Doom, second by Reeves to approve the minutes. Motion carried 6-0. 


Approval of the April 14, 2021 Joint Redevelopment Authority and Finance Committee 
Minutes 
Motion by Reeves, second by Doom to approve the minutes. Motion carried 6-0. 


Discussion and possible action in consideration of paying down the KPW Commercial 
Phase MRO using a schedule other than the scheduled outlined in the Second Amended 
and Restated Agreement to Undertake Development dated June 9, 2015 
Reeves asked if there was a benefit to the City.  Ron Henshue state it would be used to pay down 
notes that they are paying 12% interest on. Finance Director Friedl stated the benefit would be to 
increase the City’s Moody’s rating.  He added  that this TIF is not one we need to worry about in 







terms of cash flow. Motion by Reeves, second by Doom to pay out the entire $550,000 in 2021. 
Motion carried 6-0. 


 
Discussion and possible action regarding the City collaborating with MadREP, Madison 
Development Corporation and regional Counties and Municipalities to participate in 
funding through the US EDA to establish a Revolving Loan Fund 
Craig Kettleson and Jason Fields presented. Timeline would be late may/early June for knowing 
more and setting and amount.  MadREP will be at a future meeting to discuss more.  


Resolution Designating Officials Authorized to Declare Official Intent Under Reimbursement 
Bond Regulations 
The committee ran out of time and did not discuss nor take action on this item.  
 
 
COMMITTEE BUSINESS – TIME PERMITTING 


 
Update regarding the timeline and process related to the creation of TIF No. 9 and the 
HWY 51 West project 
The committee ran out of time and did not discuss nor take action on this item 
 
Discussion and possible action regarding investigating the waiving or delaying of certain 
license and permit fees further 
The committee ran out of time and did not discuss nor take action on this item 
 


Adjournment: 
Motion by Reeves, second by Doom to adjourn at 7:00 p.m. Motion carried 6-0. 


 


Respectfully Submitted, 


Holly Licht, City Clerk  


 








CITY OF STOUGHTON 
FINANCE DEPARTMENT 


207 S Forrest, Stoughton, WI 53589 
 


(608) 873-6677     www.ci.stoughton.wi.us 
 
 
 
 
 
 
Date:  April 22, 2021 
 
To:  Finance Committee  
 
From:  Jamin Friedl 
   
Subject: EDA-RLF Participation 
 
The City of Stoughton has been asked by Madison Region Economic Partnership (MadREP) to 
consider participating in a partnership of regional counties and municipalities to take advantage 
of COVID relief funding expected to be offered by the US Economic Development 
Administration (EDA). MadREP is currently seeking participation from all 8 MadREP counties 
to satisfy the 80:20 match requirement. MadREP’s current target is $10 million in funding to 
establish a Revolving Loan Fund program, which will require $2 million in matching funds ($8 
million provided by EDA).  
 
During the first two years of the program, the primary objective would be to save and retain 
businesses adversely impacted by the COVID crisis. During the RLF period, the primary 
objective would be to make investments that positively impact the workforce, support new 
product development and innovation, and grow the regional tax base.  
 
MadREP is in the preliminary stages of preparing its proposal to EDA. As part of that process, 
MadREP is requesting how much (if any) individual municipalities and counties are willing to 
commit as part of the required matching funds. 
 
Here are some additional points to consider: 
 


• While we know EDA stands to receive a $3B allocation from the ARPA (the CARES Act 
was $1.5B for comparison), we have yet to see enough guidance to know what may or 
may not qualify as an eligible use of funds.  MadREP has been told by EDA Chicago 
staff to expect the NOFO will be issued in late May or early June.  A couple of things we 
will be looking for in the document is whether RLF’s are eligible and the matching 
requirement (50:50 or 80:20 same as the CARES Act). 


 
 


 



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





• Dane County is also considering using ARPA funds to help stand up the RLF, and we all 
have the same question whether they qualify as Federal funds for purposes of meeting the 
match requirement.  MadREP is working with the County Executive’s office to try and 
figure this out.  
 


• MadREP is planning to convene some type of Summit of all the region’s municipalities 
to help convey details about the program and understand local priorities.  They are 
looking to generate some alignment on projects that might benefit the region and create 
capital efficiencies (avoid duplicate spending, fund transformational projects, etc.). 
 


• MadREP has also reached out to banks through the Wisconsin Banker’s Association and 
think they may have an interest in participating in some type of fund.  It helps that they 
have had a positive experience working with MDC on a Venture Debt Fund.  The 
question here is whether they want to comingle their contributions with EDA funding, or 
create a private fund with potentially more flexibility.  MadREP has been talking about 
replicating MDC’s Venture Debt Fund on the regional level and has had several 
communities, including Dodge County, tell them they would be more interested in 
contributing to this type of fund.  They just closed out their CDBG loan fund program 
(through the CDBG Close program offered by DOR) and are reluctant to get back into 
the RLF game using EDA funding.  


 
City staff is requesting a recommendation from the Finance Committee as follows: 


• Is the City willing to commit funding to this program if successful? 
• If so, what amount is the City willing to commit at this point in time? 
• If so, is the City willing to commit reserves, ARP funding or both to this program? 
• Is the City interested in going the private fund route if that became the preferred option? 


 
We are not asking for an immediate answer, but we wanted to keep the Committee informed of 
how this potential program is evolving as we continue to learn more about the American Rescue 
Plan.  
 
 
Respectfully, 
 
Jamin Friedl 
 
 







City of Stoughton
General Fund Unassigned Fund Balance Analysis
As of December 31, 2020 and previously


Forecasted 2020
After Forecasted


Adjustments 2020 2019 2018 2017 2016 2015 2014
General Fund 


Fund Balance
Nonspendable 1,458,338$             1,524,912$             1,394,058$              1,159,444$       1,016,502$       991,095$          1,052,968$       947,919$          
Restricted -$  - - - - - - - 
Committed -$  - - - - - - - 
Assigned 1,090,151$             1,160,151 1,160,595 1,206,970         1,119,700         1,069,756         1,038,261         1,017,182         
Unassigned 4,482,473$             4,412,471 4,248,928 3,884,355         3,743,097         3,364,758         3,231,239         2,930,387         


7,097,534$             7,097,534$             6,803,581$              6,250,769$       5,879,299$       5,425,609$       5,322,468$       4,895,488$       


Adjustments include moving the $70,000 Liability Insurance Loss amount to Unassigned and forgiving the $67,000 advance to the RDA.


Other Governmental Funds
Unassigned Deficit Fund Balances 
- Potiental funded by General Fund's unassigned category (does not include TIF Deficits the City has already setup Advances between General Fund and TIF's).


The amount of advances are shown within Nonspendable Fund Balance in the General Fund.


Opera House (Note A ) (432,723)$               (432,723)$               (361,299)$                (285,304)$         (331,496)$         (247,842)$         (215,827)$         (129,534)$         


(432,723)$  (432,723)$  (361,299)$  (285,304)$         (331,496)$         (247,842)$         (215,827)$         (129,534)$         


General Fund
Available Unassigned Fund Balance 4,049,750$             3,979,748$             3,887,629$              3,599,051$       3,411,601$       3,116,916$       3,015,412$       2,800,853$       
Budgeted Expenditures 13,942,314$           13,942,314$           13,924,094$            13,068,988$     12,826,246$     12,468,698$     12,110,204$     11,665,862$     


Compliance
 with Minimum Fund Balance Policy 29.0% 28.5% 27.9% 27.5% 26.6% 25.0% 24.9% 24.0%


Availability to 25% with unassigned monies 564,172$  494,169$  406,606$  331,804$          205,040$          (259)$  (12,139)$           (115,613)$         
Availability to 20% with unassigned monies 1,261,287$             1,191,285$             1,102,810$              985,253$          846,352$          623,176$          593,371$          467,681$          


Note A  - Actual Unassigned Fund Balance for the Opera House at 12/31/20 was ($228,519); however, for a more conservative approach we have reduced that value by the amount of
CARES funding received in 2020.
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2014 2015 2016 2017 2018 2019 2020


Unassigned Fund Balance Per Policy


NOTE - THE FORECASTED 2020 AFTER ADJUSTMENTS COLUMN MATCHES THE DRAFT AUDITED FINANCIAL STATEMENTS



jfriedl

Highlight







2020 2019
2020 YTD BALANCE AVAILABLE % BDGT % BDGT


DESCRIPTION AMENDED BUDGET 12/31/20 BALANCE USED USED
Fund 100 - GENERAL FUND
REVENUES 13,936,134 13,912,996 23,138 99.83           101.30             
EXPENDITURES 13,927,314 13,683,310 307,551 97.79 98.87


8,820 229,686 (284,413)


2020 2019
2020 YTD BALANCE AVAILABLE % BDGT % BDGT


DESCRIPTION AMENDED BUDGET 12/31/20 BALANCE USED USED
CONSOLIDATED GENERAL FUND
REVENUES 14,104,164 14,092,101 12,063 99.91            102.44             
EXPENDITURES 14,110,314 13,864,721 245,593 98.26           98.93


(6,150) 227,380 (233,530)


Margin 12/31/19 12/31/20
Actual Revenues 13,348,918$             13,912,996$                      
Less: Transfers (4,063,593)$            (4,668,505)$                      


9,285,325$             9,244,491$                        


Actual Expenditures 13,048,897$             13,683,310$                      
Less: Transfers (4,063,593)$               (4,668,505)$                      


8,985,304$               9,014,805$                        
300,021$                   229,686$             


Less: CARES Funding -$        (118,511)$   
300,021$                   111,174$            


Calculated 12/31/20 Margin 3.23% 2.48%
Less: CARES Funding 3.23% 1.20%


INCOME STATEMENT FOR STOUGHTON CITY - GENERAL FUND -  INCLUDING RDA FOREGIVENESS
PERIOD ENDING 12/31/2020        


NOTE - THE CONSOLIDATED GENERAL FUND BOTTOM LINE MATCHES THE DRAFT AUDITED FINANCIAL STATEMENTS
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TITLE PAGE 
 


Title page: Include with the RLF Recipient’s name and the date of the draft (for draft plans 
being submitted for review) or date the Recipient’s Board adopted the RLF Plan (for submittal 
of final plans). 
 
Proposed $10M total program with $8M provided by the EDA and $2M provided from regional 
counties and municipalities (satisfying EDA’s 80:20 match requirement). 
 
Target geography would be all 8 of MadREP’s counties.  I think we need to make this clear as 
the CEDS includes only 6 of the 8 counties. 
 
Implementation and administration of the Fund would be provided by an “Operational 
Partner” under contract with MadREP. 


 
PART I: 


 
REVOLVING LOAN FUND STRATEGY 


 
Part I should summarize the Comprehensive Economic Development Strategy (CEDS), or 
other comparable document, and discuss the use of the RLF financing as part of the broader 
business development strategy developed to support achievement of the goals and the 
objectives established through the CEDS process. The sequence of subsections of this part 
are designed to lead the reader from the general to the more specific, providing an 
explanation of how the RLF strategy was arrived at, and establishing the strategic, 
organization, and programmatic context for the proposed use of the RLF. The minimum 
content and format of this Part I is as follows: 


 


A. ECONOMIC ADJUSTMENT OVERVIEW 
 


This section addresses the state of the local and regional economy. A short description of 
the area’s CEDS, or other comparable document, should be provided, outlining the full 
range of economic development activities planned and being implemented and then 
describe how the RLF will be used to support those activities. 


 
1. Describe the cause, nature and scale of the economic adjustment problem(s) 


and economic distress to be addressed by the RLF. 
 


2. Identify the plan(s) or strategies developed to deal with the economic 
adjustment problem(s) and economic distress, and discuss elements of the CEDS 
or economic adjustment strategy, as appropriate. See 13 CFR 307.9(b)(1). 


 
3. Describe how the RLF will be used to support specific economic adjustment 


activities identified in the CEDS or economic adjustment strategy for the area. See 
CFR 13 307.9(b)(2). 


 
CEDS document adopted in March 2019. 
 







The pandemic was not anticipated during the development of the CEDS, but due to flood 
activity that occurred in late 2018 and early 2019, the plan did include strategies 
supporting economic resiliency and recovery.  A key program implemented by MadREP 
during the flood recovery period in 2019 was the disaster recovery microlending (DRM) 
program.  Staff used $750,000 in state resources to originate zero interest loans up to 
$15,000 to 53 borrowers.  MadREP would recruit an Operational Partner to enhance this 
experience. 
 
Initial loans during the first two years of the EDA-RLF program would focus on regional 
lending in support of COVID recovery efforts.  During the RLF period, we would focus on 
funding regional start-up and expansion projects that have a positive impact on: 
 


• Reducing the economic disparity between Dane and the outer counties. 


• Supporting Madison region start-ups as a means of encouraging innovation and 
entrepreneurship.  


• Supporting foreign direct investments efforts (recent examples include MacDon 
Industries, Canada, Little Potato Company, Canada, and Eurofins, Belgium). 


• Supporting economic gardening efforts as a means of fostering the growth of small and 
mid-sized companies. 


• Supporting future flood recovery and other resiliency efforts. 


• Supporting the start-up and growth of companies owned and operated by women and 
individuals of color. 


 
B. BUSINESS DEVELOPMENT STRATEGY 


 
This section addresses the Business Development Strategy developed through the CEDS or 
other economic development planning process. The Business Development Strategy enables 
the community to determine the need for the RLF and the type of RLF investments that 
would be most effective in combination with partner business assistance programs. The 
following features of Business Development Strategy should be addressed: 


 
1. Objectives: 


Identify the objectives of the Business Development Strategy (i.e. an increase in 
the capacity of local business to supply parts and services to a major local 
manufacturer, encourage the creation of firms to develop and commercialize 
products that add value to a local employer, assist small manufacturing firms to 
integrate new production technologies or the development of new market 
clusters). 
 
During the first two years of the program, the primary objective would be to save 
and retain businesses adversely impacted by the COVID crisis. 
 
During the RLF period, the primary objective would be to make investments that 
positively impact the workforce, support new product development and 
innovation, and grow the regional tax base. 


 
2. Targeted Businesses: 







Identify the appropriate characteristics of the businesses in the economic sectors 
targeted by the Business Development Strategy that the RLF would target as 
prospective borrowers such as; number of employees, age, ownership, management 
structure, products, existing markets, local industry cluster participation, 
competitiveness, production process, capital, type of jobs, consistence with RLF Plan. 
 
Initial loans would target all industry sectors in an effort to mitigate the adverse 
impacts of COVID.   
 
Loans during the RLF period would be targeted toward the Region’s five key industry 
sectors; namely, advance manufacturing; information and communications 
technology (ICT); biosciences; health care; and agriculture, food and beverage. 


 
3. Business Needs: 


Describe the types of assistance that would be needed by your targeted businesses 
such as access to technical information, other forms of technical assistance, financing 
and incubator space and what process was undergone to identify these needs. 
 


4. Other Programs & Activities: 
Describe the other programs and activities undertaken by the public sector and/or 
local economic development organizations to address the needs of afore mentioned 
targeted business. 


 
I would suggest that we use this space to describe the honeycomb which identifies the types of 
assets available in the Region to support business start-up and expansion activities.  We can 
make the point that many of these assets and services are centered in the City of Madison.  Two 
problems we are solving with the RLF is a lack of risk capital, particularly in Dane outside of the 
City and in the outer counties, and the need to expand the provision of technical assistance 
services to all areas of the Region. 


 
C. FINANCING STRATEGY 


 
This section addresses the Financing Strategy for the RLF based on the sources of financing 
(both public and private) available to support the Business Development Strategy. This 
includes the many different types of financing tools needs by the business targeted as 
borrowers.  An analysis of the characteristics of the demand for and supply of public and 
private financing will determine the appropriate niche for the RLF to fill. Please address this in 
terms of the following: 


 
1. Financing Needs: 


Describe the type of financing needs and opportunities for target businesses 
identified in the Business Development Strategy. 


 
2. Local Capital Market: 


Provide an assessment of the local capital market discussing the area’s financial 
needs. Discuss the impact this condition has had on the area’s economic and 
business development activities including: 
► The current availability of private financing and the prevailing commercial 







lending policies and restrictions. 
► The current availability of public financing including any other RLF’s or other 


similar lending programs. 
► The role of public and private lenders in supporting the community’s 


Business Development Strategy. 
 


3. Any other financing problem(s) or gaps in the local business finance capital market. 


 


4. RLF Financing Niche: 
This section addresses the financing niche that your RLF will fulfil and should include 
the types of businesses or firms (start-ups, business expansions, size of business, 
etc.), types of financing (fixed asset, working capital, etc. ), and the schedule of terms 
(repayment terms, collateral requirements, interest rates, etc.) 


 
Other programs active in our market include: MDC, WBD, WWBIC, and Forward Community 
Investments (FCI).  Loan types that I think we could focus on that might help us differentiate 
from these existing programs: 


 


• Disaster and resilience lending for flood and economic recovery 


• Business turnarounds 


• Specialized real estate 


• Specialized equipment 


• Working capital 


• New markets and/or product innovation 
 


MadREP would be in a unique position based upon our business intelligence and BRE efforts to 
identify and support this type of deal flow. 


 
We will work to recruit an Operational Partner with local experience in implementing similar 
programs from this listing. 


 


D. FINANCING POLICIES 
 


This section addresses the RLF specific policies designed to guide your financing activities 
with the specific objective of prudent management and lending practices. Discuss the 
standard lending terms and any special financing techniques that the RLF may utilize. The 
financing policies must be consistent with EDA policies and requirements. See 13 CFR 
307.9(b)(2)(ii). 


 
1. Eligible Lending Area: 


Define the geographic lending area. Applicants representing a larger area than the 
RLF eligible area (for example: a multi-county planning district with an RLF for only 
some of its counties) may target to the smaller area, but it should clearly state that 
other eligible lending areas may be added in the future with EDA’s prior written 
approval. 
 
All 8 counties of the MadREP Region. 







 


2. Allowable Borrowers: 
Indicate the allowable type of borrower (for profit, nonprofit, start-up businesses, 
business expansions, business retention, etc.) and allowable sectors (retail, 
commercial service, industrial, etc.) 
 
All types of borrowers, including both for-profit and non-profit businesses, focused 
on all sectors during the COVID recovery period (first two years of the program), and 
then migrating to the Region’s five target sectors during the RLF period. 


 
3. Allowable Lending Activities: 


Indicate the allowable lending activities. 
 
Focus on real estate, equipment and working capital.  COVID loans would in theory 
skew heavily toward working capital used to cover expenses like inventory, payroll, 
rent and utilities. 


 
4. Prohibited Lending Activities: 


The RLF Plan should also list the prohibited uses of RLF capital. At a minimum, the 


prohibited uses outlined in EDA regulations should be included. See 13 CFR 307.12(b). 


 


No alcohol, gambling and/or other illicit activity.  Micro-breweries, wineries and 


distilleries could qualify for funding if 50% or more of their revenue is generated from 


the restaurant side of the business.  Restaurants would qualify as AFB target 


businesses.  We will stay away from retail in the RLF period. 


 
5. Loan Size: 


Indicate the range of loan sizes that the RLF will consider. A maximum loan size must 
be indicated. In order to protect the initial capital base, the maximum loan size should 
not exceed 25% of the RLF. As the RLF capital base grows, the Recipient may consider 
amending the RLF Plan to increase the maximum allowable loan size. 
 
Maximum loan size of $500,000. 
 
The average loan size would probably be small to start (when we are dealing with 
restaurants and small service companies) and increase during the RLF period (as we 
migrate to our target sectors and expansion projects). 


 
6. Interest Rates: 


Indicate the range of allowable interest rates the RLF will change borrowers. The RLF 
Plan must include the language from the EDA minimum interest rate regulations. See 
13 CFR 307.15(c). 
 
Initial loan period (COVID recovery): 0% to 5% maximum interest rate. 
 
RLF period: 4% to 5% maximum interest rate.  For comparison, the prime rate is 







currently 3.25%. 
 


7. Terms: 
Indicate the standard and maximum repayment terms for each type of loan. 
 
Working capital 3 to 5 years 
Equipment  5 to 10 years 
Real estate  20 to 30 years 
 


8. Fees: 
Indicate standard loan fees which will be charged to borrowers and the amount 
or percent in the case of an origination fee that is percentage based. 
 
Loan closing fees of 2.0%, which can be financed by the borrower. 
 
Fess would be used to pay for: 


• Staffing 


• Marketing 


• Environmental review 


• Attorney’s fees 


• Accounting services 


• Audit fees 


• Legal searches and UCC filings 


• Credit reports, appraisals and other background checks 
 


9. Equity & Collateral: 
Indicate the type and form of any equity or collateral to be required of borrowers. 
 
Convertible debt (or debt which can be converted to equity) would be allowed when 
assets are not generally available for collateralization purposes (See 11 below). 
 
Otherwise the program will seek to perfect standard collateral (GBSA, SBSA carve out 
on equipment if we can get it, and mortgage).  Seek the best security position possible, 
realizing we will most often be the second position junior lender.  We would be willing 
to take a third position on the right deal.  
 
The program will try and avoid requiring personal guarantees unless they are deemed 
necessary by the Loan Administration Board to properly secure the loan.  They will only 
be required from owners with 20% or more equity.  The owner must have assets with 
discernible real value for the program to pursue the guarantee.  We will use clawback 
provisions in the Loan Agreement versus personal guarantees as a protection from 
fraud. 


 
10. Moratoria: 


Indicate whether loan moratoria will be permitted on principal payments, and if so, 
indicate the maximum moratorium. Also, state the process, criteria or procedures for 
determining whether a moratorium will be permitted for a particular loan. 







 
Moratoria will be permitted on both principal and interest for a maximum of 6 months 
on COVID related lending.  Interest will still accrue during this period.   
 
Moritoria on principal only will be considered, for again up to a maximum of 6 month, 
during the RLF period.  Interest only payments will be required during this period.  


 
11. Start-ups: 


Indicate ALL policies that are different for loans to start-ups businesses versus loans 
for retention or expansion of an existing business. 
 
Convertible debt is permitted for start-ups where their only, or a majority of the, 
collateral value is represented by the company’s intellectual property. 


 


12. Working Capital: 
Indicate whether working capital loans will be permitted with the RLF. 
 
Working capital loans up to 100% of the loan value would be permitted during the 
initial two year period for COVID recovery. 
 
