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OFFICIAL NOTICE AND AGENDA

Notice is hereby given that the City of Stoughton Joint Review Board will hold its annual
meeting as indicated on the date, time and location given below.

CITY OF STOUGHTON JOINT REVIEW BOARD (JRB)

Meeting of the:
ANNUAL MEETING AND TAX INCREMENTAL DISTRICT NO. 7 PROJECT
PLAN AMENDMENT
WEDNESDAY, MAY 20, 2020 — 5:30 p.m.
Date /Time: **PLEASE NOTE** This is a teleconference meeting via GoToMeeting
Location: Access with a computer, tablet or smartphone via GoToMeeting -
https://global.gotomeeting.com/join/280069277
You may also join by phone using dial-in number (877) 309-2073
Access code 280-069-277
Please sign-in to the meeting at least ten minutes prior to the scheduled start time
if possible
Item # AGENDA
1 Call to Order — Tim Swadley, Chair
2 Roll Call — Tim Swadley, Chair
3 Review and consideration of minutes from the June 13, 2019 annual meeting and

April 23, 2020 organizational meeting
4 Presentation of 2019 TID reports and status update of active TIDs

5 Review the public record, planning documents, Planning Commission resolution
adopting amendment to project plan, and resolution passed by the Common
Council approving the amendment

6 Consideration and possible action on resolution approving Tax Incremental District
No. 7’s Amendment

7 Adjourn

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.



https://global.gotomeeting.com/join/280069277



Other members of governmental bodies, committees, commissions and boards may be present to
observe and gather information in regards to the agenda items as listed. The only action taken will be
that of the City of Stoughton Joint Review Board.






CITY OF STOUGHTON JOINT REVIEW BOARD
Thursday, June 13, 2019 3:00 p.m.
City Hall, 207 S. Forrest Street, Stoughton

Present:
Dr. Tim Onsager, Mayor Tim Swadley, Laura Trotter, Charles Hicklin (via telephone)

Absent and Excused:
Tim Casper

Others Present:
Brett Schumacher

Call to Order:
Mayor Swadley called the meeting to order at 3:00 p.m.

Roll Call:
Mayor Swadley called the roll and noted that there were 4 members present (Charles Hicklin
participated via phone).

Appointment of Chairperson:
Motion by Onsager, second by Trotter to appoint Swadley as the Joint Review Board Chair.
Motion carried 3-0. Swadley was elected chair of the JRB.

Appointment of At-Large JRB Member:
Motion by Onsager, second by Swadley to nominate Trotter as the at-large member. Motion
carried 3-0. Trotter was elected at-large member of the JRB.

Annual Review of Stoughton TIF Districts —Jamin Friedl Finance Director
Friedl presented an overview of the TIF Districts and their financials within the City.

Other Business
Director Friedl provided a brief overview of the proposed extension of TIF 3 for affordable
housing purposes and final planned expenditures for TIF 4.

Adjournment
Motion by Trotter, second by Onsager to adjourn at 3:15 p.m.

Respectfully Submitted,
Jamin Friedl, CPA
Director of Finance






CITY OF STOUGHTON JOINT REVIEW BOARD
Thursday, April 23, 2020 5:30 p.m.
Remote GoToMeeting #487-454-805

Present:
Frank Sullivan, Mayor Tim Swadley, Sarah Ebert, Adam Gallagher, Tim Casper

Absent and Excused:
None

Others Present:
Dave Ferris, Director Friedl, Director Scheel, Dennis Steinkraus, Frank Sullivan, Dan
O’Callaghan, Ron Henshue, Dr. Tim Onsager, Donna Edge

Call to Order:
Mayor Swadley called the meeting to order at 5:30 p.m.

Roll Call:
Mayor Swadley called the roll and noted that there were 5 members present.

Appointment of At-Large JRB Member:
Motion by Gallagher, second by Sullivan to nominate Ebert as the at-large member. Motion
carried 4-0. Ebert was elected as the at-large member of the JRB.

Appointment of Chairperson:
Motion by Sullivan, second by Casper to appoint Swadley as the Joint Review Board Chair.
Motion carried 4-0. Swadley was elected chair of the JRB.

Discuss Responsibilities of the Joint Review Board

Swadley provided a brief overview of the responsibilities of the Joint Review Board.