During the RLF period, the working capital loans would be permitted up to 80% of the 
loan value, recognizing that many financial gaps in the capital stack originate from 
primary lenders not be willing to finance working capital. 


 
13. Credit Not Otherwise Available: 


The RLF Plan must include a policy that RLF capital cannot be used to substitute for 
otherwise available private capital. Any potential borrower must demonstrate that 
credit is not otherwise available. See 13 CFR 307.15(b)(2)(viii), and the Standard 
Terms and Conditions Part III.A.2. This would typically be in the form of a bank “turn-
down” letter or letter indicating that the bank can only finance a portion of the 
needed capital. 
 
This provision is waived for COVID, but will be in effect during the RLF period. 


 


E. PORTFOLIO STANDARDS AND TARGETS 
 


The RLF Portfolio Standards and Targets are used by EDA to measure the economic 
performance of the loans made by each RLF. The Portfolio Standards and Targets must be 
consistent with EDA Policies and Requirements. See 13 CFT 307.9(b)(2)(ii). 


 
1. Target Percentages: 


Indicate the targeted percentage of RLF investments based on: 
► Land Use (i.e. industrial, commercial, service commercial, etc.) 
► Business Status (start-up, expansion, retention) 
► Loan Type (fixed asset loans vs. working capital loans) 


 
During the initial two year COVID recovery period, we will focus on primarily working 
capital lending (approaching 100%) with the intent to retain existing businesses.  Our 







investment level targets would be based upon business status as follows: 


• Retention   60% 


• Start-up   20% 


• Attraction  20% 
 
During the RLF period, we would migrate to loan type targets as follows: 


• Working capital  50% 


• Equipment  40% 


• Real Estate  10% 
 


2. Private Sector Leverage: 
Indicate the minimum ratio of private sector capital to be leveraged by RLF capital. 
EDA requires a base ratio of $2 in private financing for every $1 in RLF financing, for 
the portfolio overall. See 13 CFR 307.15(d). 
 
Match requirement waived for COVID lending. 
 
During the RLF period the program will require a minimum 1:1 match per loan.  The 
portfolio target will be the EDA requirement of 2:1. (Note: In my experience most, if 
not all, of the loans will be closed with participatory lenders meaning there will always 
be match.) 


 
3. Job Cost Ratio: 


Indicate the RLF’s minimum job/($)cost ratio. 
 
$25,000 to $30,000 per job. 


 
F. RLF LOAN SELECTION CRITERIA 


 
This section addresses the economic impact criteria to be used to evaluate proposed loans. 
EDA endorses the following criteria: 


 
1. Is the proposed loan and all activities consistent with the RLF Plan? See 13 


CFR 307.17(a). 
2. Does the proposed loan application capitalize on existing regional assets? 
3. Will the proposed loan support and advance innovation, increase productivity 


in a particular industry or emerging sector of the economy? 
4. Is the potential borrower part of an existing industry cluster? 
5. To what extent will the project leverage private investment that would not 


otherwise come to fruition without the RLF’s investment? 
6. Will the proposed loan result in the creation or retention of higher-skilled, higher-


wage jobs? 
 


All seem reasonable. 
 


E. PERFORMANCE ASSESSMENT PROCESS 
This section addresses how the RLF Administration will assess the performance of the RLF. 


 







1. Discuss how the overall performance of the RLF will be evaluated. Include the 
frequency of evaluation and the staff or entity responsible for the assessment. 
Finally, provide the process for distribution and feedback on the results of the 
evaluation. 


 
Semi-annually as part of the EDA reporting process (4 times during the initial 2 year 
disbursement period). 


 


2. Discuss the process for intergradation of the results of the performance review as 
described in the section above and evaluating and updating the RLF Plan. Ensure the 
EDA requirement of updating the RLF Plan every five years is included in this section. 
See 13 CFR 307.9(c)(1). 


 
Changes will be incorporated by amendment. 


  







PART II: 
 


REVOLVING LOAN FUND OPERATIONAL 
PROCEDURES 


 
This section serves as the Recipient’s internal operating manual and will inform staff of the 
approved set of administrative procedures for operating the RLF. All operating procedures 
will conform to the most current “Prudent Lending Practices,” as defined in 13 CFR 307.8. In 
administering the RLF, the Recipient shall adopt procedures to comply with and ensure that 
potential borrowers comply with applicable Federal, State and local laws and regulations 
including, but not limited to, 13 CFR Part 307. The minimum content and format of this Part II 
is as follows: 


 


A. ORGANIZATION STRUCTURE 
 


1. Critical Operational Functions: 
Describe the organizational structure under which the RLF will be operated. For each 
of the functions critical to the RLF’s lending activities listed below, identify the 
responsible parties including those from outside the organization: 
► Marketing the RLF (identifying and developing appropriate financing opportunities) 
► Business assistance and advisory services to prospective and actual 


borrowers (identify the types and sources of services available in approved 
lending area) 


► Environmental review 
► Loan processing (reviewing applications, conducting credit analysis, preparing 


loan documentation and recommendations) 


► Loan closings 
► Loan servicing (monitoring repayment activities, referring troubled loans to the 


appropriate technical assistance provider, administering loan collections, 
handling defaulted loans and foreclosures) 


► Organizational administration (financial record keeping, ensuring compliance 
with all EDA requirements) 


 
Operational functions will be staffed by the Operational Partner under contract.  
MadREP will dedicate up to 0.5 FTE to provide business technical assistance 
support to loan recipients. 


 
2. Loan Administration Board: 


Describe the general composition and operating policies for the Loan 
Administration Board. The Loan Administration Board shall be responsible for 
making all final loan decisions. It is permissible to have separate loan review 
boards or other preliminary screening procedures, but the formal Loan 
Administration Board must be clearly identified. The section describing the Loan 
Administration Board must include: 
► Size and composition of the Loan Administration Board 
► Experience and occupational requirements (i.e. lender experience) 
► Process for appointing members including the appointing authority 
► Terms of service 







► Quorum requirements 
 


Will be organized and staffed by the Operational Partner with MadREP holding one 
seat. 


 
3. Conflicts of Interest: 


Address how the organization will identify and deal with a conflict of interest when 
it arises. At a minimum, the RLF Plan must include the language from EDA’s conflict 
of interest regulations. See 13 CFR 307.17; also Part II.D of the RLF Standard Terms 
and Conditions. 
 
Incorporate the standard EDA language. 


 


B. LOAN PROCESSING PROCEDURES 
 


1. Standard Loan Application Requirements: 
Provide a checklist showing the items to be required of every RLF loan applicant. EDA 
acknowledges that not all checklist items will apply for each loan applicant and that 
certain situations may therefore require additional items not on the list. 
 
We need to develop using MadREP’s DRM checklist and checklists from the 
Operational Partner as a starting point. 


 


2. Credit and Financial Analysis: 
Describe both the process and procedures for credit and financial analysis of each 
loan applicant to include at a minimum: 
► Credit reports 
► Standard collateral requirements (personal guarantees, mortgages, insurance) 
► Standard Equity requirements (how will they be documented/confirmed) 
► Appraisal Reports 
► Credit not otherwise available (bank letter) 


 
We will follow industry best practices for underwriting (credit reports, appraisals, 
inspections, etc.), relying upon the experience of the Operational Partner to define 
the process. 
 
Note: the credit otherwise available provision is waived during the COVID recovery 
period, but will be enforced in the RLF period. 


 
3. Environmental Review: 


Discuss how the Recipient will ensure compliance with applicable environmental 
laws and regulations, including but not limited to 13 CFR Parts 302 and 314, the 
National Environmental Policy Act of 1969 and all other Federal environmental 
mandates. The RLF Plan shall include the following procedures for environmental 
review of loan applications for all construction projects: 


 


► Determine whether the project will result in a significant adverse environmental 
impact. The application may be asked to submit additional documentation as 







necessary to make the determination. No activity shall be financed which would 
result in a significant adverse environmental impact unless that impact is to be 
mitigated to the point of insignificance. When necessary to ensure compliance, 
any required mitigation shall be made part of the loan conditions. 


► Determine whether the project involves new above-ground development within 
a floodplain based on a review of the proposed development against FEMA 
Flood Insurance Rate Maps. No activity shall be financed which would result in 
new above-ground development in a 100-year floodplain, per E.O. 11988. This 
determination will be made by reviewing the proposed development against 
FEMA Flood Insurance Rate Maps. 


► Determine whether the project will be located within or adjacent to any wetland 
area. The applicant may be required to provide wetland delineation information 
as necessary. No activity shall be financed which would result in alternation of 
any wetland or in any adverse impact on any wetland without consultation with 
the U.S. Department of the Interior Fish and Wildlife Service and, if applicable, a 
Section 404 Permit with the Army Corp of Engineers shall be obtained. 


► The RLF Plan should indicate that the Recipient shall notify the State 
Historic Preservation Officer (SHPO) of each approved loan that involves 
significant new construction and expansion and request and receive 
comments on the effect of the proposed activity on historic and 
archaeological resources prior to closing of the loan. In cases where SHPO 
has recommended actions or has determined an adverse impact, the 
Recipient and loan applicant must work with the SHPO and EDA to address 
any issues identified before the loan is closed. 


► The RLF Plan should indicate that all loan applicants are required to provide 
information regarding whether or not there are hazardous materials such as EPA 
listed hazardous substances (see 40 CFR 300), leaking underground storage 
tanks, asbestos, p polychlorinated biphenyls (PCB), or other hazardous materials 
present on or adjacent to the affected property that have been improperly 
handled and have the potential of endangering public health, If deemed 
necessary, loan applicant may be required to perform or provide evidence of 
performance of a Phase I Site Assessment to identify possible sources of 
contamination, a Phase II Site Assessment to test soil and/or groundwater 
samples, and a Phase III Site Remediation involving mitigation of applicable 
contaminants. No activity shall be financed which involve unresolved site 
contamination issues. Loan applicant shall be responsible for working with the 
appropriate state environmental agency office to resolve any outstanding issues 
before any loan can be approved for the affected site. 


 
We should be able to search databases for floodplain and wetland impacts.  
Databases are also available for hazardous materials and LUST sites.  We might need 
to lean on a consultant to complete the environmental review process. 
 


4. Loan Write-Up: 
The loan write-up is intended to summarize the key components of the proposed 
loan including: firm history, management, product, productions capability, market 
conditions, financing, collateral, repayment ability, consistency with the RLF’s 
Financing Policy and whether any environmental issues exist. 







 
The Operational Partner will provide the boiler plate for this process. 


 
5. Procedures for Loan Approvals: 


Describe the procedure for loan approvals, making sure that the following elements 
are clearly described: 
► How will each loan application be presented to the Loan Administration Board? 
► Is there a recommendation committee and if so, describe their role in the 


approval process. 
► How the RLF Recipient will ensure that the Loan Administration Board reviews 


and approves loans in accordance with the approved financing Policies, 
Targeting Criteria, and Loan Selection Criteria of the RLF Plan. 


► What kind of vote constitutes an approval (i.e. majority, 2/3, etc.) 
► How will the approval be documented in the original loan application file 


(board meeting minutes, resolutions or other official documentation) 
 


The Operational Partner’s staff will complete the underwriting and provide a 
recommendation through the loan write up to the Loan Administration Board. A 
simple majority of the quorum will be necessary to act on the request 
(approve/deny/defer).  Meetings can be on-line versus in person. 


 
C. LOAN CLOSING AND DISBURSEMENT PROCEDURES 


 
1. Loan Closing Documents: 


Provide a list of documents that will be required for the types of loans made under 
the RLF and any special timing requirements. Per 13 CFR 307.15(b)(2), the required 
documents shall include: 
► Original, signed loan application 
► Loan agreement 
► Meeting minutes documenting the approval the RLF loan application 
► Promissory note 
► Security agreement(s) 


► Deed of trust or mortgage (as applicable) 


► Agreement of prior lien holder (as applicable) 
► A signed bank “turn-down” letter demonstrating that credit is not 


otherwise available. 
 


We will need to develop the Loan Agreement and have an attorney review.  
This document will be used to define all the lending terms and pass along 
the EDA loan requirements.  The ones I have seen are typically 10-12 pages.  
We already have the promissory note from the DRM program.  Other items 
can be developed. 
 
The bank turn down letter will only be required during the RLF period. 


 
2. Loan Agreement Provisions: 
► Indicate how the RLF Administrator will ensure that RLF funds are used as 







intended. Each loan agreement must clearly state the purpose of said loan. See 
13 CFR 307.17(a). 


► All RLF loan documents and procedures must protect and hold the Federal 
government harmless from and against all liabilities that the Federal 
government incur as a result of providing an RLF Grant to assist directly or 
indirectly in site preparation or construction, as well as the direct or indirect 
renovation or repair of any facility or site. See 13 CFR 307.10(c). 


► Indicate the procedure for ensuring that prospective borrowers, consultants, 
or contractors are aware of and comply with the Federal statutory and 
regulatory requirements that apply to activities carried out with RLF loans. All 
EDA RLF loans must include loan call stipulations for instances of non-
compliance. See 13 CFR 307.10(b). 


 
Passing along all of these provisions is what makes the Loan Agreement a 10-12 
page document.  One thing to note:  If you use a lot of the CFR references in the 
Agreement, borrowers and some attorneys never know what the heck those are 
and it can slow down the closing process.  Unfortunately, it is unavoidable. 


 


3. Loan Disbursement: 
► Indicate the policies and procedures that a loan recipient must follow when 


drawing loan funds including pre-disbursement requirements for working capital 
loans, construction financing and any other disbursement procedures necessary 
to protect RLF assets. 


 
In my experience, programs typically disburse loan funds at closing.  Receipts and 
lien waivers are submitted by the borrower as part of their reporting requirements. 


 
D. LOAN SERVICING PROCEDURES 


 
1. Repayment: 
► Indicate the standard method of loan payment by RLF borrowers and describe 


the adopted policies and procedures that ensure protection of all payments and 
timely deposit of RLF loan repayments. 


 
ACH when it works. 


 
2. Monitoring: 
► Indicate the standard procedures for monitoring approved loan conditions 


including required procedures for the submission of financial statements, annual 
insurance renewals, UCC refilling, borrower site visiting, tickler files and any 
Federal requirements of the original RLF grant award as described the Stand 
Terms and Conditions of an RLF award. Finally, describe how initial job creation 
projections will be reviewed for compliance and how each promised FTE 
employee will be tracked during the monitoring period. 


 
Borrowers will need to complete semi-annual reports.  They should be timed to 
allow us to pass information through to EDA as part of our required reporting.  We 
will need to develop a boiler plate reporting form. 







 


3. Loan Files: 
Describe how loan files will be maintained. Indicate what should be included in an RLF 
loan file in addition to the loan application and closing documents. 


► This should include at a minimum: copy of private lender loan agreement, 
financial statements, annual insurance certifications, annual site visit reports, 
general correspondence and job reports. See 13 CFR 307.13. 


► Indicate the procedures for safekeeping loan documents particularly loan closing 
documents. At a minimum, all original notes, loan agreements, personal 
guarantees and security agreements should be placed in a fireproof facility or 
container. 


 
Note the annual site visit reports.  We need some travel in the budget, or possibly we 
could rely upon local partners to assist in completing the site visits. 


 
4. Job Creation: 


Describe how initial job creation claims will be reviewed and how jobs will be 
tracked after loan approval. 
 
I would think borrowers would include the job creation/retention numbers in their 
reporting and program staff would confirm the numbers through the review of 
payroll records during the annual site visit. 


 
5. Defaulted Loans: 


Indicate the standard procedures for handling defaulted loans that are in arrears up 
to 90 days and discuss any late penalty requirements (which should be stated in the 
promissory note). Include an explanation on how the priority of payments on 
defaulted RLF loans, which should be in accordance with the order of priority 
outlined in EDA regulations. See 13 CFR 307.12(c). 


 


Loan modification or workout would be my suggested first step.  As loans move into 
serious default territory we need to use a dunning letter process from our attorney, 
moving to potential court action or collections. 


 


6. Write-Offs: 
Indicate the standard procedure for handling and accounting for loan write-offs 
and how a determination will be made that a loan is not collectable. 
 
Bankruptcy. 


 
 


E. ADMINISTRATIVE PROCEDURES 
 


1. New RLF’s: 
Indicate how the Recipient will ensure that the cash local share of the RLF will only 
be used for lending purposed and at a rate in proportion to the grant funds or at a 
faster rate than grant funds, if applicable. 







 


2. Accounting: 
Describe the procedures for managing RLF Capital. At a minimum, a separate bank 
account should be established for the RLF so that repayments and interest income are 
clearly identifiable and auditable. The EDA RLF portfolio and cash must be clearly 
distinguishable from any other Recipient loan program. This includes both the EDA and 
local share portions of the RLF. The RLF Plan should state that the Recipient will ensure 
that the RLF is operating in accordance with Generally Accepted Accounting Principles 
(GAAP). See 13 CFR 307.15(a). 
 
Provided by the Operational Partner using existing systems. 


 


3. Administrative Costs: 
Indicate the source of RLF administrative costs. State whether the Recipients intends 
to use RLF income to cover administrative costs and if so, the anticipated maximum 
percentage of income to be used for expenses. The Recipient must indicate a source 
of funding for administrative costs which exceed RLF income. See 13 CFR 307.12. 
Also describe how RLF administrative costs will be tracked and charged to the RLF. 
The Recipient must maintain adequate accounting and source document to 
substantiate the amount and percent of RLF income expended to the RLF. See in 13 
CFR 307.13(b). 
 
Administrative costs will be covered by two revenue streams: 


• Loan closing costs equal to 2.0% of loan value. 


• 50% of the interest income generated through loan repayments will be used for 
administrative purposes. 


 
4. Capital Utilization & Sequestration: 


Indicate how the Recipient will ensure that the RLF Portfolio is in compliance with 
applicable capital utilizations standards and sequestration requirements. See 13 CFR 
307.16(c). 


 
5. EDA Reporting: 


The RLF Plan should acknowledge that EDA requires a Recipient to file a semi-
annual report with EDA. See 13 CFR 307.14. The RLF Plan should acknowledge 
that EDA requires the Recipient to file an Income and Expense statement with its 
semi-annual report if 50% or more of RLF income is used for administrative costs 
in a six-month period. 


 
6. Audits: 


The RLF Plan should acknowledge that EDA RLF funds are subject to an annual audit 
requirement and the full value of the RLF (outstanding loans and available cash) must 
be shown every year on the Recipient’s Schedule of Federal Expenditures. If the dollar 
amount of the RLF qualifies the RLF as a major federal program, the Recipient must 
ensure that the auditor performs the required federal audit procedures. See RLF 
Standard Terms and Conditions Part I.F. 
 
We need to budget for an annual audit of the program. 
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CITY OF STOUGHTON, 207 S FORREST STREET, STOUGHTON, WISCONSIN 
 


DRAFT - RESOLUTION OF THE COMMON COUNCIL 


Resolution approving the agreement relating to an Urban Service Area Amendment, Tax Incremental 
District Evaluation and Amendment of Pre-Annexation Agreement between the City of Stoughton and 
Fifty One West LLC 
 
 
 


 
Committee Action: 


 
Finance Committee Approved X-0 on May 11, 2021 


 
Fiscal Impact: 


 
None 
  


File Number: 
 
R - -2021 


 
Date Introduced: 


 
May 25, 2021 


 
WHEREAS, Fifty One West LLC (“Developer”) has asked the City to petition the Capital Area Regional 
Planning Commission to add the property located in the proposed 51 West Development (“Property”) to the 
City of Stoughton Urban Service Area (the “USA”), so that the Property may be served by pubic sanitary 
sewer service. Developer has also asked the City to consider creating a Tax Increment District that could be 
used to finance certain costs associated with developing the Property; and 
 
WHEREAS, the City is willing to pursue adding the Property to the USA, but only if Developer agrees that 
any City approval to subdivide or develop the Property may be conditioned upon Developer’s agreement to 
construct certain public improvements, including certain off-site and over-sized public improvements; and 
 
WHEREAS, the City is willing to consider creating a Tax Increment District, but only if Developer agrees 
to pay the City’s costs in doing so; and 
 
WHEREAS, the Urban Service Area Amendment, Tax Incremental District Evaluation and Amendment of 
Pre-Annexation Agreement (“Agreement”) states that the City shall apply to the Capital Area Regional 
Planning Commission to add the Property to the City of Stoughton Urban Service Area; and   
 
WHEREAS, the Agreement further states that the City shall evaluate and consider Developer’s request 
that the City create a Tax Increment District to help pay the cost of certain improvements needed to 
develop the Property (the “TID”); and 
 
WHEREAS, the Developer shall pay to the City, immediately after presentation of a written request for 
payment, all legal, engineering, financial and other consulting, application, or administrative fees, costs 
and expenses incurred or accrued related to the execution of this Agreement; and 
 
WHEREAS, the Plan Commission recommended to proceed with an Urban Service Area Amendment 
application for the 51 West Development Area on May 10, 2021. 
 
BE IT RESOLVED by the Common Council of the City of Stoughton that the proper City official(s) are 
authorized to enter into the Urban Service Area Amendment, Tax Increment District Evaluation and 
Amendment of Pre-Annexation Agreement with Fifty One West LLC. 
 
 
 
 
 







 
Council Action:         Adopted     Failed Vote       
  
 
Mayoral Action:        Accept     Veto  
  
                                             
Mayor Tim Swadley    Date 


 
Council Action:           Override  Vote       
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 







AGREEMENT RELATING TO AN URBAN SERVICE 


AREA AMENDMENT,   


TAX INCREMENT DISTRICT EVALUATION AND 


AMENDMENT OF PRE-ANNEXATION AGREEMENT 


 


CITY OF STOUGHTON – Fifty One West LLC 


 


 


This Agreement is made and entered into this ____ 


day of ______________, 2021 by the City of Stoughton, a 


Wisconsin municipal corporation (the "City"), and Fifty 


One West LLC, a Wisconsin limited liability corporation 


(hereafter referred to as the "Developer"). 


 


RECITALS 


 


A. Developer is the owner of the lands described on 


Attachment A to this Agreement (the “Property”). 


Developer petitioned the City to annex the Property 


to the City of Stoughton, and the City has enacted 


an ordinance annexing the Property. 