Review and discuss Tax Incremental Financing District No. 7 project plan amendment
Dave Ferris from Ehlers provided the Joint Review Board members with a brief summary of the
proposed Project Plan Amendment for Tax Incremental Financing District No. 7.

Set Next Meeting Date

Next meeting is scheduled for May 20, 2020 at 5:30 p.m.

Adjournment
Motion by Casper, second by Sullivan to adjourn at 5:54 p.m. Motion passed 5-0.

Respectfully Submitted,
Jamin Friedl, CPA
Director of Finance
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ACCOUNTANTS' COMPILATION REPORT

To the City Council
City of Stoughton
Stoughton, Wisconsin

Management is responsible for the accompanying Balance Sheet, Historical Summary of Project Costs, Project
Revenues and Net Cost to be Recovered Through Tax Increments and Historical Summary of Sources, Uses,
and Status of Funds of the City of Stoughton's Tax Incremental Districts No. 3, No. 4, No. 5, No. 6, No. 7, and
No. 8 (“the districts”) as of and for the year ended December 31, 2019 and from the date of creation through
December 31, 2019, in accordance with accounting principles generally accepted in the United States of
America. We have performed a compilation engagement in accordance with Statements on Standards for
Accounting and Review Services promulgated by the Accounting and Review Services Committee of the
American Institute of Certified Public Accountants. We did not audit or review the financial statements nor were
we required to perform any procedures to verify the accuracy or completeness of the information provided by
management. Accordingly, we do not express an opinion, a conclusion, nor provide any form of assurance on
these financial statements.

As discussed in Note 1, the financial statements present only the transactions of the districts and do not purport
to, and do not, present fairly the financial position of the City of Stoughton as of December 31, 2019, and the
changes in its financial position for the year then ended in accordance with accounting principles generally
accepted in the United States of America.

Management has omitted the management’s discussion and analysis that accounting principles generally
accepted in the United States of America require to be presented to supplement the financial statements. Such
missing information, although not a required part of the financial statements, is required by the Governmental
Accounting Standards Board, who considers it to be an essential part of financial reporting for placing the
financial statements in an appropriate operational, economical, or historical context.

ﬁ@émfdg%zé/aw/y’ hose, LLP

Madison, Wisconsin
April 5, 2020

Baker Tilly Virchow Krause, LLP trading as Baker Tilly is a member of the global network of Baker Tilly International Ltd., the members
of which are separate and independent legal entities. © 2018 Baker Tilly Virchow Krause, LLP
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICT NO. 3

COMPILED
BALANCE SHEET
As of December 31, 2019

Capital
Projects
Fund
ASSETS
Cash and investments $ 292,736
Taxes receivable 494,843
TOTAL ASSETS $ 787,579
DEFERRED INFLOWS OF RESOURCES AND FUND BALANCE
Deferred Inflows of Resources
Unearned revenues $ 494,843
Total Deferred Inflows of Resources 494,843
Fund Balance
Restricted 292,736
TOTAL DEFERRED INFLOWS OF RESOURCES
AND FUND BALANCE $ 787,579

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF STOUGHTON

TAX INCREMENTAL DISTRICT NO. 3

HISTORICAL SUMMARY OF PROJECT COSTS, PROJECT REVENUES,

COMPILED

AND NET COST TO BE RECOVERED THROUGH TAX INCREMENTS

For the Year Ended December 31, 2019

and From the Date of Creation Through December 31, 2019

PROJECT COSTS
Capital expenditures

Professional services - planning, engineering, other

Department of Revenue fees

Developer payments
Debt issuance cost
Interest on long-term debt
Transfer to other funds

Contributions to other districts

Total Project Costs

PROJECT REVENUES
Tax increments
Exempt computer aid
Intergovernmental
Developer guarantees
Public charges for services

Contribution from other district

Transfer from other funds
Investment income

Land sales
Miscellaneous revenues

Total Project Revenues

NET COST (RECOVERED) TO BE RECOVERED THROUGH

TIF INCREMENTS - DECEMBER 31, 2019

RECONCILIATION OF RECOVERABLE COSTS

General obligation debt
Fund balance

NET COSTS TO BE RECOVERED THROUGH
TAX INCREMENTS - DECEMBER 31, 2019

Year From Date
Ended of Creation
$ - $ 5,571,359
1,305 143,011
150 300
- 16,091
- 20,162
17,967 1,414,975
181,304 181,304
- 1,106,252
200,726 8,453,454
475,729 5,705,610
3,382 29,619
2,316 2,316
- 48,586
- 12,942
- 742,340
- 181,304
6,466 66,309
- 1,383,920
- 148,244
487,893 8,321,190