 


B. Developer and the City entered into the Pre-Annexation Agreement attached as 


Attachment B (the “Pre-Annexation Agreement”).   


 


C. Developer has asked the City to petition the Capital Area Regional Planning 


Commission to add the Property to the City of Stoughton Urban Service Area (the 


“USA”), so that the Property may be served by pubic sanitary sewer service.  


Developer has also asked the City to consider creating a Tax Increment District 


that could be used to finance certain costs associated with developing the Property. 


 


D. The City is willing to pursue adding the Property to the USA, but only if 


Developer agrees that any City approval to subdivide or develop the Property may 


be conditioned upon Developer’s agreement to construct certain public 


improvements, including certain off-site and over-sized public improvements.  The 


City is willing to consider creating a Tax Increment District, but only if Developer 


agrees to pay the City’s costs in doing so. 


 


 


AGREEMENT 


 


In consideration of the recitals and the mutual covenants and agreements set forth 


in this Agreement, the parties agree as follows. 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 
 


THIS SPACE RESERVED FOR RECORDING DATA 


RETURN TO: 


Matthew P. Dregne 


Stafford Rosenbaum LLP 


P.O. Box 1784 


Madison, WI 53701-1784 


P.I.N. 
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1. Urban Service Area Amendment.  The City shall apply to the Capital Area 


Regional Planning Commission to add the Property to the City of Stoughton Urban 


Service Area.   


 


2. Tax Increment District.  The City shall evaluate and consider Developer’s request 


that the City create a Tax Increment District to help pay the cost of certain 


improvements needed to develop the Property (the “TID”).     


 


3. Public Improvements Required to Develop the Property.  Developer acknowledges 


that the City would not apply to add the Property to the City’s Urban Service Area 


without Developer’s agreements set forth herein.  Developer waives any claim of 


entitlement to subdivide or develop the Property in a manner that is inconsistent 


with Developer’s commitments in this Agreement. 


 


A. Developer agrees that the part of the Property located East of U.S.H. 51 


shall not be divided, subdivided or developed unless the following 


conditions are satisfied: 


 


(1) Developer and the City must enter into a development agreement 


that requires Developer to construct construct and install, at 


Developer’s cost, or in accordance with tax incremental financing 


approved by Developer and the City, all public improvements 


needed to serve that part of the Property located East of U.S.H. 51, 


including but not limited to the following:   


 


a. Sanitary sewer service mains, manholes, laterals and all 


appurtenances; water mains, laterals, hydrants, valves and all 


appurtenances; storm sewer and storm water management 


facilities; public streets; gas and electric utilities; cable 


television; telephone service; sidewalks; street signs; and 


street lamps.  Developer must further agree to construct 


improvements required to connect the Property to existing 


public improvements, facilities or utilities, including any 


improvements required outside the boundaries of the 


Property.  Among other public improvements, Developer 


must agree to construct and install the following off-site or 


oversized improvements: 


  


(1) Off-site improvements necessary to development of the 


Property, including connections to existing public 


improvements, facilities or utilities, and replacement of 


the existing 8-inch sanitary sewer main located in 







L:\DOCS\005649\002535\AGREE\3QF0068.DOC 3 


0504211430 


Roby Road, from Virgin Drive to Kings Lynn Road, 


with a 10-inch sanitary sewer main; 


 


(2) On-Site improvement upsizing necessary to 


development of other lands to be served through the 


Property, including 10-inch water main in the proposed 


Nygaard Street and in Velkommen Way west of 


Nygaard Street. 


 


B. Developer agrees that the part of the Property located West of U.S.H. 51 


shall not be divided, subdivided or developed unless the following 


conditions are satisfied: 


 


(1) The Town of Rutland must enter an agreement with the City, 


satisfactory to the City, authorizing the installation and maintenance 


of a City-owned water main within Oak Opening Drive public right-


of-way located in the Town of Rutland, so that a 10-inch water main 


may be extended from the Property, through Oak Opening Drive in 


the Town, and connect to the existing public water main in the Kettle 


Park West development.  The City may, but is under no obligation, 


to negotiate, pursue or execute an agreement with the Town of 


Rutland, and retains full discretion to approve or disapprove of the 


terms of any proposed agreement.     


 


(2) Developer and the City must enter into a development agreement 


that requires Developer to construct and install, at Developer’s cost, 


or in accordance with tax incremental financing approved by 


Developer and the City, all public improvements needed to serve that 


part of the Property located West of U.S.H 51, including but not 


limited to the following:   


 


a. Sanitary sewer service mains, manholes, laterals and all 


appurtenances; water mains, laterals, hydrants, valves and all 


appurtenances; storm sewer and storm water management 


facilities; public streets; gas and electric utilities; cable 


television; telephone service; sidewalks; street signs; and 


street lamps.  Developer must further agree to construct 


improvements required to connect the Property to existing 


public improvements, facilities or utilities, including any 


improvements required outside the boundaries of the 


Property.  Among other public improvements, Developer 


must agree to construct and install the following off-site or 


oversized improvements: 
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(1) A 10-inch water main must be constructed within the 


Oak Opening Drive public right-of-way through Town 


of Rutland territory, from the south edge of the 


Property to the north edge of the Kettle Park West 


development, in order to create a loop, all in a manner 


approved by the City;   


 


(2) On-site improvement upsizing necessary to 


development of other lands to be served through the 


Property, including 10-inch water main in Oak 


Opening Drive; 


 


(3) Water and sewer mains must be installed under U.S.H. 


51, at a location approved by the City. 


 


(4) If not already completed, the existing 8-inch sanitary 


sewer main located in Roby Road, from Virgin Drive 


to Kings Lynn Road, must be replaced with a 10-inch 


sanitary sewer main. 


 


4. Payment of City Costs.  Sections  2.A and 2 B. of the Pre-Annexation Agreement 


are repealed and replaced with the following:  


 


A. Developer shall pay to the City, immediately after presentation of a written 


request for payment, all legal, engineering, financial and other consulting, 


application, or administrative fees, costs and expenses incurred or accrued 


before or after the execution of this Agreement in connection with: (1) the 


review and processing of petitions, applications and plans for the 


annexation, rezoning, division or development of the Territory; (2) applying 


to amend the Stoughton Urban Service Area, the Dane County Water 


Quality Plan or the Dane County Land Use and Transportation Plan to 


facilitate development of the Property; (3) evaluating the use of tax 


incremental financing or the creation of a tax increment district to facilitate 


development of the Property; (4) the negotiation, preparation, consideration 


and review of the Pre-Annexation Agreement, this Agreement and other 


agreements relating to the development of the Property; (5) the rezoning, 


subdivision or development of the Property (collectively “Administrative 


Costs”). Administrative Costs shall be the actual costs to the City on the 


basis of submitted invoices. City staff time shall be calculated based on the 


actual cost to the City, including all wages and benefits paid to City 


employees.  Inspection and observation fees during construction shall be the 


actual cost to the City on the basis of submitted invoices.   
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B. Developer shall pay Administrative Costs within 30 days after the City 


delivers a bill.  Failure to do so entitles the City to withdraw the amount of 


such unpaid bill from the guarantee of payment under Section 4. C., below. 


Bills outstanding for more than 30 days shall accrue interest at a rate of 


1.5% per month.  Failure to timely pay Administrative Costs shall also 


entitle the City to suspend all work on the Urban Service Area Amendment 


and TID evaluation processes.  Bills shall be considered delivered upon 


personal delivery to Developer, or upon mailing or emailing to the 


Developer at the following address: 


 


Fifty One West LLC 


Attn:  Robert H. Dvorak 


1081 Eagle Court 


Edgerton, WI 53534 


Email: Bob@rhdproperties.com 


 


C. Developer shall secure Developer’s reimbursement of Administrative Costs 


by depositing $25,000.00 with the City.  If at any time the City deems the 


monies on deposit with the City to be insufficient to pay expenses incurred 


or anticipated by the City for Administrative Costs, the City may request 


that Developer deposit additional amounts, and may suspend work on the 


Urban Service Area Amendment, TID evaluation process, subdivision or 


zoning review, or any other work relating to the development of the 


Property. 


 


5. Successors Bound.  This Agreement shall run with the land and shall be binding 


upon Developer, and upon Developer’s grantees, personal representatives, heirs, 


successors and assigns, including any and all owners of all or any part of the 


Property, except that this Agreement shall not apply to purchasers of individual 


lots created by subdivision plat or certified survey map after the effective date of 


this Agreement. 


 


6. Other Requirements Apply.  Nothing in this Agreement is intended to relieve, nor 


shall it be construed as relieving, or in any way satisfying, obligations, procedures 


or requirements of the City of Stoughton pertaining to the future development or 


division of the Property. Nothing in this Agreement requires the City to create the 


TID, or to make tax incremental financing available to Developer.   


 


7. Other Provisions. 


 


A. Duration.  This Agreement shall continue until a written release signed by 


the City and Developer is recorded. 
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B. Governing Law.  This Agreement shall be governed by, and enforced in 


accordance with the laws of the State of Wisconsin. Any claim arising 


under this Agreement shall be brought in Dane County Circuit Court, Dane 


County, Wisconsin. 


 


C. No Third Party Beneficiaries.  No claim as a third party beneficiary under 


this Agreement by any person shall be valid against the City or Developer. 


 


D. Amendments and Modifications.  No amendment or modification to this 


Agreement shall be effective until it is reduced to writing and approved and 


executed by all parties to this Agreement. 


 


E. Interpretation.  This Agreement shall be construed without regard to the 


identity of the party who drafted the various provisions of this Agreement. 


Moreover, each and every provision of this Agreement shall be construed as 


though all parties to this Agreement participated equally in the drafting of 


this Agreement.  As a result of the foregoing, any rule or construction that a 


document is to be construed against the drafting party shall not be 


applicable to this Agreement.  This Agreement shall be construed simply 


and fairly to both parties. 


 


F. Entire Agreement.  This Agreement and the Pre-Annexation Agreement 


constitute the entire agreement between the parties and supersede any and 


all prior agreements and negotiations between the parties, whether written 


or oral, relating to the subject matter of this Agreement and the Pre-


Annexation Agreement.  Except as expressly modified by this Agreement, 


the Pre-Annexation Agreement remains in full force and effect.  


 


G. Severability.  If any part of this Agreement or its application to any person 


or property be held invalid by a court of competent jurisdiction, the 


remaining provisions of this Agreement shall not be impaired thereby, and 


the remaining provisions shall be interpreted, applied and enforced so as to 


achieve, as near as may be, the purpose and intent of the Agreement to the 


greatest extent permitted by applicable law. 


 


 


IN WITNESS WHEREOF, the parties have executed this Pre-Annexation 


Agreement. 


 


 


[Remainder of page is intentionally blank] 
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DEVELOPER: 


Fifty One West LLC 


 


By        


Robert H. Dvorak, Authorized Member 


 


STATE OF WISCONSIN 


COUNTY OF DANE 


 


 Personally came before me, this _______ day of ________________, 2021, the 


above-named Robert H. Dvorak, known to me to be the person who executed the 


foregoing instrument, and acknowledged the same with authority from RHD Properties, 


LLC. 


 


       [SEAL] 


Print name:       


Notary Public, State of Wisconsin 


My Commission expires:    
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CITY: 


City of Stoughton 


Dane County, Wisconsin 


 


By        


Tim Swadley, Mayor 


 


By:        


Holly Licht, City Clerk 


STATE OF WISCONSIN 


COUNTY OF DANE 


 


 Personally came before me, this _______ day of ________________, 2021, the 


above-named Tim Swadley and Holly Licht, known to me to be the persons who executed 


the foregoing instrument, and acknowledged the same with authority from the City of 


Stoughton, Dane County, Wisconsin. 


 


       [SEAL] 


Print name:       


Notary Public, State of Wisconsin 


My Commission expires:    


 


 


Attachments: A – Map and Legal Description of the Property 


  B – Pre-Annexation Agreement 


 


 


Approved as to Form: 


STAFFORD ROSENBAUM LLP 


Attorneys for the City of Stoughton 


 


By_______________________________ 


Matthew P. Dregne 


 


 
This document prepared by and return to:  


Matthew P. Dregne 


Stafford Rosenbaum LLP 
P.O. Box 1784 
Madison, WI 53701-1784  







 


ATTACHMENT A 


Map and Legal Description 


 







 


Legal Description 
 


The Northeast ¼ of the Northeast ¼ and the East half of the Northwest ¼ of the Northeast ¼, all being a 


part of Section 1, Township 5 North, Range 10 East in the City of Stoughton and the Town of Rutland, 


Dane County, Wisconsin and also a part of the Northwest ¼ of the Northwest ¼ and a part of the 


Northeast ¼ of the Northwest ¼, all being a part of Section 6, Township 5 North, Range 11 East in the 


City of Stoughton and Town of Dunkirk, Dane County, Wisconsin.  More particularly described as 


follows: 


 


Beginning at the Northeast corner of Section 1, Township 5 North, Range 10 East in the Town of 


Rutland; thence North 87°41’55” East along the North line of the Northwest ¼ of said Section 6, a 


distance of 1547.38 feet to the Northeast corner of Lot 8 of Eggleson’s Woods plat recorded as 


Document No. 1279057 in the Dane County Register of Deeds; thence South 02°23’06” East along the 


East line of said Eggleson’s Woods, a distance of 479.94 feet to an angle point in the said East line; thence 


South 01°35’46” East along the said East line of Eggleson’s Woods, a distance of 488.68 feet to the 


Southeast corner of Lot 3 of said plat of Eggleson’s Woods; thence South 88°12’38” West along the 


South line of said Eggleson’s Woods and the North line of John Nygaard’s Virgin Lake Estates, a distance 


of 1222.15 feet to an angle point in the said North line of John Nygaard’s Virgin Lake Estates; thence 


South 88°13’18” West along said North line of Nygaard’s Virgin Lake Estates and said North line 


extended westerly, a distance of 354.87 feet to a point on the West line of the Northwest ¼ of said 


Section 6; thence South 00°12’30” East along the said West line of the Northwest ¼ of Section 6, a 


distance of 354.90 feet to the South line of the Northeast ¼ of the Northwest ¼ of said Section 1; thence 


North 86°25’59” West along the South line of the Northeast and Northwest ¼’s of the Northeast ¼ of 


said Section 1, a distance of 1970.74 feet to a point at the Southwest corner of the East ½ of the 


Northwest ¼ of the Northeast ¼ of said Section 1; thence North 00°08’36” West along the West line of 


the said East ½ of the Northwest ¼ of the Northeast ¼, a distance of 1187.30 feet to a point on the North 


line of the Northeast ¼ of said Section 1; thence North 89°59’55” East along the said North line, a 


distance of 1965.13 feet to the Point of Beginning. 
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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 


February 28, 2021 
 
 
Rodney Scheel, Director of Planning & Development 
City of Stoughton 
207 S. Forrest St 
Stoughton, WI  53589 
 
Re: 51 West Urban Service Area Amendment 
 
Dear Rodney: 
 
MSA is pleased to submit the enclosed draft Urban Service Area Amendment 
Application for 51 West development and adjacent residential parcels in the Towns 
of Dunn and Dunkirk. This submittal is on behalf of the landowner, RHD Properties, 
LLC. The application materials follow the Capitol Area Regional Planning 
Commission’s (CARPC’s) Urban Service Area Amendment Checklist and has been 
modified in response to preliminary review feedback from CARPC and City staff, 
including the City request to control stormwater rate and volume up to and including 
the 200-year storm event. We are asking the City to discuss and take action to 
submit the Urban Service Area Amendment Application.  
 
If you have any questions regarding this application, please contact me at (608) 242-
6629 or jvalerius@msa-ps.com. 
 
Sincerely, 
MSA Professional Services, Inc. 


 
Jason Valerius, AICP 
Senior Planner 
 
 







Plan Commission Meeting Minutes 
03/8/21 
Page 2 of 5 
 


T:\PACKETS\APPROVED COMMITTEE MINUTES\Plan Commission\2021\Plan Minutes  3-8-21.docx 


 


Schumacher asked if the Pizza Hut brand is declining or just dine in restaurants.  Danny Senf stated 
dine in has declined and pick-up and delivery has had a big increase. 
 
Barman stated the conditional use appears to be straight forward since the building has been used 
similarly in the past. 
 
Motion by Schumacher to recommend the Common Council approve the conditional use 
resolution as presented, 2nd by Robinson.  Motion carried 6-0. 
 
The Commission discussed the site plan related to parking, dumpster enclosure location and 
greenspace. 
 
Schumacher questioned if there is an access easement.  Scheel stated it is provided. 
 
Schumacher questioned if parking stalls are identified for Pizza Hut vs Viking Lanes use.  Danny 
Senf stated there is a gentlemen’s agreement for parking. 
 
Barman stated there is a lot of pavement and would the applicant consider adding more greenspace.  
Danny Senf stated it would be difficult to add more greenspace. 
 
There was a short discussion about locations to add more greenspace and the consensus is there just 
isn’t room to add more. 
 
Danny Senf noted there is an existing outdoor dining area they would like to use. 
 
Motion by Majewski to approve the site plan including the existing greenspace as presented, 2nd by 
Schumacher.  Motion carried 6-0. 
 


6. Request by Chad Strutzel representing Tailgaters for approval of awning and signage 
installation at 151 E. Main Street. 
Mayor Swadley joined the meeting. 
 
Scheel explained the request. 
 
Barman questioned the type of material for the awning.  Chad Strutzel stated it is canvass. 
 
Motion by Robinson to approve the awning and signage as presented, 2nd by Barman.  Motion 
carried unanimously. 
 


7. Request by Bob Dvorak for approval of a resolution to proceed with an Urban Service Area 
Amendment (USAA) application for the 51 West Development Area. 
Scheel gave an overview and stated staff has done a preliminary review and currently are waiting 
for updates from the applicant.  Scheel stated the intent is to send the resolution to the Common 
Council for approval in April. 
 
Jason Valerius of MSA is available for questions. 
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Schumacher likes all the data and questioned if data is available in an excel spreadsheet.  Scheel 
stated we can work to get the data in that format. 
 
Jason Valerius stated the stormwater modeling for a 200 year storm is in process and the grading 
plan was completed last week. 
 
Scheel stated the Plan Commission has the option to move this on to Council or bring it back next 
month for further review. 
 
Mayor Swadley questioned how the development would affect downstream areas.  Scheel stated 
the development will protect downstream areas. 
 
Schumacher and Majewski would like to see this come back next month. 
 


8. Proposed amendments to the zoning code to update Appendix B - landscaping chart. 
City Tree Commission Member, Mitch Bergeson explained the intent of the proposed changes to 
the species list and not the point system because that is out of the Tree Commission purview. 
 
Scheel thanked Mitch Bergeson and the Tree Commission for all their work. 
 
Majewski also thanked the Tree Commission and questioned the changes in climax and deciduous 
tree species.  Mitch Bergeson stated great performers were moved up to climax and lesser 
performers were demoted to the deciduous tree list. 
 
Schumacher stated he likes the changes. 
 
Majewski questioned the Platanus genus or American Sycamore being on the climax list since the 
tree has a history of dying early.  Mitch Bergeson stated that was a last minute addition because 
some can be good performers. 
 
Barman stated the points are for existing and new trees. 
 
Majewski stated the point system needs to be updated. 
 
Schumacher stated a footnote could be used for temperamental trees. 
 
Mayor Swadley opened the public hearing. 
 
No one registered or spoke. 
 
Mayor Swadley closed the public hearing. 
 
Motion by Majewski to recommend the Common Council approve the ordinance amendment, 2nd 
by Schumacher.   
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INTRODUCTION 


The City of Stoughton is seeking an urban service area amendment to add approximately 90 total acres 
to its urban service area (70 acres of privately-owned, undeveloped land, 12 acres of privately-owned 
residential parcels and approximately 8 acres of existing public right of way). The amendment area is 
located east and west of USH 51 and south of Rutland-Dunn Townline Rd.  See Map 3.1. 


Of the 70.3 acres of privately-owned, undeveloped land, approximately 36 acres are expected to be 
developable when future rights of way (estimated 8.8 acres) and green space (estimated 25.2 acres) are 
excluded. The proposed green space includes stormwater facilities and parks. Proposed green space 
will occur mostly on public outlots, plus a public-access easement for a future trail connection through 
Lot 2. 


The proposed amendment area has no mapped environmental corridors per Dane County or Wisconsin 
Department of Natural Resources (WDNR) data. MSA Professional Services performed a wetland 
delineation in October 2020 that identified four small, low quality wetland areas. Based on these 
findings WDNR approved a Nonfederal Wetland Exemption Determination enabling the modification or 
removal of the wetland areas.   


All of the undeveloped lands proposed for inclusion in the amendment have been annexed into the 
City of Stoughton, as of 2018.  The existing residential parcels remain in the Town of Dunn (west of 
Hwy 51) and the Town of Dunkirk (east of Hwy 51).   


The City of Stoughton’s most recent urban service area expansion requests were in 2008 (50 
developable acres, residential use) and 2011 (75 developable acres, mixed residential and commercial 
use).   


 
1.0 PLAN CONSISTENCY 
1.1 Consistency with the Comprehensive Plan 


The City of Stoughton Comprehensive Plan, as most recently amended in July 2017, can be found on the 
City’s website at the following link: https://www.ci.stoughton.wi.us/vertical/sites/%7B801AC7AB-1155-
4D50-B8C6-60A370EC007F%7D/uploads/Stoughton_Comprehensive_Plan_-
_Final_Adopted_Plan_(with_maps_and_Apps)_-_7.11.17.pdf. 


The Comprehensive Plan includes specific recommendations for the proposed amendment area, which 
it calls out as a Planned Mixed Use Area (see Map 1.1).  Per the plan, this area is: 


planned to contain a mixture of commercial uses designed to supply the day-to-day goods and 
services for residents living in both Stoughton and surrounding areas. Senior housing and 
smaller-scale office development would also be appropriate for this area. Potential commercial 
uses might include a deli, coffee shop, specialty retail, dry cleaners, drug store, restaurant, and 
grocery store. Development in this mixed-use center could include first floor retail, accented by 
upper story office space and residential units, and/or a mix of uses and buildings within the 
same development. Overall, it is recommended that, to the extent possible, this mixed use center 
be planned to create compact, pedestrian-friendly clusters of complementary businesses, 
housing, and civic uses. 



https://www.ci.stoughton.wi.us/vertical/sites/%7B801AC7AB-1155-4D50-B8C6-60A370EC007F%7D/uploads/Stoughton_Comprehensive_Plan_-_Final_Adopted_Plan_(with_maps_and_Apps)_-_7.11.17.pdf

https://www.ci.stoughton.wi.us/vertical/sites/%7B801AC7AB-1155-4D50-B8C6-60A370EC007F%7D/uploads/Stoughton_Comprehensive_Plan_-_Final_Adopted_Plan_(with_maps_and_Apps)_-_7.11.17.pdf

https://www.ci.stoughton.wi.us/vertical/sites/%7B801AC7AB-1155-4D50-B8C6-60A370EC007F%7D/uploads/Stoughton_Comprehensive_Plan_-_Final_Adopted_Plan_(with_maps_and_Apps)_-_7.11.17.pdf
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More generally, regarding the Planned Mixed Use land use designation: 


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. 


The proposed development is consistent with this description.   


City Council action to affirm support for this USAA is anticipated in March 2021. 


Zoning and plat review processes are expected to occur in the second quarter of 2021. 


 
1.2 Neighborhood Plan 


There is not a neighborhood plan for the proposed amendment area. 


 
1.3 Describe the Need for the Addition to the Urban Service Area 


The City of Stoughton’s most recent urban service area amendments were in 2008 and 2011.   


The 2008 amendment was for an area at the southwest corner of the City for 50 developable acres of 
predominantly single-family residential development and one multi-family site.  This area is now 
platted as Nordic Ridge Park; the multi-family site is now fully developed and the single-family sites 
are roughly 40% developed.   


The 2011 amendment was for an area west of USH 51 for 75 developable acres to be a mix of single-
family, townhome, multifamily and commercial development.  This area is now platted as Kettle Park 
West; a majority of the commercial space is now built out (Walmart, Tru by Hilton hotel, Kwik Trip, 
McFarland State Bank, etc.) and the one multifamily site is now developed as a senior living complex.  
The remainder of the development, including a handful of twinhome lots and the rest small and mid-
size single-family lots, is in early stages of construction and lot development. 


Census data show a 2010 population of 12,611 in 5,133 households (2.46 people/household). The 
July 2019 Census population estimate of 13,114 indicates an increase of 500 people and demand for 
about 200 additional housing units since 2010.  The 2017 Comprehensive Plan cites Department of 
Administration population and household projections, estimating a continued decline in average 
household size, about 5,000 new residents by 2040, and demand for about 2,400 housing units. 


The experience of the developments enabled by the 2008 and 2011 USA amendments, reinforced by 
broader market trends and developer feedback, is that there is continuing strong demand for 
multifamily housing, including senior housing. Regarding commercial use, there are now only a few 
available sites in the USH 51 corridor in the City for new commercial development. 


The proposed new development in this amendment area includes about 15.6 acres for commercial 
use, 19.7 acres for multifamily and duplex use, 2.6 acres for single-family use, and 25.2 acres for 
green space/open space/stormwater management.  
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2.0 INTERGOVERNMENTAL COOPERATION 
 


2.1 Notification of Adjacent Local Governmental Units 


There are three adjacent units of government: the Towns of Dunkirk, Dunn, and Rutland. 


There have been informal communications with each town.  Upon approval of this application by City 
Council, a copy will be sent to each town requesting their formal comments on the proposed 
amendment. Copies of the transmittal letters are attached as Appendix C. 


 
2.2 Adjacent Local Governmental Unit(s) Objections or Support of the Proposal 


As noted in Section 2.1, a copy of the proposed amendment application will have been sent to the 
adjacent towns for their comments following City Council approval of the application. Upon receipt of 
those comments they will be forwarded to CARPC staff.  At present we are aware of no objections to 
the proposed amendment. 


 


 
3.0 LAND USE 


 
3.1 Map of the Proposed USAA Boundary and Existing Rights of Way (ROW) 


The proposed amendment area includes 81.7 acres of existing private parcels and 7.9 acres of public rights-of-
way. See Map 3.1 


 


3.2 Tables of Land Use Acreage and Number of Housing Units 


The concept plans for the proposed amendment areas are shown in Map 4.2. It is possible that some 
details of the plans (such as precise road alignments, lot configurations, and precise sizes and locations 
of stormwater management features) will change as the proposals go through the plat approval process. 
However, the mix of land uses and the general layouts are not anticipated to change substantially. 
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Table 3.2: Urban Service Amendment Area Data 
 


Proposed Land Use Number of Acres Number of 
Housing 


Units 
New 


Development 
Existing 


Development 
Environmental 


Corridor 


Single Family 
Residential 


2.6 12.0 - 9 


Duplex Residential 1.5 0 - 10 
Multi-Family Residential 18.2 0 - 338 
Residential Total 22.3 12.0  357 
Commercial 15.6* 0 - - 
Industrial 0 0 - - 
Institutional 0 0 - - 
Street ROW 8.8 7.9 - - 
Parks 12.0 0 - - 
Stormwater 
Management 


13.2 0 - - 


Other Open Space 0 0 - - 
TOTAL 71.9 19.9 0 357 


*The commercial space includes 1.56 acres of existing single family residential (2 lots) and 0.35 acres of existing 
public right-of-way to be converted to development (Velkommen Way west of Nygaard) 
 


3.3 Map of Existing Land Uses 


Existing land uses are accurately depicted in the Existing Land Use Map from the 2017 Comprehensive Plan.  An 
Excerpt of this map is provided, see Map 3.3.   


 
3.4 Quantity and Type of Housing Units 


A total of 357 new housing units are proposed in the amendment area, including single-family, duplex, and 
multifamily units. See Table 3.2.  The multifamily designation tentatively includes 30 twinhome zero-entry 
condo units (lots 1-3), 16 units in 4 lower-density buildings (lot 6), and 292 units in 6 higher-density buildings 
(lots 4, 5, 18). 


 
 


4.0 NATURAL RESOURCES 
 


4.1 Natural Resource Areas 


The proposed amendment area includes none of the following resources, and no map is provided: water 
bodies, floodplains, areas of unique vegetation or geology, highly erodible soils, drainageways or groundwater 
recharge areas.  


Wetlands  
The amendment area has one “USDA Wet Spot” identified in the Surface Water Data Viewer. A wetland 
delineation in October 2020 identified a total of four wetland areas, totaling 0.53 acres.  See Map 4.1A.  The 
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wetland findings were submitted for review by the Army Corp of Engineers, which confirmed that they do 
not qualify as federal wetlands.  The wetland delineation and ACOE determination were then provided to 
WDNR with a request for a Nonfederal Wetland Exemption Determination, which was granted by WDNR on 
January 5, 2021.  A copy of this exemption determination is attached in the appendix. The wetlands may be 
modified or filled during development. 


Woodlands 
County woodland data on the amendment area is out of date.  A recent aerial photograph is provided, Map 
4.1B 


Contours and Steep Slopes 
See Map 4.1C 


Soils Types 
See Map 4.1D 


 
4.2 Public Outlots for Parks and Stormwater Management Facilities 


There are 7 public outlots proposed in the development, addressing the need for stormwater 
management and park space tied to new residential uses.  Map 4.2 shows these outlots and the 
stormwater ponds within them, including 12.0 acres of park space and 13.2 acres of stormwater 
management facilities.  Outlots 2, 7 and 8 include both park and stormwater management uses. 


 
4.3 Existing Environmental Corridors  


There are no existing environmental corridors mapped in the proposed USAA, per the CARPC online mapping 
tool. 


 
4.4 Proposed Environmental Corridors  


The proposed Environmental Corridors are shown on Map 4.4.  Included are all of the outlots, to be used for 
stormwater management and public park purposes.   


 
4.5 Minimum Environmental Corridors Criteria Requirements 


The proposed Environmental Corridors meet the minimum requirements. 


 
5.0 UTILITIES & STORMWATER MANAGEMENT 


 
5.1 Proposed Sanitary Sewer Extension for the USAA 


The land within the proposed urban service area amendment (USAA) will be served from an existing 8-
inch sewer interceptor connected to the plat edge from Virgin Lake Drive.  A 750-foot segment of 8-inch 
sewer interceptor in Roby Road (Kings Lynn Rd. to Virgin Lake Dr.) will be upgraded to 10-inch to 
accommodate the proposed 51 West service area.  All sanitary sewer service lines within the proposed 
USAA will be 8-inch gravity lines and will extend to the plat edges wherever streets extend to the plat 
edge, as indicated in Map 5.1. The developer will be responsible for installation of all sewer facilities 
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based on the final plat approval and development agreement, including the Roby Rd interceptor 
upsizing.  
 
5.2 Estimate of the Average Daily and Peak Wastewater Flow for the USAA 


The estimated flow rate is based on the expected flow rates of 1,500 gallons per day for commercial use 
and 100 gallons per person per day for residential use. A peaking factor of 2.5 for commercial 
development and 4.0 for residential development results in an estimated peak flow of 0.478 cfs from 
the USAA.  


Table 5.2 - Average and Peak Wastewater Flow Rates for the Proposed USAA 
Land Use Metrics Average 


Flows 
(GPD) 


Average 
Flows 
(cfs) 


Peaking 
Factor 


Peak 
Flow 
(cfs) 


Commercial  1,500 
GPD/acre 


15.6 
acres 


      23,400  0.036 2.5 0.090 


New SF 
Residential 


100 
GPD/person 


9 units 2.5 
people/unit 


          2,250  0.003 4 0.012 


Existing SF 
Residential 


100 
GPD/person 


14 
units 


2.5 
people/unit 


3,500 0.005 4 0.022  


MF/Duplex 
Residential 


100 
GPD/person 


348 
units 


1.8 
people/unit 


      62,640  0.097 4 0.388 


Total      91,790  0.101  0.490 
 


5.3 Current Average Daily Flow for the Interceptor Sewer and the Wastewater Plant  


All areas of the proposed USAA flow to existing sanitary sewers on Virgin Lake Drive and Roby Road. 
These 8-inch sanitary sewers are laid at a slope of 0.4% and have a calculated pipe capacity of 0.76 
cubic feet per second (cfs) (flowing full). Based on existing development served, City of Stoughton 
Public Works staff estimate that the existing sanitary sewer on Virgin Lake Drive conveys an existing 
peak flow rate of 0.101 cfs and the existing sanitary sewer on Roby Road conveys an existing peak flow 
rate of 0.272 cfs. This results in available pipe capacities of 0.659 cfs in the Virgin Lake Drive sewer and 
0.488 cfs in the Roby Road sewer.  


The Stoughton wastewater treatment plant has a total design average flow capacity of 1.65 mgd. The 
current average daily flow is approximately 1.29 mgd, per the 2019 CMAR.  
 
5.4 Wastewater Treatment Plant / Interceptor Sewer Capacity to Serve the USAA  


Full development of the USAA is expected to generate an additional peak wastewater flow rate of 0.490 
cfs in the existing sewers (see Table 5.2). In addition, existing developed but unsewered areas within 
the existing USA are expected to generate an additional peak wastewater flow rate of 0.022 cfs in the 
existing sewers in the future. Combined, these two areas will generate an additional flow rate of 0.512 
cfs in the existing sewers.  


The estimated total future peak flow rate in the existing sewer on Virgin Lake Drive is 0.613 cfs, below 
the maximum pipe capacity of 0.76 cfs. The estimated total future peak flow rate in the existing sewer 
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on Roby Road is 0.883 cfs, which is more than the maximum pipe capacity of the current 8-inch pipe. 
Stoughton Utilities requires that sewers operate at no more than 80 percent of the maximum pipe 
capacity at peak flow. Therefore, the Roby Road pipe is to be upgraded to a 10-inch pipe.  


No other existing sewers or interceptors were evaluated.  


The difference in design capacity and current flows for the Stoughton wastewater treatment plant is 
approximately 0.36 mgd. The estimated flows from the proposed USAA would use about 25% of this 
remaining capacity. 
 
5.5 Proposed Public Water Supply/Distribution System Extension for the Proposed USAA 


The amendment area will be served by connecting to a 10-inch watermain currently stubbed out at the 
north end of Nygaard St.  Watermains under Nygaard, Oak Opening Dr. and the connector between 
them will be 10-inch, as indicated in Map 5.1.  All others will be 8-inch.  Development of the west side 
of USH 51 within this area will be contingent on extension of a water main down Oak Opening Drive to 
the Kettle Park West development to establish a loop.  The developer will be responsible for installation 
of all watermain facilities within the plat and down Oak Opening Drive to the edge of Kettle Park West 
(~1,335’), based on the final plat approval and development agreement.   


 
5.6 Estimate of the Average Daily and Peak Hourly Water Demand for the USAA 


The estimated flow rate is based on a typical expected commercial flow rate of 1,750 gallons per acre 
per day and a typical expected residential flow rate of 100 gpd. Using these figures, the 13.25 acres of 
commercial use will require average daily water of 23,188 gpd and a peak of 2,415 gallons per hour 
(peaking factor of 2.5).  The 347 new residential units and 16 existing residential units (if/when served 
with City water) will require average daily water of 67,090 gpd and a peak of 11,182 gallons per hour 
(peaking factor of 4).  Combined, the average daily water demand is estimated for the proposed 
development to be 90,278 gpd. 


Table 5.6 - Average and Peak Water Demand for the Proposed USAA 
Land 
Use 


Metrics Average 
Flows 
(GPD) 


Peaking 
Factor 


Peak Flow 
(gallons 


per hour) 
Commercial  1,750 


GPD/acre 
15.6 
acres 


 27,300 2.5 2,844 


New SF 
Residential 


100 
GPD/person 


9 units 2.5 
people/unit 


         2,250 4 375 


Existing SF 
Residential 


100 
GPD/person 


14 units 2.5 
people/unit 


3,500 4 583 


MF/Duplex 
Residential 


100 
GPD/person 


348 units 1.8 
people/unit 


     62,640  4 10,440 


Total    95,690   14,242 


 
5.7 Current Average Daily and Peak Hourly Water Demand 


The existing average water use is approximately 1.512 million gallons per day (MGD), or 1,050 gallons per 
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minute (gpm), with a maximum day usage of 2.752 MGD or 1,911 gpm (Stoughton Utilities data). The water 
model-predicted available fire flow at the 10-inch connection point on Nygaard Street is approximately 4,000 
gpm at a 20 psi residual pressure, which can be considered adequate to support this type of development. The 
water model was operated with no well or booster pumps operating and all elevated storage water levels set to 
10 feet below overflow elevation. 


5.8 Current Capacity of the Water System 


The nearest elevated tank that would serve this proposed development is Tower 2, located on Furseth Road, 
just east of Sundt Lane. Tower 2 has a capacity of 300,000 gallons and an overflow elevation of 1,081 feet 
above mean sea level. Assuming the water level in Tower 2 is 10 feet below overflow, or 1,071 ft, pressures in 
the proposed development would range from 45 to 71 psi. This is based on ground level elevations in the 
proposed development that range from 906 to 966 ft.  


The City of Stoughton is supplied by four groundwater wells, Nos. 4, 5, 6, and 7. Well Nos. 4, 6, and 7 pump 
direction into the distribution system while Well No. 5 pumps into a ground-level reservoir, where two 1,000 
gpm booster pumps are used to pump into the distribution system. The reported capacities of the four wells 
are listed below in gpm and MGD.   


Well No.  Capacity (gpm)  Capacity (MGD)  
4  1,220  1.757  
5  950  1.368  
6  1,050  1.512  
7  1,080  1.555  
Total Capacity  4,300  6.192  
Firm Capacity*  3,220  4.435  


*Assumes Well No. 7 well pump out of service 
 
System storage consists of two steel spheroid elevated tanks and a concrete ground-level reservoir at Well No. 
5. A summary of these storage facilities is listed below. 


Storage Facility  Year 
Constructed  


Capacity 
(gallons)  


Overflow 
Elevation (ft)  


Tower 2  1977  300,000  1,081.0  
Tower 3  2010  600,000  1,081.0  
Well No. 5 Reservoir  1989  400,000  N/A  
Total Storage  --  1,300,000  --  


 


5.9 Proposed Stormwater Management Standards and Best Management Practices 


The stormwater management system is intended to control post-development peak runoff rates to 
levels no higher than existing conditions for events ranging from the 1-yr through the 200-yr 
event.  Post-development runoff volumes will also be controlled to levels no higher than existing for 
events ranging from the 1-yr through the 200-yr event.  This higher than ordinance-required level of 
stormwater management is necessary to prevent volume related flood elevation increases in 
landlocked basins which lie downstream from the proposed site.  In addition to these event-based 
runoff control measures, the post-development site will also achieve 90% of pre-development stay-on 
(infiltration) on an annual average basis per current Dane County requirements.  These requirements 
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will need to be met regardless of on-site development density and potential changes in drainage 
patterns within the site. 


The preliminary stormwater management plan for the amendment area consists of 4 pairs of 
stormwater basins, each pair comprising a wet pond ‘fore-bay’ to provide water quality treatment and 
a downstream infiltration basin to meet the 90% predevelopment stay-on and event-based volume 
control requirements.  Both facility types will provide additional pollutant reduction from stormwater 
discharge, such as Total Phosphorus. The paired basins are designed to provide rate attenuation for the 
1-, 2-, 10-, 25-, 50-, 100-, and 200-yr storm events based on MSE4 intensity distribution. Maximum pre-
developed runoff curve numbers are limited according to City of Stoughton & Dane County 
requirements. As illustrated in Map 4.2, the basins are located in Outlot 2 (west end, drains to the 
west), Outlots 4 and 5 (southwest, drains to the south), Outlot 6 (northeast, drains to the north) and 
Outlot 7 (southeast, drains to the south). 


A system of storm sewer will convey stormwater within the amendment area along proposed roadways 
to the proposed basins. The combination of on-site volume and peak flow control up the 200-yr event 
will greatly reduce discharges to downstream properties since peak flow rates, even under extreme 
events, are roughly 60% less than existing conditions.  Additionally, since runoff rates and volumes 
during small events will be zero, or near zero, where there are currently predicted to be discharges 
under existing conditions, there will be no increase in the frequency of discharge to off-site drainage 
ways.  As a result, there should be no impacts to off-site conveyance from this development. 


The stormwater basins will function appropriately in order to meet all performance standards from 
regulatory agencies such as the WDNR, Dane County, and City of Stoughton. 


Performance Standards 


Applicable stormwater management performance measures for this site will meet or exceed standards 
required by the State of Wisconsin (NR 151), Dane County (Chapter 14), and City of Stoughton (Chapter 
10, Article IV, Section 10) Erosion Control and Stormwater Management, which are summarized 
below.  In addition to those existing standards, the City is requesting that this development result in no 
increase in stormwater runoff peak flows and volume for all design storm events up to and including a 
200-year, 24-hour event, consistent with anticipated changes to the Dane County ordinance.  


The performance standards summarized in the first paragraph of this section meet or greatly exceed all 
current effective state, county, and local standard for stormwater management in terms of water 
quality treatment, peak discharge rate control, and infiltration (volume control).   


 


 


1. Current published standards per applicable regulations are itemized below.Water Quality: 


Require Post-Construction sediment control sufficient to reduce total suspended solids leaving 
the site by at least 80% 


The City’s Consulting Engineer’s requirement to control runoff volumes to pre-development 
levels for events up to and including the 100-yr event will require high levels of on-site 
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infiltration which are expected to result in 100% (or nearly so) TSS (and TP) reduction for the 
developed site. 


2. Runoff rate control*: 


A. Maintain predevelopment peak runoff rates for the one-year, twenty-four-hour storm 
event (2.549 inches in 24 hours). 


B. Maintain predevelopment peak runoff rates for the two-year, twenty-four-hour storm 
event (2.984 inches in 24 hours). 


C. Maintain predevelopment peak runoff rates for the ten-year, twenty-four-hour storm 
event (4.209 inches in 24 hours). 


D. Safely pass the one-hundred-year, twenty-four-hour storm event (6.66 inches in 24 
hours). 


* Rainfall depths reported are the higher of that required by the City’s ordinance or the 
County’s ordinance for each respective event  


The City’s request to control peak flow rates and volumes to pre-development levels for events 
up to and including the 200-yr event will supersede the rate control standards described above.  


3. Thermal Control: 


The amendment area is not part of any thermally sensitive areas and thus will not be required. 


4. Infiltration: 


Requirement for both residential and nonresidential developments to infiltrate sufficient runoff 
volume so that post-development infiltration volume shall be at least 90% of the pre- 
development infiltration volume based on average annual rainfall. 


The City’s request to control runoff volumes to pre-development levels for events up to and 
including the 200-yr event will greatly supersede this condition, requiring 100% pre-
development stay-on for not just the annual average rainfall, but also all events up to the 200-
yr event. 


5. Oil and Grease Control: 


For all commercial or industrial developments, the first 0.5” of runoff shall be treated using the 
best oil and grease removal technology available. This requirement will be handled on a lot-by- 
lot basis with on-site controls. 


 


5.10 Stormwater  Facility Management 


The City of Stoughton will accept and maintain the stormwater facilities in public outlots.  Any facilities 
on private lots will be maintained by the property owners, and will be subject to a maintenance 
agreement in perpetuity, per Ch. 14.49(3)(d) and 14.51(1)(i) of Dane Co ordinance.  
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APPENDIX A 


City of Stoughton Resolution 2021-XX 
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CITY OF STOUGHTON, 207 S. FORREST STREET, STOUGHTON, WISCONSIN 
 


RESOLUTION OF THE COMMON COUNCIL 


A Resolution finding that the expansion of the Stoughton Urban Service Area to 
include approximately 90 acres of land on the northwest edge of the City is consistent with the City of 
Stoughton Comprehensive Plan and directing staff to submit a request for expanding the Stoughton 


Urban Service Area to include said lands. 
 


 
Committee Action: 


 
Plan Commission recommends Common Council approval  – 0  


 
Fiscal Impact: 


 
None. 