$ (287,167) $ 132,264
$ 425,000

(292,736)

$ 132,264

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF STOUGHTON

TAX INCREMENTAL DISTRICT NO. 3

COMPILED

HISTORICAL SUMMARY OF SOURCES, USES, AND STATUS OF FUNDS

For the Year Ended December 31, 2019

and From the Date of Creation Through December 31, 2019

SOURCES OF FUNDS
Tax increments
Exempt computer aid
Intergovernmental
Developer guarantees
Public charges for services
Contribution from other district
Transfers from other funds
Investment income
Land sales
Miscellaneous revenues
Long-term debt issued

Total Sources of Funds

USES OF FUNDS

Capital expenditures

Professional services - planning, engineering, other

Department of Revenue fees

Developer payments

Debt issuance cost

Contribution to other district

Transfer to other funds

Interest on long-term debt

Principal on long-term debt
Total Uses of Funds

Excess (Deficiency) of Sources of Funds over Uses of Funds

BEGINNING FUND BALANCE

ENDING FUND BALANCE

Year From Date
Ended of Creation
$ 475,729 $ 5,705,610
3,382 29,619
2,316 2,316
- 48,586
- 12,942
- 742,340
- 181,304
6,466 66,309
- 1,383,920
- 148,244
- 6,257,496
487,893 14,578,686
- 5,571,359
1,305 143,011
150 300
- 16,091
- 20,162
- 1,106,252
181,304 181,304
17,967 1,414,975
419,262 5,832,496
619,988 14,285,950
(132,095) 292,736
424,831 -

$ 292,736 $

292,736

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICT NO. 4

COMPILED
BALANCE SHEET
As of December 31, 2019

Capital
Projects
Fund
ASSETS
Cash and investments $ 1,118,938
Taxes receivable 180,369
TOTAL ASSETS $ 1,299,307
LIABILITIES, DEFERRED INFLOWS OF RESOURCES,
AND FUND BALANCE
Liabilities
Accounts payable $ 190
Total Liabilities 190
Deferred Inflows of Resources
Unearned revenues 180,369
Total Deferred Inflows of Resources 180,369
Fund Balance
Restricted 1,118,748
TOTAL LIABILITIES, DEFERRED INFLOWS OF
RESOURCES, AND FUND BALANCE $ 1,299,307

See accompanying notes to financial statements and accountants' compilation report.
5





CITY OF STOUGHTON
TAX INCREMENTAL DISTRICT NO. 4

COMPILED

HISTORICAL SUMMARY OF PROJECT COSTS, PROJECT REVENUES,
AND NET COST RECOVERED THROUGH TAX INCREMENTS

For the Year Ended December 31, 2019

and From the Date of Creation Through December 31, 2019

PROJECT COSTS
Capital expenditures
Administration (in-house)
Department of Revenue fees
Revolving loan fund
Professional services - planning, engineering, other
Debt issuance costs
Interest on long-term debt

Total Project Costs

PROJECT REVENUES
Tax increments
Exempt computer aid
Intergovernmental
Contribution from other districts
Investment income
Sale of property
Developer guarantees

Total Project Revenues

NET COST (RECOVERED) THROUGH
TIF INCREMENTS - DECEMBER 31, 2019

RECONCILIATION OF RECOVERED COSTS
General obligation debt
Less: Fund balance

NET COSTS RECOVERED THROUGH
TAX INCREMENTS - DECEMBER 31, 2019

Year From Date
Ended of Creation
$ 39,618 $ 2,073,051
- 70,139
150 300
65,000 115,000
10,100 303,936
- 26,075
4,800 801,373
119,668 3,389,874
174,694 2,642,129
1,775 57,570
859 90,274
- 1,405,024
23,264 164,173
5,000 5,550
- 43,902
205,592 4,408,622
$ (85,924) $ (1,018,748)

$ 100,000
(1,118,748)