 
File Number: 


 
R-  -2021 


 
Date Introduced: 


 
 


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


WHEREAS, the City's Urban Service Area is the area in which denser, urban development is 
permitted and utilities such as sewer and water are allowed; and 


WHEREAS, the City expects urban development to occur within an area as shown on Exhibit A as the 
Proposed “51 West Addition Urban Service Area Amendment” generally north of Roby Road, along both sides 
of US Highway 51; and 


WHEREAS, the amendment area adds approximately 70 acres of privately owned 
undeveloped land; 12 acres of privately owned residential parcels and approximately 8 acres of 
existing rights-of-way; and 


WHEREAS, the City has planned for expected urban growth within the proposed urban service 
expansion area; and 


WHEREAS, the City's Comprehensive Plan has designated the "51 West Addition" area as part of the 
“Northwest Planned Mixed Use Area” and the development planned for this area is consistent with this Plan; and 


WHEREAS, the development of the "51 West Addition - Urban Service Area Amendment" will be 
consistent with all applicable land-use and environmental protection regulations and requirements; and 


WHEREAS, the Plan Commission recommended approval of expanding the Stoughton Urban Service 
Area to include the "51 West Neighborhood Urban Service Area Amendment" at its May 10, 2021 meeting; 


NOW, THEREFORE, BE IT RESOLVED that the City of Stoughton Common Council finds that the 
expansion of the Urban Service Area to include the approximately 90 acres "51 West Addition - Urban Service Area 
Amendment" is consistent with the adopted Comprehensive Plan and furthermore directs staff to submit a request 
to expand the Stoughton Urban Service Area to include said property as shown on Map 3.1 – Proposed Amendment 
Area. 


BE IT FURTHER RESOLVED that the City of Stoughton hereby requests that the Capital Area 
Regional Planning Commission consider and approve the requested amendment to the Urban Service Area. 
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Council Action:         Adopted     Failed Vote       
  
 
Mayoral Action:        Accept     Veto  
  
                                             
Tim Swadley, Mayor    Date 


 
Council Action:           Override  Vote       
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 







 
 
City of Stoughton 2021 Urban Service Area Amendment – 51 West 


 


 


 


 


APPENDIX B 


Adjacent Government Notice Letter 
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APPENDIX C 


Wetland Delineation Report 
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APPENDIX D 


Nonfederal Wetland Exemption Determination 
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INTRODUCTION 


The City of Stoughton is seeking an urban service area amendment to add approximately 90 total acres 
to its urban service area (70 acres of privately‐owned, undeveloped land, 12 acres of privately‐owned 
residential parcels and approximately 8 acres of existing public right of way). The amendment area is 
located east and west of USH 51 and south of Rutland‐Dunn Townline Rd.  See Map 3.1. 


Of the 69.870.3 acres of privately‐owned, undeveloped land, approximately 35 36 acres are expected to 
be developable when future rights of way (estimated 10.38.8 acres) and green space (estimated 
24.525.2 acres) are excluded. The proposed green space includes stormwater facilities and parks. 
Proposed green space will occur mostly on public outlots, plus a public‐access easement for a future 
trail connection through Lot 2. 


The proposed amendment area has no mapped environmental corridors per Dane County or Wisconsin 
Department of Natural Resources (WDNR) data. MSA Professional Services performed a wetland 
delineation in October 2020 that identified four small, low quality wetland areas. Based on these 
findings WDNR approved a Nonfederal Wetland Exemption Determination enabling the modification or 
removal of the wetland areas.   


All of the undeveloped lands proposed for inclusion in the amendment have been annexed into the 
City of Stoughton, as of 2018.  The existing residential parcels remain in the Town of Dunn (west of 
Hwy 51) and the Town of Dunkirk (east of Hwy 51).   


The City of Stoughton’s most recent urban service area expansion requests were in 2008 (50 
developable acres, residential use) and 2011 (75 developable acres, mixed residential and commercial 
use).   


 
1.0 PLAN CONSISTENCY 
1.1 Consistency with the Comprehensive Plan 


The City of Stoughton Comprehensive Plan, as most recently amended in July 2017, can be found on the 
City’s website at the following link: https://www.ci.stoughton.wi.us/vertical/sites/%7B801AC7AB‐1155‐
4D50‐B8C6‐60A370EC007F%7D/uploads/Stoughton_Comprehensive_Plan_‐
_Final_Adopted_Plan_(with_maps_and_Apps)_‐_7.11.17.pdf. 


The Comprehensive Plan includes specific recommendations for the proposed amendment area, which 
it calls out as a Planned Mixed Use Area (see Map 1.1).  Per the plan, this area is: 


planned to contain a mixture of commercial uses designed to supply the day‐to‐day goods and 


services for residents living in both Stoughton and surrounding areas. Senior housing and 


smaller‐scale office development would also be appropriate for this area. Potential commercial 


uses might include a deli, coffee shop, specialty retail, dry cleaners, drug store, restaurant, and 


grocery store. Development in this mixed‐use center could include first floor retail, accented by 


upper story office space and residential units, and/or a mix of uses and buildings within the 


same development. Overall, it is recommended that, to the extent possible, this mixed use center 


be planned to create compact, pedestrian‐friendly clusters of complementary businesses, 


housing, and civic uses. 
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More generally, regarding the Planned Mixed Use land use designation: 


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. 


The proposed development is consistent with this description.   


City Council action to affirm support for this USAA is anticipated in March 2021. 


Zoning and plat review processes are expected to occur in the second quarter of 2021. 


 
1.2 Neighborhood Plan 


There is not a neighborhood plan for the proposed amendment area. 


 
1.3 Describe the Need for the Addition to the Urban Service Area 


The City of Stoughton’s most recent urban service area amendments were in 2008 and 2011.   


The 2008 amendment was for an area at the southwest corner of the City for 50 developable acres of 
predominantly single‐family residential development and one multi‐family site.  This area is now 
platted as Nordic Ridge Park; the multi‐family site is now fully developed and the single‐family sites 
are roughly 40% developed.   


The 2011 amendment was for an area west of USH 51 for 75 developable acres to be a mix of single‐
family, townhome, multifamily and commercial development.  This area is now platted as Kettle Park 
West; a majority of the commercial space is now built out (Walmart, Tru by Hilton hotel, Kwik Trip, 
McFarland State Bank, etc.) and the one multifamily sites is now developed as a senior living 
complex.  The remainder of the development, including a handful of twinhome lots and the rest 
small and mid‐size single‐family lots, is in early stages of construction and lot development. 


Census data show a 2010 population of 12,611 in 5,133 households (2.46 people/household). The 
July 2019 Census population estimate of 13,114 indicates an increase of 500 people and demand for 
about 200 additional housing units since 2010.  The 2017 Comprehensive Plan cites Department of 
Administration population and household projections, estimating a continued decline in average 
household size, about 5,000 new residents by 2040, and demand for about 2,400 housing units. 


The experience of the developments enabled by the 2008 and 2011 USA amendments, reinforced by 
broader market trends and developer feedback, is that there is continuing strong demand for 
multifamily housing, including senior housing. Regarding commercial use, there are now only a few 
available sites in the USH 51 corridor in the City for new commercial development. 


The proposed new development in this amendment area includes about 13.415.6 acres for 
commercial use, 19.76 acres for multifamily and duplex use, 32.6 acres for single‐family use, and 
24.525.2 acres for green space/open space/stormwater management.  
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2.0 INTERGOVERNMENTAL COOPERATION 
 


2.1 Notification of Adjacent Local Governmental Units 


There are three adjacent units of government: the Towns of Dunkirk, Dunn, and Rutland. 


There have been informal communications with each town.  Upon approval of this application by City 
Council, a copy will be sent to each town requesting their formal comments on the proposed 
amendment. Copies of the transmittal letters are attached as Appendix C. 


 
2.2 Adjacent Local Governmental Unit(s) Objections or Support of the Proposal 


As noted in Section 2.1, a copy of the proposed amendment application will have been sent to the 
adjacent towns for their comments following City Council approval of the application. Upon receipt of 
those comments they will be forwarded to CARPC staff.  At present we are aware of no objections to 
the proposed amendment. 


 


 
3.0 LAND USE 


 


3.1 Map of the Proposed USAA Boundary and Existing Rights of Way (ROW) 


The proposed amendment area includes 82 81.7 acres of existing private parcels and 7.9 acres of public rights‐
of‐way. See Map 3.1 


 


3.2 Tables of Land Use Acreage and Number of Housing Units 


The concept plans for the proposed amendment areas are shown in Map 4.2. It is possible that some 
details of the plans (such as precise road alignments, lot configurations, and precise sizes and locations 
of stormwater management features) will change as the proposals go through the plat approval process. 
However, the mix of land uses and the general layouts are not anticipated to change substantially. 
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Table 3.2: Urban Service Amendment Area Data 
 


Proposed Land Use  Number of Acres  Number of 
Housing 
Units 


New 
Development 


Existing 
Development 


Environmental 
Corridor 


Single Family 
Residential 


2.6  12.0  ‐  9 


Duplex Residential  1.5  0  ‐  10 
Multi‐Family Residential  18.21  0  ‐  338 
Residential Total  22.32  12.0    357 
Commercial  13.315.6*  0  ‐  ‐ 
Industrial  0  0  ‐  ‐ 
Institutional  0  0  ‐  ‐ 
Street ROW  9.98.8  7.9  ‐  ‐ 
Parks  9.612.0  0  ‐  ‐ 
Stormwater 
Management 


14.913.2  0  ‐  ‐ 


Other Open Space  0  0  ‐  ‐ 
TOTAL  6971.9  19.9  0  357 
*The commercial space includes 1.56 acres of existing single family residential (2 lots) and 0.35 acres of existing 
public right‐of‐way to be converted to development (Velkommen Way west of Nygaard) 
 


3.3 Map of Existing Land Uses 


Existing land uses are accurately depicted in the Existing Land Use Map from the 2017 Comprehensive Plan.  An 
Excerpt of this map is provided, see Map 3.3.   


 
3.4 Quantity and Type of Housing Units 


A total of 357 new housing units are proposed in the amendment area, including single‐family, duplex, and 
multifamily units. See Table 3.2.  The multifamily designation tentatively includes 30 twinhome zero‐entry 
condo units (lots 1‐3), 16 units in 4 lower‐density buildings (lot 6), and 292 units in 6 higher‐density buildings 
(lots 4, 5, 18). 


 
 


4.0 NATURAL RESOURCES 
 


4.1 Natural Resource Areas 


The proposed amendment area includes none of the following resources, and no map is provided: water 
bodies, floodplains, areas of unique vegetation or geology, highly erodible soils, drainageways or groundwater 
recharge areas.  


Wetlands  
The amendment area has one “USDA Wet Spot” identified in the Surface Water Data Viewer. A wetland 
delineation in October 2020 identified a total of four wetland areas, totaling 0.53 acres.  See Map 4.1A.  The 
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wetland findings were submitted for review by the Army Corp of Engineers, which confirmed that they do 
not qualify as federal wetlands.  The wetland delineation and ACOE determination were then provided to 
WDNR with a request for a Nonfederal Wetland Exemption Determination, which was granted by WDNR on 
January 5, 2021.  A copy of this exemption determination is attached in the appendix. The wetlands may be 
modified or filled during development. 


Woodlands 
County woodland data on the amendment area is out of date.  A recent aerial photograph is provided, Map 
4.1B 


Contours and Steep Slopes 
See Map 4.1C 


Soils Types 
See Map 4.1D 


 
4.2 Public Outlots for Parks and Stormwater Management Facilities 


There are 7 public outlots proposed in the development, addressing the need for stormwater 
management and park space tied to new residential uses.  Map 4.2 shows these outlots and the 
stormwater ponds within them, including 9.612.0 acres of park space and 14.913.2 acres of 
stormwater management facilities.  Outlots 2, 7 and 8 include both park and stormwater 
management uses. 


 
4.3 Existing Environmental Corridors  


There are no existing environmental corridors mapped in the proposed USAA, per the CARPC online mapping 
tool. 


 
4.4 Proposed Environmental Corridors  


The proposed Environmental Corridors are shown on Map 4.4.  Included are all of the outlots, to be used for 
stormwater management and public park purposes.   


 
4.5 Minimum Environmental Corridors Criteria Requirements 


The proposed Environmental Corridors meet the minimum requirements. 


 
5.0 UTILITIES & STORMWATER MANAGEMENT 


 
5.1 Proposed Sanitary Sewer Extension for the USAA 


The land within the proposed urban service area amendment (USAA) will be served from an existing 8‐
inch sewer interceptor connected to the plat edge from Virgin Lake Drive.  A 750‐foot segment of 8‐inch 
sewer interceptor in Roby Road (Kings Lynn Rd. to Virgin Lake Dr.) will be upgraded to 10‐inch to 
accommodate the proposed 51 West service area.  All sanitary sewer service lines within the proposed 
USAA will be 8‐inch gravity lines and will extend to the plat edges wherever streets extend to the plat 
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edge, as indicated in Map 5.1. The developer will be responsible for installation of all sewer facilities 
based on the final plat approval and development agreement, including the Roby Rd interceptor 
upsizing.  
 
5.2 Estimate of the Average Daily and Peak Wastewater Flow for the USAA 


The estimated flow rate is based on the expected flow rates of 1,500 gallons per day for commercial use 
and 100 gallons per person per day for residential use. A peaking factor of 2.5 for commercial 
development and 4.0 for residential development results in an estimated peak flow of 0.478 cfs from 
the USAA.  


Table 5.2 ‐ Average and Peak Wastewater Flow Rates for the Proposed USAA 
Land Use  Metrics  Average 


Flows 
(GPD) 


Average 
Flows 
(cfs) 


Peaking 
Factor 


Peak 
Flow 
(cfs) 


Commercial   1,500 
GPD/acre 


13.251
5.6 
acres 


     
19,87523,4


00  


0.031036  2.5  0.078090 


New SF 
Residential 


100 
GPD/person 


9 units  2.5 
people/unit 


          2,250   0.003  4  0.012 


Existing SF 
Residential 


100 
GPD/person 


14 
units 


2.5 
people/unit 


3,500  0.005  4  0.022  


MF/Duplex 
Residential 


100 
GPD/person 


338 
348 
units 


1.8 
people/unit 


   
60,50062,6


40  


0.094097  4  0.376388 


Total     
82,62591,7


90  


0.101    0.466490 


 
5.3 Current Average Daily Flow for the Interceptor Sewer and the Wastewater Plant  


All areas of the proposed USAA flow to existing sanitary sewers on Virgin Lake Drive and Roby Road. 
These 8‐inch sanitary sewers are laid at a slope of 0.4% and have a calculated pipe capacity of 0.76 
cubic feet per second (cfs) (flowing full). Based on existing development served, City of Stoughton 
Public Works staff estimate that the existing sanitary sewer on Virgin Lake Drive conveys an existing 
peak flow rate of 0.101 cfs and the existing sanitary sewer on Roby Road conveys an existing peak flow 
rate of 0.272 cfs. This results in available pipe capacities of 0.659 cfs in the Virgin Lake Drive sewer and 
0.488 cfs in the Roby Road sewer.  


The Stoughton wastewater treatment plant has a total design average flow capacity of 1.65 mgd. The 
current average daily flow is approximately 1.29 mgd, per the 2019 CMAR.  
 
5.4 Wastewater Treatment Plant / Interceptor Sewer Capacity to Serve the USAA  


Full development of the USAA is expected to generate an additional peak wastewater flow rate of 0.466 
490 cfs in the existing sewers (see Table 5.2). In addition, existing developed but unsewered areas 
within the existing USA are expected to generate an additional peak wastewater flow rate of 0.145 022 
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cfs in the existing sewers in the future. Combined, these two areas will generate an additional flow rate 
of 0.611 512 cfs in the existing sewers.  


The estimated total future peak flow rate in the existing sewer on Virgin Lake Drive is 0.712 613 cfs, 
below the maximum pipe capacity of 0.76 cfs. The estimated total future peak flow rate in the existing 
sewer on Roby Road is 0.883 cfs, which is more than the maximum pipe capacity of the current 8‐inch 
pipe. Stoughton Utilities requires that sewers operate at no more than 80 percent of the maximum pipe 
capacity at peak flow. Therefore, the Roby Road pipe is to be upgraded to a 10‐inch pipe.  


No other existing sewers or interceptors were evaluated.  


The difference in design capacity and current flows for the Stoughton wastewater treatment plant is 
approximately 0.36 mgd. The estimated flows from the proposed USAA would use about 2325% of this 
remaining capacity. 
 
5.5 Proposed Public Water Supply/Distribution System Extension for the Proposed USAA 


The amendment area will be served by connecting to a 10‐inch watermain currently stubbed out at the 
north end of Nygaard St.  Watermains under Nygaard, Oak Opening Dr. and the connector between 
them will be 10‐inch, as indicated in Map 5.1.  All others will be 8‐inch.  Development of the west side 
of USH 51 within this area will be contingent on extension of a water main down Oak Opening Drive to 
the Kettle Park West development to establish a loop.  The developer will be responsible for installation 
of all watermain facilities within the plat and down Oak Opening Drive to the edge of Kettle Park West 
(~1,335’), based on the final plat approval and development agreement.   


 
5.6 Estimate of the Average Daily and Peak Hourly Water Demand for the USAA 


The estimated flow rate is based on a typical expected commercial flow rate of 1,750 gallons per acre 
per day and a typical expected residential flow rate of 100 gpd. Using these figures, the 13.25 acres of 
commercial use will require average daily water of 23,188 gpd and a peak of 2,415 gallons per hour 
(peaking factor of 2.5).  The 347 new residential units and 16 existing residential units (if/when served 
with City water) will require average daily water of 67,090 gpd and a peak of 11,182 gallons per hour 
(peaking factor of 4).  Combined, the average daily water demand is estimated for the proposed 
development to be 90,278 gpd. 


Table 5.6 ‐ Average and Peak Water Demand for the Proposed USAA 
Land 
Use 


Metrics  Average 
Flows 
(GPD) 


Peaking 
Factor 


Peak Flow 
(gallons 
per hour) 


Commercial   1,750 
GPD/acre 


13.2515.6 
acres 


  23,18827,300  2.5  2,4152,844 


New SF 
Residential 


100 
GPD/person 


9 units  2.5 
people/unit 


         2,250  4  375 


Existing SF 
Residential 


100 
GPD/person 


16 14 
units 


2.5 
people/unit 


4,0003,500  4  667583 


MF/Duplex 
Residential 


100 
GPD/person 


338 348 
units 


1.8 
people/unit 


   
60,84062,640  


4  10,140440 
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Total     
90,27895,690     13,59614,242 


 
5.7 Current Average Daily and Peak Hourly Water Demand 


The existing average water use is approximately 1.512 million gallons per day (MGD), or 1,050 gallons per 
minute (gpm), with a maximum day usage of 2.752 MGD or 1,911 gpm (Stoughton Utilities data). The water 
model‐predicted available fire flow at the 10‐inch connection point on Nygaard Street is approximately 4,000 
gpm at a 20 psi residual pressure, which can be considered adequate to support this type of development. The 
water model was operated with no well or booster pumps operating and all elevated storage water levels set to 
10 feet below overflow elevation. 


5.8 Current Capacity of the Water System 


The nearest elevated tank that would serve this proposed development is Tower 2, located on Furseth Road, 
just east of Sundt Lane. Tower 2 has a capacity of 300,000 gallons and an overflow elevation of 1,081 feet 
above mean sea level. Assuming the water level in Tower 2 is 10 feet below overflow, or 1,071 ft, pressures in 
the proposed development would range from 45 to 71 psi. This is based on ground level elevations in the 
proposed development that range from 906 to 966 ft.  


The City of Stoughton is supplied by four groundwater wells, Nos. 4, 5, 6, and 7. Well Nos. 4, 6, and 7 pump 
direction into the distribution system while Well No. 5 pumps into a ground‐level reservoir, where two 1,000 
gpm booster pumps are used to pump into the distribution system. The reported capacities of the four wells 
are listed below in gpm and MGD.   


Well No.   Capacity (gpm)   Capacity (MGD)  
4   1,220   1.757  
5   950   1.368  
6   1,050   1.512  
7   1,080   1.555  
Total Capacity   4,300   6.192  
Firm Capacity*   3,220   4.435  


*Assumes Well No. 7 well pump out of service 
 
System storage consists of two steel spheroid elevated tanks and a concrete ground‐level reservoir at Well No. 
5. A summary of these storage facilities is listed below. 


Storage Facility   Year 
Constructed  


Capacity 
(gallons)  


Overflow 
Elevation (ft)  


Tower 2   1977   300,000   1,081.0  
Tower 3   2010   600,000   1,081.0  
Well No. 5 Reservoir   1989   400,000   N/A  
Total Storage   ‐‐   1,300,000   ‐‐  
 


5.9 Proposed Stormwater Management Standards and Best Management Practices 


The stormwater management system is intended to control post‐development peak runoff rates to 
levels no higher than existing conditions for events ranging from the 1‐yr through the 200‐yr 
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event.  Post‐development runoff volumes will also be controlled to levels no higher than existing for 
events ranging from the 1‐yr through the 200‐yr event.  This higher than ordinance‐required level of 
stormwater management is necessary to prevent volume related flood elevation increases in 
landlocked basins which lie downstream from the proposed site.  In addition to these event‐based 
runoff control measures, the post‐development site will also achieve 90% of pre‐development stay‐on 
(infiltration) on an annual average basis per current Dane County requirements.  These requirements 
will need to be met regardless of on‐site development density and potential changes in drainage 
patterns within the site. 


The preliminary stormwater management plan for the amendment area consists of 4 pairs of 
stormwater basins, each pair comprising a wet pond ‘fore‐bay’ to provide water quality treatment and 
a downstream infiltration basin to meet the 90% predevelopment stay‐on and event‐based volume 
control requirements.  Both facility types will provide additional pollutant reduction from stormwater 
discharge, such as Total Phosphorus. The paired basins are designed to provide rate attenuation for the 
1‐, 2‐, 10‐, 25‐, 50‐, 100‐, and 200‐yr storm events based on MSE4 intensity distribution. Maximum pre‐
developed runoff curve numbers are limited according to on City of Stoughton & Dane County 
requirements. As illustrated in Map 4.2, the basins are located in Outlot 2 (west end, drains to the 
west), Outlots 4 and 5 (southwest, drains to the south), Outlot 6 (northeast, drains to the north) and 
Outlot 7 (southeast, drains to the south). 