$ (1,018,748)

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICT NO. 4

COMPILED
HISTORICAL SUMMARY OF SOURCES, USES, AND STATUS OF FUNDS
For the Year Ended December 31, 2019
and From the Date of Creation Through December 31, 2019

Year From Date
Ended of Creation
SOURCES OF FUNDS
Tax increments $ 174694 $ 2,642,129
Exempt computer aid 1,775 57,570
Intergovernmental 859 90,274
Contribution from other districts - 1,405,024
Investment income 23,264 164,173
Sale of property 5,000 5,550
Developer guarantees - 43,902
Long-term debt issued - 3,160,750
Total Sources of Funds 205,592 7,569,372
USES OF FUNDS
Capital expenditures 39,618 2,073,051
Administration (in-house) - 70,139
Department of Revenue fees 150 300
Revolving loan fund 65,000 115,000
Professional services - planning, engineering, other 10,100 303,936
Debt issuance costs - 26,075
Interest on long-term debt 4,800 801,373
Principal on long-term debt 100,000 3,060,750
Total Uses of Funds 219,668 6,450,624
Excess (Deficiency) of Sources of Funds over Uses of Funds (14,076) 1,118,748
BEGINNING FUND BALANCE 1,132,824 -
ENDING FUND BALANCE $ 1,118,748 $ 1,118,748

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICT NO. 5

COMPILED
BALANCE SHEET
As of December 31, 2019

ASSETS
Cash and investments
Taxes receivable

TOTAL ASSETS

LIABILITIES, DEFERRED INFLOWS OF RESOURCES AND FUND BALANCE
Liabilities
Advance from city general fund
Total Liabilities

Deferred Inflows of Resources
Unearned revenues

Total Deferred Inflows of Resources

Fund Balance
Unassigned (deficit)

TOTAL LIABILITIES, DEFERRED INFLOWS OF
RESOURCES, AND FUND BALANCE

Capital
Projects

Fund

$ 83,726

50,678

$ 134,404

$ 761,320
761,320

50,678
50,678

(677,594)

$ 134,404

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICT NO. 5

COMPILED
HISTORICAL SUMMARY OF PROJECT COSTS, PROJECT REVENUES,
AND NET COST TO BE RECOVERED THROUGH TAX INCREMENTS
For the Year Ended December 31, 2019
and From the Date of Creation Through December 31, 2019

Year From Date
Ended of Creation
PROJECT COSTS
Capital expenditures $ 21,753 $ 2,717,912
Professional services - planning, engineering, other 850 49,457
Department of Revenue fees 150 1,300
Interest on advances - 96,965
Debt issuance costs - 18,157
Interest on long-term debt 54,199 99,281
Total Project Costs 76,952 2,983,072
PROJECT REVENUES
Tax increments - 30,147
Transfer from other funds - 100,000
Exempt computer aid 39,592 159,577
Intergovernmental - 350,000
Developer guarantees - 130,168
Investment income 1,311 5,493
Land sales - 116,616
Miscellaneous revenues - 1,000
Total Project Revenues 40,903 893,001
NET COST TO BE RECOVERED THROUGH
TIF INCREMENTS - DECEMBER 31, 2019 $ 36,049 $ 2,090,071
RECONCILIATION OF RECOVERABLE COSTS
General obligation debt $ 1,412,477
Add: Fund balance deficit 677,594
NET COSTS TO BE RECOVERED THROUGH
TAX INCREMENTS - DECEMBER 31, 2019 $ 2,090,071

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICT NO. 5

COMPILED
HISTORICAL SUMMARY OF SOURCES, USES, AND STATUS OF FUNDS
For the Year Ended December 31, 2019
and From the Date of Creation Through December 31, 2019

Year From Date
Ended of Creation
SOURCES OF FUNDS
Tax increments $ -3 30,147
Transfers from other funds - 100,000
Exempt computer aid 39,592 159,577
Intergovernmental - 350,000
Developer guarantees - 130,168
Investment income 1,311 5,493
Land sales - 116,616
Miscellaneous revenues - 1,000
Long-term debt issued - 1,498,750
Total Sources of Funds 40,903 2,391,751
USES OF FUNDS