A system of storm sewer will convey stormwater within the amendment area along proposed roadways 
to the proposed basins. The combination of on‐site volume and peak flow control up the 200‐yr event 
will greatly reduce discharges to downstream properties since peak flow rates, even under extreme 
events, are roughly 60% less than existing conditions.  Additionally, since runoff rates and volumes 
during small events will be zero, or near zero, where there are currently predicted to be discharges 
under existing conditions, there will be no increase in the frequency of discharge to off‐site drainage 
ways.  As a result, there should be no impacts to off‐site conveyance from this development. 


The stormwater basins will function appropriately in order to meet all performance standards from 
regulatory agencies such as the WDNR, Dane County, and City of Stoughton. 


Performance Standards 


Applicable stormwater management performance measures for this site will meet or exceed standards 
required by the State of Wisconsin (NR 151), Dane County (Chapter 14), and City of Stoughton (Chapter 
10, Article IV, Section 10) Erosion Control and Stormwater Management, which are summarized 
below.  In addition to those existing standards, the City is requesting that this development result in no 
increase in stormwater runoff peak flows and volume for all design storm events up to and including a 
200‐year, 24‐hour event, consistent with anticipated changes to the Dane County ordinance.  


The performance standards summarized in the first paragraph of this section meet or greatly exceed all 


current effective state, county, and local standard for stormwater management in terms of water 


quality treatment, peak discharge rate control, and infiltration (volume control).   
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Current published standards per applicable regulations are itemized below. 


1. Water Quality: 


Require Post‐Construction sediment control sufficient to reduce total suspended solids leaving 
the site by at least 80% 


The City’s Consulting Engineer’s requirement to control runoff volumes to pre‐development 
levels for events up to and including the 100‐yr event will require high levels of on‐site 
infiltration which are expected to result in 100% (or nearly so) TSS (and TP) reduction for the 
developed site. 


2. Runoff rate control*: 


A. Maintain predevelopment peak runoff rates for the one‐year, twenty‐four‐hour storm 
event (2.549 inches in 24 hours). 


B. Maintain predevelopment peak runoff rates for the two‐year, twenty‐four‐hour storm 
event (2.984 inches in 24 hours). 


C. Maintain predevelopment peak runoff rates for the ten‐year, twenty‐four‐hour storm 
event (4.209 inches in 24 hours). 


D. Safely pass the one‐hundred‐year, twenty‐four‐hour storm event (6.66 inches in 24 
hours). 


* Rainfall depths reported are the higher of that required by the City’s ordinance or the 
County’s ordinance for each respective event  


The City’s request to control peak flow rates and volumes to pre‐development levels for events 
up to and including the 200‐yr event will supersede the rate control standards described above.  


3. Thermal Control: 


The amendment area is not part of any thermally sensitive areas and thus will not be required. 


4. Infiltration: 


Requirement for both residential and nonresidential developments to infiltrate sufficient runoff 
volume so that post‐development infiltration volume shall be at least 90% of the pre‐ 
development infiltration volume based on average annual rainfall. 


The City’s request to control runoff volumes to pre‐development levels for events up to and 
including the 200‐yr event will greatly supersede this condition, requiring 100% pre‐
development stay‐on for not just the annual average rainfall, but also all events up to the 200‐
yr event. 


5. Oil and Grease Control: 


For all commercial or industrial developments, the first 0.5” of runoff shall be treated using the 
best oil and grease removal technology available. This requirement will be handled on a lot‐by‐ 
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lot basis with on‐site controls. 
 


5.10 Stormwater  Facility Management 


The City of Stoughton will accept and maintain the stormwater facilities in public outlots.  Any facilities 
on private lots will be maintained by the property owners, and will be subject to a maintenance 
agreement in perpetuity, per Ch. 14.49(3)(d) and 14.51(1)(i) of Dane Co ordinance.  
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CITY OF STOUGHTON, 207 S FORREST STREET, STOUGHTON, WISCONSIN 
 


RESOLUTION OF THE COMMON COUNCIL 


Resolution authorizing the proper City official(s) to enter into an agreement with Ehlers to undertake a 
financial analysis of the project pro forma for a portion of the 51 West Subdivision 
 
 
 
 
Committee Action: 


 
Finance Committee Approved X-0 on May 11, 2021 


 
Fiscal Impact: 


 
Max $10,750 to be reimbursed by the Developer 
  


File Number: 
 
R - -2021 


 
Date Introduced: 


 
May 25, 2021 


 
WHEREAS, the City of Stoughton is anticipating a request for Tax Increment Financing (“TIF”) 
Assistance in relation to the proposed 51 West Development (“Development”); and 
 
WHEREAS, in the event a request for TIF Assistance is received, an independent review of the project pro 
forma information should take place and include the following analyses: 


•  Review the Project’s anticipated sources/uses of funds and revenues/expenditures to assess financial 
feasibility, identify the “gap”, if any, and evaluate the need for public assistance, including whether 
it satisfies the “but for” test 


•  Analyze the financing structure and market indicators to confirm cost estimates 
•  As appropriate, evaluate alternative scenarios and structures to provide Client with empirical results 


to determine if, and how, to provide requested assistance 
 
WHEREAS, the approved Urban Service Area Amendment, Tax Incremental District Evaluation and 
Amendment of Pre-Annexation Agreement between the City of Stoughton and Fifty One West LLC 
establishes the reimbursement and deposit requirements associated with this engagement; and   
 
WHEREAS, the fees associated with the feasibility work Ehlers has already been engaged to complete will 
be reduced by $3,000 as a result of this separate engagement. 
 
BE IT RESOLVED by the Common Council of the City of Stoughton that the proper City official(s) are 
authorized to enter into an agreement with Ehlers to undertake a financial analysis of the project pro forma 
for a portion of the 51 West Subdivision. 
 
 
Council Action:         Adopted     Failed Vote       
  
 
Mayoral Action:        Accept     Veto  
  
                                             
Mayor Tim Swadley    Date 


 
Council Action:           Override  Vote       
 
 
 
 
 







May 6, 2021


Jamin Friedl, Director of Finance/Comptroller
City of Stoughton, Wisconsin
381 E Main St
Stoughton, WI 53589


Re: Written Municipal Advisor Client Disclosure with the City of Stoughton (“Client”) for 51 West
Subdivision Proforma Review (“Project” Pursuant to MSRB Rule G-42)


Dear Jamin:
As a registered Municipal Advisor, we are required by Municipal Securities Rulemaking Board (MSRB)
Rules to provide you with certain written information and disclosures prior to, upon or promptly, after the
establishment of a municipal advisory relationship as defined in Securities and Exchange Act Rule
15Ba1-1.  To establish our engagement as your Municipal Advisor, we must inform you that:


When providing advice, we are required to act in a fiduciary capacity, which includes a duty of1.
loyalty and a duty of care.  This means we are required to act solely in your best interest.
We have an obligation to fully and fairly disclose to you in writing all material actual or potential2.
conflicts of interest that might impair our ability to render unbiased and competent advice to you.
We are providing these and other required disclosures in Appendix A attached hereto.
As your Municipal Advisor, Ehlers shall provide this advice and service at such fees, as described3.
within Appendix B attached hereto.


This documentation and all appendices hereto shall be effective as of its date unless otherwise terminated
by either party upon 30 days written notice to the other party.


During the term of our municipal advisory relationship, this writing might be amended or supplemented
to reflect any material change or additions.


We look forward to working with you on this Project.


Sincerely,


Ehlers


David Ferris
Municipal Advisor


_______________


1   This document is intended to satisfy the requirements of MSRB Rule G-42(b) and Rule G-42(c).
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Appendix A
Disclosure of Conflicts of Interest/Other Required Information


Actual/Potential Material Conflicts of Interest
Ehlers has no known actual or potential material conflicts of interest that might impair its ability either to
render unbiased and competent advice or to fulfill its fiduciary duty to Client.


Other Engagements or Relationships Impairing Ability to Provide Advice
Ehlers is not aware of any other engagement or relationship Ehlers has that might impair Ehlers’ ability to
either render unbiased and competent advice to or to fulfill its fiduciary duty to Client.


Affiliated Entities
Ehlers offers related services through two affiliates of Ehlers, Bond Trust Service Corporation (BTSC)
and Ehlers Investment Partners (EIP).  BTSC provides paying agent services while Ehlers Investment
Partners (EIP) provides investment related services and bidding agent service. Ehlers and these affiliates
do not share fees.  If either service is needed in conjunction with an Ehlers municipal advisory
engagement, Client will be asked whether or not they wish to retain either affiliate to provide service. If
BTSC or EIP are retained to provide service, a separate agreement with that affiliate will be provided for
Client’s consideration and approval.


Solicitors/Payments Made to Obtain/Retain Client Business
Ehlers does not use solicitors to secure municipal engagements; nor does it make direct or indirect
payments to obtain or retain Client business.


Payments from Third Parties
Ehlers does not receive any direct or indirect payments from third parties to enlist Ehlers recommendation
to the Client of its services, any municipal securities transaction or any financial product.


Payments/Fee-splitting Arrangements
Ehlers does not share fees with any other parties and any provider of investments or services to the Client.
However, within a joint proposal with other professional service providers, Ehlers could be the
contracting party or be a subcontractor to the contracting party resulting in a fee splitting arrangement. In
such cases, the fee due Ehlers will be identified in a Municipal Advisor writing and no other fees will be
paid to Ehlers from any of the other participating professionals in the joint proposal.


Municipal Advisor Registration
Ehlers is registered with the Securities and Exchange Commission (SEC) and Municipal Securities
Rulemaking Board (MSRB).


Material Legal or Disciplinary Events
Neither Ehlers nor any of its officers or municipal advisors have been involved in any legal or disciplinary
events reported on Form MA or MA-I nor are there any other material legal or disciplinary events to be
reported.  Ehlers’ application for permanent registration as a Municipal Advisor with the (SEC) was
granted on July 28, 2014 and contained the information prescribed under Section 15B(a)(2) of the
Securities and Exchange Act of 1934 and rules thereunder. It did not list any information on legal or
disciplinary disclosures.
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Client may access Ehlers’ most recent Form MA and each most recent Form MA-I by searching the
Securities and Exchange Commission’s EDGAR system (currently available at
http://www.sec.gov/edgar/searchedgar/companysearch.html) and searching under either our Company
Name (Ehlers & Associates, Inc.) or by using the currently available “Fast Search” function and entering
our CIK number (0001604197).


Ehlers has not made any material changes to Form MA or Form MA-I since that date.


Conflicts Arising from Compensation Contingent on the Size or Closing of Any Transaction
The forms of compensation for municipal advisors vary according to the nature of the engagement and
requirements of the client.  Compensation contingent on the size of the transaction presents a conflict of
interest because the advisor may have an incentive to advise the client to increase the size of the securities
issue for the purpose of increasing the advisor’s compensation. Compensation contingent on the closing
of the transaction presents a conflict because the advisor may have an incentive to recommend
unnecessary financings or recommend financings that are disadvantageous to the client.  If the transaction
is to be delayed or fail to close, an advisor may have an incentive to discourage a full consideration of
such facts and circumstances, or to discourage consideration of alternatives that may result in the
cancellation of the financing or other transaction.


Any form of compensation due a Municipal Advisor will likely present specific conflict of interests with
the Client.  If a Client is concerned about the conflict arising from Municipal Advisor compensation
contingent on size and/or closing of their transaction, Ehlers is willing to discuss and provide another
form of Municipal Advisor compensation.  The Client must notify Ehlers in writing of this request within
10 days of receipt of this Municipal Advisor writing.


MSRB Contact Information
The website address of the MSRB is www.msrb.org. Posted on the MSRB website is a municipal
advisory client brochure that describes the protections that may be provided by MSRB rules and how to
file a complaint with the financial regulatory authorities.



http://www.sec.gov/edgar/searchedgar/companysearch.html
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Appendix B
Project Pro Forma Analysis and Developer Negotiations


Client has requested that Ehlers undertake a financial analysis of the project pro forma for a portion of the
51  West  Subdivision  submitted  by  RHD  Properties  LLC  (“Developer”).  The  scope  in  question  is
projected to contain roughly 160 market rate multifamily units, 10 duplex units (5 buildings), and related
infrastructure needs, all on the East side of Hwy 51 (“Project”),


Project Background
Developer has submitted a plan to develop an approximately 70 acre mixed use neighborhood, located at
U.S.  Highway  51  and  Rutland  Dunn  Town  Line  Road,  which  is  intended  to  include  multifamily  and
duplex  units,  single-family  housing,  senior  housing,  retail/commercial  uses,  park/open  spaces,  and  site
amenities.  The Project  will  be the first  component of the overall  development to be analyzed.  Client is
now considering a request from the Developer for public assistance. The Developer suggests that without
public financing assistance, the Project would not proceed as planned.


As the Client’s independent advisor, Ehlers will conduct the following analyses:


Review  the  Project’s  anticipated  sources/uses  of  funds  and  revenues/expenditures  to  assess1)
financial  feasibility,  identify  the  “gap”,  if  any,  and  evaluate  the  need  for  public  assistance,
including whether it satisfies the “but for” test;


Analyze the financing structure and market indicators to confirm cost estimates;2)


As  appropriate,  evaluate  alternative  scenarios  and  structures  to  provide  Client  with  empirical3)
results to determine if, and how, to provide requested assistance.


Scope of Service
Ehlers proposes and agrees to provide the following scope of services:


Review developer’s data and back-up materials.  Ehlers will compile and conduct analysis on1)
the  Developer’s  proposed  work.  Prior  to  beginning  our  analysis,  we  will  require  the  following
materials from the Developer:


Description  of  structure  of  public  assistance  needed  and  a  narrative  for  why  it  is  beinga)
requested.


A  live  Excel  version  of  the  Developer’s  pro  forma  template  including  property  taxb)
projections and anticipated returns.


Backup documentation for:c)


Construction costsi)


Any proposed commercial tenants, rents and pass-throughsii)


Any developer financing related to the project and specific terms.iii)


“As  is”  appraisal  for  Project  Site,  Purchase  and  Sale  Agreement,  or  other  backup  for  thed)
purchase price


Project  specs  including  square  footage  of  all  commercial/residential  space  and  gross  squaree)
footage for the project.


Site plan and conceptual elevations.f)


A GANTT Chart or proposed timeline for project completion and lease-up, if necessary.g)
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Conduct analysis on the project pro forma, both with public assistance and without it. Ehlers2)
will  review  the  developer’s  projected  revenues  and  expenses  associated  with  the  ongoing
operation  of  the  completed  Project  as  compared  to  Ehlers’  model  and  assumptions  utilizing
industry  resources,  such  as  CoStar,  RS  Means,  as  well  as  local  market  expertise.  Ehlers  will
prepare other alternate scenarios to provide the Client a reasonable expectation of the developer’s
projected returns within market ranges, and any associated risks for the Client.


Estimate Client revenues from TIF or other sources. Ehlers will build a cash flow model from3)
the proposed project that may support financing the developer’s “gap,” if any, and compare to the
developer’s  numbers.  Ehlers  will  examine  whether  these  revenues  are  appropriate  to  fill  the
“gap,” if any. Ehlers will review and provide feedback on whether any of the developer’s project
costs are eligible expenses under state statutes. Finally, Ehlers will identify options for financing
any needed Client portion of the project, if necessary.


Prepare a summary report for the Client. The report will summarize the results of our analysis4)
and  make  recommendations  as  appropriate  to  the  Client.  Ehlers  will  conduct  a  conference  call
with Client’s  staff  to  discuss the analysis,  potential  costs  and benefits  of  the project  and review
any additional feedback from the Client prior to the final report. Ehlers will be available to make
a presentation to the Client Board/Council as appropriate.


Participate  in  Developer  Negotiations,  as  requested  by  the  Client.  As  needed,  Ehlers  will5)
participate with the Client’s negotiating team in developer negotiations to create or review term
sheets, development or redevelopment agreements, and financing options. If needed, Ehlers staff
will  provide  support  to  the  Client  in  discussions  and  developing  iterations  of  a  Development
Agreement. The final agreement is subject to Client’s attorney approval.


Based on the financial  analysis  outlined above,  Ehlers  will  make recommendations to  the Client  on
possible  incentives  or  assistance  to  Developer,  and  the  use  of  “Look  Back”  provisions  in  the
Development  Agreement,  so  that  if  the  Project  is  more  successful  than  originally  projected  when
submitting a TIF requested, the Developer returns a portion of the funds to the Client.


If  warranted,  Ehlers  will  conduct  further  analysis,  modeling  and  “what-if”  scenarios  as  part  of  this
engagement.  The  Ehlers  team  assigned  to  the  Client  is  available  for  questions  and  encourages  as
much collaboration as possible.


Additional Services (Elective)
Though  not  a  part  of  this  scope  of  services,  should  a  “Look  Back”  provision  be  incorporated  into  a
development or redevelopment agreement, Client may authorize Ehlers, under a separate engagement, to
perform  a  “Look  Back”  analysis  upon  Project  sale  or  another  milestone.  Ehlers  will  review  the
Developer’s  actual  costs  and  return  numbers  in  accordance  with  the  timing  and  returns  outlined  in  the
respective development agreement. Ehlers will inform Client of the results and prepare a summary report
for Client, and if authorized by Client, for review by Developer. This scope of services will be billed on
an hourly basis, based on prevailing rates at the time of the engagement.


Timeline
To complete the agreed upon scope of work, Ehlers estimates that 30 days are needed from the time we
receive required information from the Developer. This estimate may change depending on various factors,
including the complexity of the project, the corresponding TID statutory deadlines, if applicable, and the
completeness of data received from the Developer. Ehlers will be transparent throughout the technical and
reporting processes and will be available to discuss the findings of the project throughout the engagement.
If the Client determines that the schedule needs to change, Ehlers will use its best efforts to accommodate
the timeline.
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Compensation
Ehlers will charge Client a flat fee of $8,750 for preparation of the analysis detailed in Scope of Service
items  1),  2)  and  3).  A  brief  e-mail  summary  of  the  analysis  will  be  provided  to  Client  as  part  of  these
scope  items.  If  Client  desires  a  formal  written  report,  an  additional  fee  of  $500  will  be  charged.
Attendance  at  public  meetings  to  present  or  discuss  the  analysis  prepared  and  related  findings  will  be
billed at the rate of $750 per meeting attended.


In  the  event  the  work  effort  required  to  complete  the  Scope  of  Service  increases  substantially  due  to
significant changes to the developer’s pro forma, introduction of new information, preparation of multiple
alternative  scenarios  or  protracted  negotiations,  Ehlers  will  discuss  with  Client  and  may  request  an
adjustment to the fees listed.


For any service directed by Client and not covered by this, or another applicable Appendix, Ehlers will
bill Client at an hourly rate that is dependent upon the task/staff required to meet Client request at no less
than $125.00/hour and not to exceed $300.00/hour.


Payment for Services
For all compensation due to Ehlers, Ehlers will invoice Client for the amount due at the completion of the
work.  Our  fees  include  our  normal  travel,  printing,  computer  services,  and  mail/delivery  charges.  The
invoice is due and payable upon receipt by the Client.







'. . ' CITY OF STOUGHTON 207 S FORREST STREET STOUGHTON WISCONSIN 


RESOLUTION OF THE COMMON COUNCIL 


Resolution authorizing City staff to enter into an agreement with Ehlers to create Tax Increment 
District No. 9 


Committee Action: Finance Committee Approved 5-0 on 2/23/21 


Fiscal Impact: Max $15,500 to be reimbursed by the Developer 


File Number: R-29-2021 I Date Introduced: March 9, 2021 


WHEREAS, the City Counci I Authorized City staff to commence processing a request for Tax Incremental 
Financing ("TIF") for the 51 West Neighborhood in accordance with the City's adopted TIF Policy; and 


WHEREAS, a new Tax Increment District No. 9 ("TIF No. 9") will need to be created to accommodate this 
request; and 


WHEREAS, the City's Municipal Advisor, Ehlers, requires a signed engagement letter prior to commencing 
with Phase I of the TIF creation process; and 


WHEREAS, the City will seek reimbursement from the Developer to cover the cost ofTIF creation; and 


WHEREAS, the City of Stoughton Finance Committee recommends authorizing City staff to enter into an 
agreement with Ehlers to create Tax Increment District No. 9 


BE IT RESOLVED by the Common Council of the City of Stoughton that City staff is authorized to 
enter into an agreement with Ehlers to create Tax Increment District No. 9. 


Council Action: ~Adopted 


Council Action: 


□ Failed Vote 


□ Veto 


Date 


D Override Vote 


Mey e,ws~i ~nd 
H-iil i vol-~ ti no 







February 16, 2021


Jamin Friedl, Director of Finance/Comptroller
City of Stoughton, Wisconsin
381 E Main St
Stoughton, WI 53589


Re: Written Municipal Advisor Client Disclosure with the City of Stoughton (“Client”) for 2021 TID #9
Creation (“Project” Pursuant to MSRB Rule G-42)


Dear Jamin:
As a registered Municipal Advisor, we are required by Municipal Securities Rulemaking Board (MSRB)
Rules to provide you with certain written information and disclosures prior to, upon or promptly, after the
establishment of a municipal advisory relationship as defined in Securities and Exchange Act Rule
15Ba1-1.  To establish our engagement as your Municipal Advisor, we must inform you that:


When providing advice, we are required to act in a fiduciary capacity, which includes a duty of1.
loyalty and a duty of care.  This means we are required to act solely in your best interest.
We have an obligation to fully and fairly disclose to you in writing all material actual or potential2.
conflicts of interest that might impair our ability to render unbiased and competent advice to you.
We are providing these and other required disclosures in Appendix A attached hereto.
As your Municipal Advisor, Ehlers shall provide this advice and service at such fees, as described3.
within Appendix B attached hereto.


This documentation and all appendices hereto shall be effective as of its date unless otherwise terminated
by either party upon 30 days written notice to the other party.


During the term of our municipal advisory relationship, this writing might be amended or supplemented
to reflect any material change or additions.


We look forward to working with you on this Project.


Sincerely,


Ehlers


David Ferris
Municipal Advisor


_______________


1   This document is intended to satisfy the requirements of MSRB Rule G-42(b) and Rule G-42(c).
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Appendix A
Disclosure of Conflicts of Interest/Other Required Information


Actual/Potential Material Conflicts of Interest
Ehlers has no known actual or potential material conflicts of interest that might impair its ability either to
render unbiased and competent advice or to fulfill its fiduciary duty to Client.


Other Engagements or Relationships Impairing Ability to Provide Advice
Ehlers is not aware of any other engagement or relationship Ehlers has that might impair Ehlers’ ability to
either render unbiased and competent advice to or to fulfill its fiduciary duty to Client.


Affiliated Entities
Ehlers offers related services through two affiliates of Ehlers, Bond Trust Service Corporation (BTSC)
and Ehlers Investment Partners (EIP).  BTSC provides paying agent services while Ehlers Investment
Partners (EIP) provides investment related services and bidding agent service. Ehlers and these affiliates
do not share fees.  If either service is needed in conjunction with an Ehlers municipal advisory
engagement, Client will be asked whether or not they wish to retain either affiliate to provide service. If
BTSC or EIP are retained to provide service, a separate agreement with that affiliate will be provided for
Client’s consideration and approval.


Solicitors/Payments Made to Obtain/Retain Client Business
Ehlers does not use solicitors to secure municipal engagements; nor does it make direct or indirect
payments to obtain or retain Client business.


Payments from Third Parties
Ehlers does not receive any direct or indirect payments from third parties to enlist Ehlers recommendation
to the Client of its services, any municipal securities transaction or any financial product.


Payments/Fee-splitting Arrangements
Ehlers does not share fees with any other parties and any provider of investments or services to the Client.
However, within a joint proposal with other professional service providers, Ehlers could be the
contracting party or be a subcontractor to the contracting party resulting in a fee splitting arrangement. In
such cases, the fee due Ehlers will be identified in a Municipal Advisor writing and no other fees will be
paid to Ehlers from any of the other participating professionals in the joint proposal.


Municipal Advisor Registration
Ehlers is registered with the Securities and Exchange Commission (SEC) and Municipal Securities
Rulemaking Board (MSRB).


Material Legal or Disciplinary Events
Neither Ehlers nor any of its officers or municipal advisors have been involved in any legal or disciplinary
events reported on Form MA or MA-I nor are there any other material legal or disciplinary events to be
reported.  Ehlers’ application for permanent registration as a Municipal Advisor with the (SEC) was
granted on July 28, 2014 and contained the information prescribed under Section 15B(a)(2) of the
Securities and Exchange Act of 1934 and rules thereunder. It did not list any information on legal or
disciplinary disclosures.
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Client may access Ehlers’ most recent Form MA and each most recent Form MA-I by searching the
Securities and Exchange Commission’s EDGAR system (currently available at
http://www.sec.gov/edgar/searchedgar/companysearch.html) and searching under either our Company
Name (Ehlers & Associates, Inc.) or by using the currently available “Fast Search” function and entering
our CIK number (0001604197).


Ehlers has not made any material changes to Form MA or Form MA-I since that date.


Conflicts Arising from Compensation Contingent on the Size or Closing of Any Transaction
The forms of compensation for municipal advisors vary according to the nature of the engagement and
requirements of the client.  Compensation contingent on the size of the transaction presents a conflict of
interest because the advisor may have an incentive to advise the client to increase the size of the securities
issue for the purpose of increasing the advisor’s compensation. Compensation contingent on the closing
of the transaction presents a conflict because the advisor may have an incentive to recommend
unnecessary financings or recommend financings that are disadvantageous to the client.  If the transaction
is to be delayed or fail to close, an advisor may have an incentive to discourage a full consideration of
such facts and circumstances, or to discourage consideration of alternatives that may result in the
cancellation of the financing or other transaction.


Any form of compensation due a Municipal Advisor will likely present specific conflict of interests with
the Client.  If a Client is concerned about the conflict arising from Municipal Advisor compensation
contingent on size and/or closing of their transaction, Ehlers is willing to discuss and provide another
form of Municipal Advisor compensation.  The Client must notify Ehlers in writing of this request within
10 days of receipt of this Municipal Advisor writing.


MSRB Contact Information
The website address of the MSRB is www.msrb.org. Posted on the MSRB website is a municipal
advisory client brochure that describes the protections that may be provided by MSRB rules and how to
file a complaint with the financial regulatory authorities.



http://www.sec.gov/edgar/searchedgar/companysearch.html
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Appendix B
Tax Incremental Financing Services


Scope of Service
Client has requested that Ehlers assist Client with the Creation of Tax Increment District #9 (“Project”).
Ehlers proposes and agrees to provide the following scope of services:


Phase I – Feasibility Analysis


The  purpose  of  Phase  I  is  to  determine  whether  the  Project  is  a  statutorily  and  economically
feasible  option to  achieve the  Client’s  objectives.  This  phase  begins  upon your  authorization of
this engagement and ends on completion and delivery of a feasibility analysis report.  As part of
Phase I services, Ehlers will:


Consult with appropriate Client officials to identify the Client’s objectives for the Project.·


Provide feedback as to the appropriateness of using Tax Incremental Financing in the context·


of the “but for” test.


If  the  Project  includes  creation  of  or  addition  of  territory  to  a  district,  identify  preliminary·


boundaries  and  gather  parcel  data  from  Client.   Determine  compliance  with  the  following
statutory requirements as applicable:


Equalized Value test.o


Purpose  test  (industrial,  mixed  use,  blighted  area,  in  need  of  rehabilitation  oro
conservation, or environmental remediation).


Newly-platted residential land use test.o


Prepare  feasibility  analysis  report.   The  report  will  include  the  following  information,  as·


applicable:


Identification of the type or types of districts that may be created.o


A  description  of  the  type,  maximum  life,  expenditure  period  and  other  featureso
corresponding to the type of district proposed.


A  summary  of  the  development  assumptions  used  with  respect  to  timing  ofo
construction and projected values.


Projections  of  tax  increment  revenue  collections  to  include  annual  and  cumulativeo
present value calculations.


Qualification of the district as a donor or recipient of shared increment, and projectedo
impact of any allocations of shared increment.


If  debt  financing  is  anticipated,  a  summary  of  the  sizing,  structure  and  timing  ofo
proposed debt issues.


A  cash  flow  pro  forma  reflecting  annual  and  cumulative  district  fund  balances  ando
projected year of closure.


A draft time table for the Project.o


Identification  of  how  the  creation  date  may  affect  the  district’s  valuation  date,  theo
base  value,  compliance  with  the  equalized  value  test,  and  the  ability  to  capture
current year construction values and changes in economic value.
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When  warranted,  evaluate  and  compare  options  with  respect  to  boundaries,  type  ofo
district, project costs and development levels.


Ehlers  will  provide  guidance  on  district  design  within  statutory  limits  to  creativelyo
achieve as many of  the Client’s  objectives as  possible and will  provide liaison with
State Department of Revenue as needed in the technical evaluation of options.


Present  the  results  of  the  feasibility  analysis  to  the  Client’s  staff,  Plan  Commission  or·


governing body.


Phase II – Project Plan Development and Approval


If  the  Client  elects  to  proceed  following  completion  of  the  feasibility  analysis,  the  Project  will
move to  Phase II.  This  phase includes preparation of  the Project  Plan,  and consideration by the
Plan  Commission1,  governing  body,  and  the  Joint  Review  Board.  This  phase  begins  after
receiving notification from the Client  to proceed and ends after  the Joint  Review Board acts  on
the Project.  As part of Phase II services, Ehlers will:


Based  on  the  goals  and  objectives  identified  in  Phase  I,  prepare  a  draft  Project  Plan  that·


includes all statutorily required components.


We  will  coordinate  with  your  staff,  engineer,  planner  or  other  designated  party  to  obtain  a·


map of the proposed boundaries of the district, a map showing existing uses and conditions of
real property within the district, and a map showing proposed improvements and uses in the
district.


Submit  to  the  Client  an  electronic  version  of  the  draft  Project  Plan  for  initial  review  and·


comment.


Coordinate with Client staff to confirm dates and times for the meetings indicated within the·


following table.  Ehlers will ensure that selected dates meet all statutory timing requirements
and will provide documentation and notices as indicated.


1If Client has created a Redevelopment Authority or a Community Development Authority, that body may fulfill the statutory requirements of the
Plan Commission related to creation or amendment of the district.
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Meeting Ehlers Responsibility Client Responsibility


Initial Joint
Review Board


Prepare  Notice  of  Meeting  and  transmit  to
Client’s designated paper.


Mail  meeting  notice,  informational  materials,
and  draft  Project  Plan  to  overlapping  taxing
jurisdictions.


Provide agenda language to Client.


Attend meeting to present draft Project Plan.


Post  or  publish  agenda  and  provide
notification  as  required  by  the
Wisconsin Open Records Law.


Prepare meeting minutes.


Designate  Client  Joint  Review
Board representative.


Identify  and  recommend  Public
Joint  Review  Board  representative
for appointment.


Plan
Commission
Public Hearing


Prepare Notice of Public Hearing and transmit to
Client’s designated paper.


Post  or  publish  agenda  and  provide
notification  as  required  by  the
Wisconsin Open Records Law.


Plan
Commission
Public Hearing


For  blighted  area  districts  and  in  need  of
rehabilitation or conservation districts, provide a
format  for  the  required  individual  property
owner notification letters.


Attend hearing to present draft Project Plan.


Prepare  and  mail  individual
property  owner  notices  (only  for
districts  created  as  blighted  area,  or
in  need  of  rehabilitation  or
conservation).


Prepare meeting minutes.


Plan
Commission


Provide agenda language to Client.


Attend meeting to present draft Project Plan.


Provide  approval  resolution  for  Plan
Commission consideration.


Post  or  publish  agenda  and  provide
notification  as  required  by  the
Wisconsin Open Records Law.


Distribute Project Plan & resolution
to  Plan  Commission  members  in
advance of meeting.


Prepare meeting minutes.


Governing Body
Action


Provide agenda language to Client.


Attend meeting to present draft Project Plan.


Provide  approval  resolution  for  governing  body
consideration.


Post  or  publish  agenda  and  provide
notification  as  required  by  the
Wisconsin Open Records Law.


Provide Project Plan & resolution to
governing  body  members  in
advance of meeting.


Prepare meeting minutes.


Joint Review
Board Action


Mail  meeting  notice  and  copy  of  final  Project
Plan to overlapping taxing jurisdictions.


Prepare  Notice  of  Meeting  and  transmit  to
Client’s designated paper.


Provide agenda language to Client.


Attend meeting to present final Project Plan.


Provide  approval  resolution  for  Joint  Review
Board consideration.


Post  or  publish  agenda  and  provide
notification  as  required  by  the
Wisconsin Open Records Law.


Prepare meeting minutes.
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Throughout the meeting process, provide drafts of the Project Plan and related documents in·


sufficient quantity for the Client’s staff, Plan Commission, governing body and Joint Review
Board members.


Provide advice and updated analysis on the impact of any changes made to the Project Plan·


throughout the approval process.


Phase III – State Submittal
This phase includes final review of all file documents, preparation of filing forms, and submission
of  the  base  year  or  amendment  packet  to  the  Department  of  Revenue.   This  phase  begins
following approval of the district by the Joint Review Board and ends with the submission of the
base year or amendment packet. As part of Phase III services, Ehlers will:


Coordinate  with  Client’s  assessor  and  other  staff  as  necessary  to  obtain  parcel  valuations,·


parcel data and other information needed for preparation of the State forms that must be filed
as part of the base year or amendment packet.


Assemble  and  submit  to  the  Department  of  Revenue  the  required  base  year  or  amendment·


packet  to  include  a  final  Project  Plan  document  containing  all  required  elements  and
information.


Provide the Client with an electronic copy of the final Project Plan (and up to 15 bound hard·


copies if desired).


Provide  the  municipal  Clerk  with  a  complete  electronic  and/or  hard  copy  transcript  of  all·


materials as submitted to the Department of Revenue for certification.


Act  as  a  liaison  between the  Client  and the  Department  of  Revenue during  the  certification·


process in the event any questions or discrepancies arise.


Compensation
In  return  for  the  services  set  forth  in  the  “Scope  of  Service,”  Client  agrees  to  compensate  Ehlers  as
follows:


Phase I $  6,000
Phase II $  7,500
Phase III $  2,000
Total $ 15,500


Phase I  base  fee  includes  up to  five  financial  scenarios.  Additional  scenarios  will  be  run as·


needed at a cost of $750/scenario.


In  the  event  Client  determines  not  to  proceed  with  the  Project  once  a  Phase  has  been·


authorized, but prior to that Phase’s completion, the compensation due for that Phase will be
prorated to reflect the percentage of the work completed.


For any service directed by Client  and not  covered by this,  or  another applicable Appendix,  Ehlers  will
bill Client at an hourly rate that is dependent upon the task/staff required to meet Client request at no less
than $125.00/hour and not to exceed $300.00/hour.







Documentation of Municipal Advisor Relationship – Appendix B Page 5


Ehlers February 16, 2021


Payment for Services


For  all  compensation  due  to  Ehlers,  Ehlers  will  invoice  Client  for  the  amount  due  at  the  completion  of
each  Phase.  Our  fees  include  our  normal  travel,  printing,  computer  services,  and  mail/delivery  charges.
The invoice is due and payable upon receipt by the Client.


Client Responsibility
The following expenses are not included in our Scope of Services, and are the responsibility of Client to
pay directly:


Services rendered by Client’s engineers, planners, surveyors, appraisers, assessors, attorneys,·


auditors  and  others  that  may  be  called  on  by  Client  to  provide  information  related  to
completion of the Project.


Preparation of maps necessary for inclusion in the Project Plan.·


Preparation of maps necessary for inclusion in the base year or amendment packet.·


Publication  charge  for  the  Notice  of  Public  Hearing  and  Notices  of  Joint  Review  Board·


meetings.


Legal opinion advising that  Project  Plan contains all  required elements.  (Normally provided·


by municipal attorney).


Preparation of District metes & bounds description. (Needed in Phase III for creation of new·


districts, or amendments that add or subtract territory).


Department of Revenue filing fee and annual administrative fees. The current Department of·


Revenue fee structure is:


Current Wisconsin Department of Revenue Fee Schedules
Base Year Packet $1,000
Amendment Packet with Territory Addition $1,000
Amendment Packet with Territory Subtraction $1,000
Base Value Redetermination $1,000
Amendment Packet No Charge
Annual Administrative Fee $150


The above Proposal is hereby accepted by City of Stoughton, Wisconsin, by its authorized
officer:


_________________________________ ___________________________________
Signed Title





		R- -2021 51 West Resolution

		Stoughton City of WI_ProjectDisclosure_51 West Subdivision Proforma Review_05_06_2021_08_30_38

		R-29-2021-Entering into an Agreement with Ehlers to create TID 9-signed










 


 
 


  
 


 


 


 


 


  







 


 
 


  
 


 


 


 


  







 


 
 


  
 


 


 







 


 
 


  
 


  







 


 
 


  
 


 


 
 


 


 
 


 
 
 
 







Financing Plan Issue Sizing
GO Notes


2021
Projects


Capital Projects - 10 Year 2,279,436
Capital Projects - 20 Year 0
Stormwater Utility 144,750
Funds available (150,000)


Project Needs 2,274,186


Issuance Expenses
Municipal Advisor 23,900
Bond Counsel 13,000
Rating 13,500
Paying Agent 850
Underwriter Fees 23,500


Total Funds Needed 2,348,936


Rate Months
Less Interest Earnings 0.06% 3              (341)


Rounding 1,405


Size of Issue 2,350,000
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Projected Impact of Proposed Projects


Less Abatements Impact on a


 $  100,000 of Value


Taxes Change


YEAR YEAR Prin (5/1) Rate Interest Total YEAR
2020 1,176,283,200 5.88% 5,239,393      (1,894,781)     3,344,613    2.84 2020                                           3,344,613    2.84 284.34      2020
2021 1,199,002,400 1.93% 4,452,731      (1,018,804)     3,433,927    2.86 2021                                                                                                                       3,433,927    89,314       2.86 286.40      2.06 2021
2022 1,246,132,248 3.93% 4,749,663      (1,524,692)     3,224,971    2.59 2022 370,000      0.70% 35,332     405,332     (17,184)        (45,000)   (62,184)        343,148       3,568,119    134,192     2.86 286.34      (0.06) 2022
2023 1,271,054,893 2.00% 4,539,863      (1,227,849)     3,312,014    2.61 2023 170,000      0.75% 23,793     193,793     (16,489)        (16,489)        177,304       3,489,317    (78,802)      2.75 274.52      (11.81) 2023
2024 1,296,475,991 2.00% 4,483,597      (1,062,204)     3,421,393    2.64 2024 100,000      0.80% 22,755     122,755     (16,373)        (16,373)        106,382       3,527,775    38,457       2.72 272.10      (2.42) 2024
2025 1,322,405,511 2.00% 4,420,409      (1,055,645)     3,364,764    2.54 2025 115,000      0.90% 21,838     136,838     (16,245)        (16,245)        120,593       3,485,357    (42,418)      2.64 263.56      (8.54) 2025
2026 1,348,853,621 2.00% 4,132,025      (946,390)        3,185,635    2.36 2026 215,000      1.00% 20,245     235,245     (16,103)        (16,103)        219,142       3,404,777    (80,580)      2.52 252.42      (11.14) 2026
2027 1,383,696,793 2.58% 3,696,121      (907,368)        2,788,753    2.02 2027 215,000      1.15% 17,934     232,934     (15,941)        (15,941)        216,993       3,005,746    (399,031)   2.17 217.23      (35.19) 2027
2028 1,411,370,729 2.00% 2,532,873      (766,945)        1,765,927    1.25 2028 265,000      1.25% 15,041     280,041     (15,761)        (15,761)        264,280       2,030,207    (975,538)   1.44 143.85      (73.38) 2028
2029 1,439,598,144 2.00% 2,159,929      (683,579)        1,476,350    1.03 2029 290,000      1.35% 11,428     301,428     (15,566)        (15,566)        285,862       1,762,211    (267,996)   1.22 122.41      (21.44) 2029
2030 1,468,390,107 2.00% 1,220,404      (243,229)        977,175       0.67 2030 290,000      1.50% 7,295       297,295     (15,353)        (15,353)        281,942       1,259,117    (503,094)   0.86 85.75         (36.66) 2030
2031 1,497,757,909 2.00% 991,879         (396,979)        594,900       0.40 2031 320,000      1.60% 2,560       322,560     (15,120)        (15,120)        307,440       902,340       (356,777)   0.60 60.25         (25.50) 2031
2032 1,527,713,067 2.00% 998,479         (397,829)        600,650       0.39 2032                                                                                                                       600,650       (301,690)   0.39 39.32         (20.93) 2032
2033 1,558,267,328 2.00% 998,741         (398,179)        600,563       0.39 2033                                                                                                                       600,563       (88)             0.39 38.54         (0.78) 2033
2034 1,589,432,675 2.00% 1,002,116      (397,816)        604,300       0.38 2034                                                                                                                       604,300       3,738         0.38 38.02         (0.52) 2034
2035 1,621,221,328 2.00% 669,529         (62,454)          607,075       0.37 2035                                                                                                                       607,075       2,775         0.37 37.45         (0.57) 2035
2036 1,653,645,755 2.00% 671,654         (62,454)          609,200       0.37 2036                                                                                                                       609,200       2,125         0.37 36.84         (0.61) 2036
2037 1,686,718,670 2.00% 610,675                                610,675       0.36 2037                                                                                                                       610,675       1,475         0.36 36.20         (0.63) 2037
2038 1,720,453,043 2.00% 611,125                                611,125       0.36 2038                                                                                                                       611,125       450            0.36 35.52         (0.68) 2038


TOTALS 48,181,204 (13,047,196) 35,134,008 TOTALS 2,350,000 178,220 2,528,220 (160,135) (45,000) (205,135) 2,323,085 37,457,093 TOTALS


NOTES Rates based on A1 3/2/21 sale + 0.25


Levy 
ChangeTotal 


Abatements


Existing Debt Payments Projected Debt Service


Equalized Value 
Projection


Total of All 
Obligations


Total 
Abatement 


Sources


Net Debt 
Service Levy


Debt 
Service 


Tax 
Rate


General Obligation Notes, 2021


Dated 6-23-21


$2,350,000 Funds on 
Hand


Debt 
Service 


Tax 
Rate


Net Debt 
Service Levy


Total 
Projected 


Debt Service 
Less 


Abatements


Change 
in Value Stormwater 


Utility
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Allocation of General Obligation Notes, 2021
Purpose
Amount
Dated
Payment Date


Year Principal Rate Interest Total Principal Rate Interest Total Principal Interest Total Outstanding
2021 0.00% -                 -               -                    -                 -                   2,350,000     
2022 355,000        0.70% 33,148       388,148        15,000       0.70% 2,184       17,184       370,000        35,332       405,332        1,980,000     
2023 155,000        0.75% 22,304       177,304        15,000       0.75% 1,489       16,489       170,000        23,793       193,793        1,810,000     
2024 85,000          0.80% 21,383       106,383        15,000       0.80% 1,373       16,373       100,000        22,755       122,755        1,710,000     
2025 100,000        0.90% 20,593       120,593        15,000       0.90% 1,245       16,245       115,000        21,838       136,838        1,595,000     
2026 200,000        1.00% 19,143       219,143        15,000       1.00% 1,103       16,103       215,000        20,245       235,245        1,380,000     
2027 200,000        1.15% 16,993       216,993        15,000       1.15% 941          15,941       215,000        17,934       232,934        1,165,000     
2028 250,000        1.25% 14,280       264,280        15,000       1.25% 761          15,761       265,000        15,041       280,041        900,000        
2029 275,000        1.35% 10,861       285,861        15,000       1.35% 566          15,566       290,000        11,428       301,428        610,000        
2030 275,000        1.50% 6,943         281,943        15,000       1.50% 353          15,353       290,000        7,295         297,295        320,000        
2031 305,000        1.60% 2,440         307,440        15,000       1.60% 120          15,120       320,000        2,560         322,560        -                   


2,200,000$   168,085$   2,368,085$   150,000$   10,134$   160,134$   2,350,000$   178,220$   2,528,220$   


TOTAL 
$2,200,000


6/23/2021


Stormwater Utility
$150,000


6/23/2021


Levy - 10 Year


5/1 5/1
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Debt Limit Calculation
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Debt Capacity - 80% All In Policy


Debt Limit 80% Debt Limit Principal Outstanding
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3 YEAR TREND IN MUNICIPAL BOND INDICES


Source: The Bond Buyer


The Bond Buyer “20 Bond Index” (BBI) shows average yields on a group of municipal bonds that 
mature in 20 years and have an average rating equivalent to Moody’s Aa2 and S&P’s AA. 
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RESOLUTION NO. ______ 
 


RESOLUTION AUTHORIZING THE ISSUANCE AND 
ESTABLISHING PARAMETERS FOR THE SALE OF NOT TO 
EXCEED $2,350,000 GENERAL OBLIGATION PROMISSORY 


NOTES, SERIES 2021A 
 


WHEREAS, the Common Council hereby finds and determines that it is necessary, 
desirable and in the best interest of the City of Stoughton, Dane County, Wisconsin (the "City") 
to raise funds for public purposes, including paying the cost of acquiring equipment, park 
improvements, street improvements, parking lot repairs, stormwater improvements, and other 
capital projects (collectively, the "Project");  
 


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


WHEREAS, the City is authorized by the provisions of Section 67.12(12), Wisconsin 
Statutes, to borrow money and issue general obligation promissory notes for such public 
purposes;  
 


WHEREAS, it is the finding of the Common Council that it is in the best interest of the 
City to direct its financial advisor, Ehlers & Associates, Inc. ("Ehlers"), to take the steps 
necessary for the City to offer and sell the general obligation promissory notes (the "Notes") at 
public sale and to obtain bids for the purchase of the Notes; and  


WHEREAS, in order to facilitate the sale of the Notes in a timely manner, the Common 
Council hereby finds and determines that it is necessary, desirable and in the best interest of the 
City to delegate to the Mayor or Director of Finance/Comptroller (each an "Authorized Officer") 
the authority to accept on behalf of the City the bid for the Notes that results in the lowest true 
interest cost for the Notes (the "Proposal") and meets the terms and conditions provided for in 
this Resolution by executing a certificate in substantially the form attached hereto as Exhibit A 
and incorporated herein by reference (the "Approving Certificate"). 