Capital expenditures 21,753 2,717,912
Professional services - planning, engineering, other 850 49,457
Department of Revenue fees 150 1,300
Interest on advance - 96,965
Debt issuance costs - 18,157
Interest on long-term debt 54,199 99,281
Principal on long-term debt 53,462 86,273
Total Uses of Funds 130,414 3,069,345
Deficiency of Sources of Funds over Uses of Funds (89,511) (677,594)
BEGINNING FUND BALANCE (DEFICIT) (588,083) -
ENDING FUND BALANCE (DEFICIT) $ (677,594) $ (677,594)

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICT NO. 6

COMPILED
BALANCE SHEET
As of December 31, 2019

Capital
Projects
Fund
ASSETS
Cash and investments $ 1,830,548
Taxes receivable 24,831
Accounts Receivable 51,714
TOTAL ASSETS $ 1,907,093
LIABILITIES, DEFERRED INFLOWS OF RESOURCES AND FUND BALANCE
Liabilities
Accounts payable $ 623,639
Advances from city general fund 140,399
Total Liabilities 764,038
Deferred Inflows of Resources
Unearned revenues 76,545
Total Deferred Inflows of Resources 76,545
Fund Balance
Restricted 1,066,510
TOTAL LIABILITIES, DEFERRED INFLOWS OF
RESOURCES, AND FUND BALANCE $ 1,907,093

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF STOUGHTON

TAX INCREMENTAL DISTRICT NO. 6

COMPILED

HISTORICAL SUMMARY OF PROJECT COSTS, PROJECT REVENUES,
AND NET COST TO BE RECOVERED THROUGH TAX INCREMENTS

For the Year Ended December 31, 2019

and From the Date of Creation Through December 31, 2019

PROJECT COSTS
Capital expenditures
Professional services - planning, engineering, other
Department of Revenue fees
Debt issuance cost
Interest on long-term debt

Total Project Costs

PROJECT REVENUES
Tax increments
Investment income
Developer guarantee
Premium on long-term debt
Miscellaneous revenues
Total Project Revenues

NET COST RECOVERABLE THROUGH
TIF INCREMENTS - DECEMBER 31, 2019

RECONCILIATION OF RECOVERABLE COSTS
General obligation debt
Less: Fund balance

NET COSTS TO BE RECOVERED THROUGH
TAX INCREMENTS - DECEMBER 31, 2019

Year From Date
Ended of Creation
$ 1,321,123 $ 1,886,125
81,481 111,268
150 300
32,789 36,163
10,162 24,838
1,445,705 2,058,694
24,537 24,537
30,468 30,468
465 465
14,080 14,080
- 21,945
69,550 91,495
$ 1,376,155 $ 1,967,199
$ 3,033,709
(1,066,510)
$ 1,967,199

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICT NO. 6

COMPILED
HISTORICAL SUMMARY OF SOURCES, USES, AND STATUS OF FUNDS
For the Year Ended December 31, 2019
and From the Date of Creation Through December 31, 2019

Year From Date
Ended of Creation
SOURCES OF FUNDS
Tax increments $ 24537 $ 24,537
Investment income 30,468 30,468
Developer guarantee 465 465
Miscellaneous revenues - 21,945
Premium on long-term debt 14,080 14,080
Long-term debt issued 2,618,709 3,123,709
Total Sources of Funds 2,688,259 3,215,204
USES OF FUNDS
Capital expenditures 1,321,123 1,886,125
Professional services - planning, engineering, other 81,481 111,268
Department of Revenue fees 150 300
Debt issuance cost 32,789 36,163
Interest on long-term debt 10,162 24,838
Principal on long-term debt 45,000 90,000
Total Uses of Funds 1,490,705 2,148,694
Excess of Sources of Funds over Uses of Funds 1,197,554 1,066,510
BEGINNING FUND BALANCE (DEFICIT) (131,044) -
ENDING FUND BALANCE $ 1,066,510 $ 1,066,510

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICT NO. 7

COMPILED
BALANCE SHEET
As of December 31, 2019

Capital
Projects
Fund
ASSETS
Cash and investments $ 426,599
Tax roll receivable 546,395
Accounts receivable 58,125
TOTAL ASSETS $ 1,031,119
LIABILITIES, DEFERRED INFLOWS OF RESOURCES, AND FUND BALANCE
Liabilities
Accounts payable and deposits $ 13,403
Total Liabilities 13,403
Deferred Inflows of Resources
Unearned revenues 579,309
Total Deferred Inflows of Resources 579,309
Fund Balance
Restricted 438,407
TOTAL LIABILITIES, DEFERRED INFLOWS OF RESOURCES,
AND FUND BALANCE $ 1,031,119

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICT NO. 7

COMPILED
HISTORICAL SUMMARY OF PROJECT COSTS, PROJECT REVENUES,
AND NET COST TO BE RECOVERED THROUGH TAX INCREMENTS
For the Year Ended December 31, 2019
and From the Date of Creation Through December 31, 2019

Year From Date
Ended of Creation
PROJECT COSTS
Capital expenditures $ - $ 4,444,071
Administration (in-house) - 32,511
Professional services - planning, engineering, other 1,000 7,912
Department of Revenue fees - 150
Debt issuance costs - 102,678
Interest on long-term debt 183,149 339,000
Total Project Costs 184,149 4,926,322
PROJECT REVENUES
Tax Increments 526,673 1,184,649
Premium on long-term debt - 160,820
Investment income 4,445 28,517
Intergovernmental grants 1,959 1,959
Developer guarantees 33,510 33,510
Miscellaneous revenue 15,274 15,274
Total Project Revenues 581,861 1,424,729
NET COST (RECOVERED) TO BE RECOVERED THROUGH
TIF INCREMENTS - DECEMBER 31, 2019 $ (397,712) $ 3,501,593
RECONCILIATION OF RECOVERABLE COSTS
Long-term debt $ 3,940,000
Less: Fund balance (438,407)
NET COSTS TO BE RECOVERED THROUGH
TAX INCREMENTS - DECEMBER 31, 2019 $ 3,501,593

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICT NO. 7

COMPILED
HISTORICAL SUMMARY OF SOURCES, USES, AND STATUS OF FUNDS
For the Year Ended December 31, 2019
and From the Date of Creation Through December 31, 2019

Year From Date
Ended of Creation
SOURCES OF FUNDS
Tax increments $ 526,673 $ 1,184,649
Investment income 4,445 28,517
Premium on long-term debt - 160,820
Long-term debt issued - 8,865,000
Intergovernmental grants 1,959 1,959
Developer guarantees 33,510 33,510
Miscellaneous revenue 15,274 15,274
Total Sources of Funds 581,861 10,289,729
USES OF FUNDS
Capital expenditures - 4,444,071
Administration (in-house) - 32,511
Professional services - planning, engineering, other 1,000 7,912
Department of Revenue fees - 150
Debt issuance cost - 102,678
Interest on long-term debt 183,149 339,000
Principal on long-term debt 150,000 4,925,000
Total Uses of Funds 334,149 9,851,322
Excess of Sources of Funds
over uses of Funds 247,712 438,407
BEGINNING FUND BALANCE 190,695 -
ENDING FUND BALANCE $ 438,407 § 438,407

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICT NO. 8

COMPILED
BALANCE SHEET

As of December 31, 2019

ASSETS
Cash and investments

TOTAL ASSETS

LIABILITIES AND FUND BALANCE (DEFICIT)
Liabilities
Accounts payable
Advance from city general fund

Total Liabilities

Fund Balance (Deficit)
Unassigned (deficit)

TOTAL LIABILITIES AND FUND BALANCE (DEFICIT)

Capital

Projects

Fund

$ 253,420

$ 253,420

$ 125,797
144,304
270,101
(16,681)

$ 253,420

See accompanying notes to financial statements and accountants' compilation report.

17





CITY OF STOUGHTON
TAX INCREMENTAL DISTRICT NO. 8

COMPILED
HISTORICAL SUMMARY OF PROJECT COSTS, PROJECT REVENUES,
AND NET COST TO BE RECOVERED THROUGH TAX INCREMENTS
For the Year Ended December 31, 2019
and From the Date of Creation Through December 31, 2019