 
NOW, THEREFORE, BE IT RESOLVED by the Common Council of the City that: 
 
Section 1.  Authorization and Sale of the Notes; Parameters.  For the purpose of paying 


costs of the Project, the City is authorized to borrow pursuant to Section 67.12(12) Wisconsin 
Statutes, the principal sum of not to exceed TWO MILLION THREE HUNDRED FIFTY 
THOUSAND DOLLARS ($2,350,000) upon the terms and subject to the conditions set forth in 
this Resolution.  Subject to satisfaction of the conditions set forth in Section 17 of this 
Resolution, the Mayor and City Clerk are hereby authorized, empowered and directed to make, 
execute, issue and sell to the financial institution that submitted the Proposal (the "Purchaser") 
for, on behalf of and in the name of the City, Notes aggregating the principal amount of not to 
exceed TWO MILLION THREE HUNDRED FIFTY THOUSAND DOLLARS ($2,350,000).  
The purchase price to be paid to the City for the Notes shall not be less than 99.0% nor more 
than 104.00% of the principal amount of the Notes. 
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 Section 2.  Terms of the Notes.  The Notes shall be designated "General Obligation 
Promissory Notes, Series 2021A"; shall be issued in the aggregate principal amount of up to 
$2,350,000; shall be dated as of their date of issuance; shall be in the denomination of $5,000 or 
any integral multiple thereof; shall be numbered R-1 and upward; and mature or be subject to 
mandatory redemption on the dates and in the principal amounts set forth below, provided that 
the principal amount of each maturity or mandatory redemption amount may be increased or 
decreased by up to $50,000 per maturity or mandatory redemption amount and that the aggregate 
principal amount of the Notes shall not exceed $2,350,000.  The schedule below assumes the 
Notes are issued in the aggregate principal amount of $2,350,000. 


 
Date Principal Amount 


05-01-2022 $370,000 
05-01-2023 170,000 
05-01-2024 100,000 
05-01-2025 115,000 
05-01-2026 215,000 
05-01-2027 215,000 
05-01-2028 265,000 
05-01-2029 290,000 
05-01-2030 290,000 
05-01-2031 320,000 


 
Interest shall be payable semi-annually on May 1 and November 1 of each year 


commencing on May 1, 2022.  The true interest cost on the Notes (computed taking the 
Purchaser's compensation into account) will not exceed 2.50%.  Interest shall be computed upon 
the basis of a 360-day year of twelve 30-day months and will be rounded pursuant to the rules of 
the Municipal Securities Rulemaking Board. 
 


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


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


Section 5.  Tax Provisions. 


(A)  Direct Annual Irrepealable Tax Levy.  For the purpose of paying the 
principal of and interest on the Notes as the same becomes due, the full faith, credit and 
resources of the City are hereby irrevocably pledged, and there is hereby levied upon all of the 
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taxable property of the City a direct annual irrepealable tax in the years 2021 through 2030 for 
the payments due in the years 2022 through 2031 in the amounts as are sufficient to meet the 
principal and interest payments when due. 


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


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


Section 6.  Segregated Debt Service Fund Account. 
 


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


Within the debt service fund, there hereby is established a separate and distinct account 
designated as the "Debt Service Fund Account for General Obligation Promissory Notes, Series 
2021A" (the "Debt Service Fund Account") and such account shall be maintained until the 
indebtedness evidenced by the Notes is fully paid or otherwise extinguished.  There shall be 
deposited into the Debt Service Fund Account (i) all accrued interest received by the City at the 
time of delivery of and payment for the Notes; (ii) any premium which may be received by the 
City above the par value of the Notes and accrued interest thereon; (iii) all money raised by the 
taxes herein levied and any amounts appropriated for the specific purpose of meeting principal of 
and interest on the Notes when due; (iv) such other sums as may be necessary at any time to pay 
principal of and interest on the Notes when due; (v) surplus monies in the Borrowed Money 
Fund as specified below; and (vi) such further deposits as may be required by Section 67.11, 
Wisconsin Statutes. 
 


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


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


Section 7.  Proceeds of the Notes; Segregated Borrowed Money Fund.  The proceeds of 
the Notes (the "Note Proceeds") (other than any premium and accrued interest which must be 
paid at the time of the delivery of the Notes into the Debt Service Fund Account created above) 
shall be deposited into a special fund (the "Borrowed Money Fund") separate and distinct from 
all other funds of the City and disbursed solely for the purpose or purposes for which borrowed.  
Monies in the Borrowed Money Fund may be temporarily invested in Permitted Investments.  
Any monies, including any income from Permitted Investments, remaining in the Borrowed 
Money Fund after the purpose or purposes for which the Notes have been issued have been 
accomplished, and, at any time, any monies as are not needed and which obviously thereafter 
cannot be needed for such purpose(s) shall be deposited in the Debt Service Fund Account. 


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


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


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


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


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


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


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


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


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


Section 14.  Record Date.  The 15th day of the calendar month next preceding each 
interest payment date shall be the record date for the Notes (the "Record Date").  Payment of 
interest on the Notes on any interest payment date shall be made to the registered owners of the 
Notes as they appear on the registration book of the City at the close of business on the Record 
Date. 


 
Section 15.  Utilization of The Depository Trust Company Book-Entry-Only System.  In 


order to make the Notes eligible for the services provided by The Depository Trust Company, 
New York, New York ("DTC"), the City agrees to the applicable provisions set forth in the 
Blanket Issuer Letter of Representations, which the City Clerk or other authorized representative 
of the City is authorized and directed to execute and deliver to DTC on behalf of the City to the 
extent an effective Blanket Issuer Letter of Representations is not presently on file in the City 
Clerk's office. 
 


Section 16.  Payment of Issuance Expenses.  The City authorizes the Purchaser to 
forward the amount of the proceeds of the Notes allocable to the payment of issuance expenses 
to Old National Bank at Closing for further distribution as directed by the City's financial 
advisor, Ehlers & Associates, Inc. 
 
 Section 17.  Conditions on Issuance and Sale of the Notes.  The issuance of the Notes and 
the sale of the Notes to the Purchaser are subject to approval by the Authorized Officer of the 
principal amount, definitive maturities, redemption provisions, interest rates and purchase price 
for the Notes, which approval shall be evidenced by execution by the Authorized Officer of the 
Approving Certificate. 


 
The Notes shall not be issued, sold or delivered until this condition is satisfied.  Upon 


satisfaction of this condition, the Authorized Officer is authorized to execute a Proposal with the 
Purchaser providing for the sale of the Notes to the Purchaser. 
 


Section 18.  Official Statement.  The Common Council hereby directs the Authorized 
Officer to approve the Preliminary Official Statement with respect to the Notes and deem the 
Preliminary Official Statement as "final" as of its date for purposes of SEC Rule 15c2-12 
promulgated by the Securities and Exchange Commission pursuant to the Securities and 
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Exchange Act of 1934 (the "Rule").  All actions taken by the Authorized Officer or other officers 
of the City in connection with the preparation of such Preliminary Official Statement and any 
addenda to it or final Official Statement are hereby ratified and approved.  In connection with the 
Closing, the appropriate City official shall certify the Preliminary Official Statement and any 
addenda or final Official Statement.  The City Clerk shall cause copies of the Preliminary 
Official Statement and any addenda or final Official Statement to be distributed to the Purchaser. 
 


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


 
To the extent required under the Rule, the Mayor and City Clerk, or other officer of the 


City charged with the responsibility for issuing the Notes, shall provide a Continuing Disclosure 
Certificate for inclusion in the transcript of proceedings, setting forth the details and terms of the 
City's Undertaking. 
 


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


 
Section 21.  Bond Insurance.  If the Purchaser determines to obtain municipal bond 


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







QB\68194550.1 
 


 -8- 
 


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


 
Adopted, approved and recorded May 11, 2021. 
 
 
 


_____________________________ 
Tim B. Swadley 
Mayor 


ATTEST: 


____________________________ 
Holly Licht 
City Clerk 
 (SEAL) 
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EXHIBIT A 
 


Approving Certificate 
 


CERTIFICATE APPROVING THE PRELIMINARY OFFICIAL STATEMENT 
AND DETAILS OF  


GENERAL OBLIGATION PROMISSORY NOTES, SERIES 2021A 
 


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


 
1. Resolution.  On May 11, 2021, the Common Council of the City adopted a 


resolution (the "Resolution") authorizing the issuance and establishing parameters for the sale of 
not to exceed $2,350,000 General Obligation Promissory Notes, Series 2021A of the City (the 
"Notes") after a public sale and delegating to me the authority to approve the Preliminary 
Official Statement, to approve the purchase proposal for the Notes, and to determine the details 
for the Notes within the parameters established by the Resolution. 


 
2. Preliminary Official Statement.  The Preliminary Official Statement with respect 


to the Notes is hereby approved and deemed "final" as of its date for purposes of SEC Rule 15c2-
12 promulgated by the Securities and Exchange Commission pursuant to the Securities and 
Exchange Act of 1934.  


 
3. Proposal; Terms of the Notes.  On the date hereof, the Notes were offered for 


public sale and ____________________ (the "Purchaser") offered to purchase the Notes in 
accordance with the terms set forth in the Proposal attached hereto as Schedule I and 
incorporated herein by this reference (the "Proposal").  Ehlers & Associates, Inc. recommends 
the City accept the Proposal.  The Proposal meets the parameters and conditions established by 
the Resolution and is hereby approved and accepted. 
 


The Notes shall be issued in the aggregate principal amount of $__________, which is 
not more than the $2,350,000 approved by the Resolution, and shall mature on May 1 of each of 
the years and in the amounts and shall bear interest at the rates per annum as set forth in the 
Pricing Summary attached hereto as Schedule II and incorporated herein by this reference.  The 
amount of each annual principal or mandatory redemption payment due on the Notes is not more 
than $50,000 more or less per maturity or mandatory redemption amount than the schedule 
included in the Resolution as set forth below: 


 
Date Resolution Schedule Actual Amount 


05-01-2022 $370,000 $___________ 
05-01-2023 170,000 ___________ 
05-01-2024 100,000 ___________ 
05-01-2025 115,000 ___________ 
05-01-2026 215,000 ___________ 
05-01-2027 215,000 ___________ 
05-01-2028 265,000 ___________ 
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Date Resolution Schedule Actual Amount 
05-01-2029 $290,000 $___________ 
05-01-2030 290,000 ___________ 
05-01-2031 320,000 ___________ 


 
The true interest cost on the Notes (computed taking the Purchaser's compensation into 


account) is _________%, which is not in excess of 2.50%, as required by the Resolution. 
 


4. Purchase Price of the Notes.  The Notes shall be sold to the Purchaser in 
accordance with the terms of the Proposal at a price of $_________, plus accrued interest, if any, 
to the date of delivery of the Notes which is not less than 99.0% nor more than 104.00% of the 
principal amount of the Notes as required by the Resolution. 
 


5. Redemption Provisions of the Notes.  The Notes maturing on May 1, ______are 
subject to redemption prior to maturity, at the option of the City, on May 1, _______ or on any 
date thereafter.  Said Notes are redeemable as a whole or in part, and if in part, from maturities 
selected by the City and within each maturity by lot, at the principal amount thereof, plus 
accrued interest to the date of redemption.  [The Proposal specifies that some of the Notes are 
subject to mandatory redemption as set forth on an attachment hereto as Exhibit MRP and 
incorporated herein by this reference.]   


 
6. Direct Annual Irrepealable Tax Levy.  For the purpose of paying the principal of 


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


 
7. Approval.  This Certificate constitutes my approval of the Proposal, and the 


principal amount, definitive maturities, interest rates, purchase price and redemption provisions 
for the Notes and the direct annual irrepealable tax levy to repay the Notes, in satisfaction of the 
parameters set forth in the Resolution. 
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IN WITNESS WHEREOF, I have executed this Certificate on __________ pursuant to 
the authority delegated to me in the Resolution. 


 
 


  
Tim B. Swadley 
Mayor 
 
OR 


 
  
Jamin Friedl 
Director of Finance/Comptroller 
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SCHEDULE I TO APPROVING CERTIFICATE 
 


Proposal 
 
 


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


(See Attached) 







QB\68194550.1 
 


 


SCHEDULE II TO APPROVING CERTIFICATE 
 


Pricing Summary 
 


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


 
 


(See Attached)  
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SCHEDULE III TO APPROVING CERTIFICATE 
 


Debt Service Schedule and Irrepealable Tax Levies 
 
 


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


(See Attached) 
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[EXHIBIT MRP 
 


Mandatory Redemption Provision 


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


For the Term Bonds Maturing on May 1, 20   


 Redemption 
       Date       Amount 
 ____ $______ 
 ____   ______ 
 ____   ______ (maturity) 


For the Term Bonds Maturing on May 1, 20   


 Redemption 
       Date       Amount 
 ____ $______ 
 ____   ______ 
 ____   ______ (maturity) 


For the Term Bonds Maturing on May 1, 20   


 Redemption 
       Date       Amount 
 ____ $______ 
 ____   ______ 
 ____   ______ (maturity) 


For the Term Bonds Maturing on May 1, 20   


 Redemption 
       Date       Amount 
 ____ $______ 
 ____   ______ 


 ____   ______ (maturity)] 
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EXHIBIT B 
 


(Form of Note) 
 
 


UNITED STATES OF AMERICA 
REGISTERED STATE OF WISCONSIN DOLLARS 


DANE COUNTY 
NO. R-___ CITY OF STOUGHTON $_______ 


GENERAL OBLIGATION PROMISSORY NOTE, SERIES 2021A 
 


MATURITY DATE: ORIGINAL DATE OF ISSUE: INTEREST RATE: CUSIP: 
    


May 1, _____ __________ ____% ______ 
 


DEPOSITORY OR ITS NOMINEE NAME:  CEDE & CO. 


PRINCIPAL AMOUNT: _______________________ THOUSAND DOLLARS 
($__________) 


FOR VALUE RECEIVED, the City of Stoughton, Dane County, Wisconsin (the "City"), 
hereby acknowledges itself to owe and promises to pay to the Depository or its Nominee Name 
(the "Depository") identified above (or to registered assigns), on the maturity date identified 
above, the principal amount identified above, and to pay interest thereon at the rate of interest per 
annum identified above, all subject to the provisions set forth herein regarding redemption prior 
to maturity.  Interest shall be payable semi-annually on May 1 and November 1 of each year 
commencing on May 1, 2022 until the aforesaid principal amount is paid in full.  Both the 
principal of and interest on this Note are payable to the registered owner in lawful money of the 
United States.  Interest payable on any interest payment date shall be paid by wire transfer to the 
Depository in whose name this Note is registered on the Bond Register maintained by Associated 
Trust Company, National Association, Green Bay, Wisconsin (the "Fiscal Agent") or any 
successor thereto at the close of business on the 15th day of the calendar month next preceding 
each interest payment date (the "Record Date").  This Note is payable as to principal upon 
presentation and surrender hereof at the office of the Fiscal Agent. 


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


This Note is one of an issue of Notes aggregating the principal amount of $___________, 
all of which are of like tenor, except as to denomination, interest rate, maturity date and 
redemption provision, issued by the City pursuant to the provisions of Section 67.12(12), 
Wisconsin Statutes, for public purposes, including paying the cost of acquiring equipment, park 
improvements, street improvements, parking lot repairs, stormwater improvements, and other 
capital projects, as authorized by a resolution adopted on May 11, 2021 (the "Resolution" ) as 
supplemented by a Certificate Approving the Preliminary Official Statement and Details of 
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General Obligation Promissory Notes, Series 2021A (the "Approving Certificate").  Said 
Resolution is recorded in the official minutes of the Common Council for said date. 


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


[The Notes maturing in the years ________ are subject to mandatory redemption by lot 
as provided in the Approving Certificate, at the redemption price of par plus accrued interest to 
the date of redemption and without premium.] 
 


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


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


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


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


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


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


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


CITY OF STOUGHTON 
DANE COUNTY, WISCONSIN 
 
By: ______________________________ 


Tim B. Swadley 
Mayor 


 
(SEAL) 
 


By: ______________________________ 
Holly Licht 
City Clerk 
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Date of Authentication:  _______________, ______ 
 


CERTIFICATE OF AUTHENTICATION 
 
 This Note is one of the Notes of the issue authorized by the within-mentioned Resolution 
of the City of Stoughton, Dane County, Wisconsin. 
 


ASSOCIATED TRUST COMPANY, 
NATIONAL ASSOCIATION, 
GREEN BAY, WISCONSIN 


 
 
 


By____________________________ 
        Authorized Signatory 
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ASSIGNMENT 


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


(Name and Address of Assignee) 


____________________________________________________________________________ 
(Social Security or other Identifying Number of Assignee) 


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


Dated:  _____________________ 


Signature Guaranteed: 


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


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


____________________________ 
(Authorized Officer) 
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City of Stoughton, 207 S. Forrest, Stoughton WI  53589 


 
 


RESOLUTION OF THE COMMON COUNCIL 


 
Designating Officials Authorized to Declare Official Intent 


Under Reimbursement Bond Regulations 
 
Committee Action:   Finance Committee Approved X-0 on May 11, 2021 


 
Fiscal Impact: None 
 
File Number: 


 
R- -2021 


 
Date Introduced: 


 
May 25, 2021 


 
WHEREAS, the Department of the Treasury has issued final regulations (Treas. Reg. Section 1.150-2) 
(the "Reimbursement Bond Regulations") that, for the purpose of determining whether interest on 
certain obligations of a state or local government is excluded from gross income for federal income tax 
purposes, permit the use of the proceeds of tax-exempt obligations to reimburse capital expenditures 
made prior to the date such obligations are issued only if the state or local government, within 60 days of 
the date of expenditure, declares its official intent to reimburse the expenditure with proceeds of a 
borrowing; 


WHEREAS, the Reimbursement Bond Regulations require that if a current expenditure is to be 
permanently financed by a later issue of tax-exempt obligations a state or local government must declare 
its intention to reimburse itself for the expenditure from proceeds of a borrowing within 60 days from 
when the expenditure is made (the "Declaration of Official Intent"); 


WHEREAS, the Reimbursement Bond Regulations permit a state or local government to designate an 
official or employee to make Declarations of Official Intent on its behalf; 


WHEREAS, the Common Council (the "Governing Body") of the City of Stoughton (the "Issuer") 
deems it to be necessary, desirable and in the best interest of the Issuer to authorize an official (or 
officials) or employee (or employees) of the Issuer to make a Declaration of Official Intent on its behalf 
when the Issuer reasonably expects to reimburse itself from the proceeds of a borrowing for certain 
expenditures for a specific property, project or program which it pays from other funds prior to the 
receipt of the proceeds of the borrowing with respect to such expenditures; 


WHEREAS, the Governing Body hereby finds and determines that designating an official (or officials) 
or employee (or employees) with the authority to make Declarations of Official Intent will facilitate 
compliance with the Reimbursement Bond Regulations. 


NOW, THEREFORE, BE IT RESOLVED by the Governing Body of the Issuer, pursuant to Treas. 
Reg. Section 1.150-2(e)(1), that: 


Section 1.  Authorization to Declare Official Intent.  The following officials or employees of the 
Issuer are hereby authorized and designated to make Declarations of Official Intent pursuant to the 
above-referenced Reimbursement Bond Regulations: Director of Finance/Comptroller. 







Section 2.  Form of Declaration.  Any such Declaration of Official Intent shall be made in 
substantially the form attached hereto. 


Section 3.  Public Availability.  Any Declaration of Official Intent shall be maintained in the files 
of the Issuer and shall be made available for public inspection in compliance with applicable State law 
governing the availability of records of official acts of the Governing Body including Subchapter II of 
Chapter 19, Wisconsin Statutes (the "Public Records Law"). 


Section 4.  Further Authorizations.  The officials or employees authorized and designated above 
are each hereby further authorized to take such other actions as may be necessary or desirable to comply 
or evidence compliance with the Reimbursement Bond Regulations. 


Section 5.  Effective Date.  This Resolution shall take effect immediately upon its adoption and 
approval. 


Adopted, recorded and approved this 25th day of May, 2021. 


 
Council Action:         Adopted     Failed Vote     
 
 
Mayoral Action:        Accept     Veto  
 
 
                                             
Tim Swadley, Mayor    Date 


 
 


ATTEST: 
 
________________________________ 
Holly Licht, City Clerk (SEAL) 
 


 
 
Council Action:           Override  Vote     
 
 


 