Year From Date
Ended of Creation
PROJECT COSTS
Capital expenditures $ 454439 $ 630,736
Department of Revenue fees 150 1,150
Professional services - planning, engineering, other 63,132 92,787
Debt issuance costs 3,783 3,783
Interest on Long-Term Debt 22,928 22,928
Total Project Costs 544,432 751,384
PROJECT REVENUES
Premium on long-term debt 1,625 1,625
Investment income 4,669 4,669
Total Project Revenues 6,294 6,294
NET COST TO BE RECOVERED THROUGH
TIF INCREMENTS - DECEMBER 31, 2019 $ 538,138 $ 745,090
RECONCILIATION OF RECOVERABLE COSTS
Long-term debt $ 728,409
Add: Fund balance deficit 16,681
NET COSTS TO BE RECOVERED THROUGH
TAX INCREMENTS - DECEMBER 31, 2019 $ 745,090

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICT NO. 8

COMPILED
HISTORICAL SUMMARY OF SOURCES, USES, AND STATUS OF FUNDS
For the Year Ended December 31, 2019
and From the Date of Creation Through December 31, 2019

Year From Date
Ended of Creation
SOURCES OF FUNDS
Investment income $ 4669 $ 4,669
Premium on long-term debt 1,625 1,625
Long-term debt issued 302,159 728,409
Total Sources of Funds 308,453 734,703
USES OF FUNDS
Capital expenditures 454,439 630,736
Department of Revenue fees 150 1,150
Professional services - planning, engineering, other 63,132 92,787
Debt issuance cost 3,783 3,783
Interest on long-term debt 22,928 22,928
Total Uses of Funds 544,432 751,384
Deficiency of Sources of Funds over Uses of Funds (235,979) (16,681)
BEGINNING FUND BALANCE 219,298 -
ENDING FUND BALANCE (DEFICIT) $ (16,681) $ (16,681)

See accompanying notes to financial statements and accountants' compilation report.
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICTS NO. 3, NO. 4, NO. 5, NO. 6, NO. 7, AND NO. 8

COMPILED
NOTES TO FINANCIAL STATEMENTS
From the Dates of Creation Through December 31, 2019

NOTE 1 — SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES

The accounting policies of the City of Stoughton's Tax Incremental Districts No. 3, No. 4, No. 5, No. 6,
No. 7, and No. 8 (the "districts") conform to accounting principles as applicable to governmental units and
as defined by Wisconsin Statutes Section 66.1105.

The City of Stoughton (the “city”) has implemented accounting principles generally accepted in the
United States of America to the extent they apply in determining the scope of the activity of the districts.
The accompanying financial statements reflect all the significant operations of the districts. The
accompanying financial statements do not include the full presentation of the city.

A. DESCRIPTION OF FUND AND ACCOUNT GROUP STRUCTURE

This report contains the financial information of the districts. The summary statements were prepared
from data recorded in the following funds and the city’s long-term debt:

Debt Service Fund
Capital Projects Fund

Detailed descriptions of the purpose of these funds and long-term debt can be found in the city's basic
financial statements.

The data was consolidated for purposes of this report. Therefore, the amounts shown in the accompanying
statements will not directly correlate with amounts shown in the basic financial statements.

The districts were created under the provisions of Wisconsin Statute Section 66.1105. The purpose of
that section is to allow a municipality to recover development and improvements costs in a designated
area from the property taxes generated on the increased value of the property after the creation date of
the districts. The tax on the increased value is called a tax increment.

The statutes allow the districts to collect tax increments until the net project cost has been fully recovered,
or until 27 years, for TID Nos. 3, 4, 5, and 8, and 20 years for TID Nos. 6 and 7, after the creation date,
whichever occurs first. Project costs uncollected at the dissolution date are absorbed by the city. Project
costs may be incurred up to five years before the unextended termination date of the districts.

Original Project Plan

Creation Last Date to Incur Last Year to
Date Project Costs Collect Increment
TID No. 3 1-1-1993 11-24-2014 2020
TID No. 4 1-1-1999 3-23-2021 2026
TID No. 5 1-1-2010 3-12-2032 2037
TID No. 6 1-1-2015 9-29-2030 2036
TID No. 7 1-1-2015 11-11-2029 2035
TID No. 8 1-1-2018 7-24-2040 2046
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICTS NO. 3, NO. 4, NO. 5, NO. 6, NO. 7, AND NO. 8

COMPILED
NOTES TO FINANCIAL STATEMENTS
From the Dates of Creation Through December 31, 2019

NOTE 1 — SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (cont.)

A. DESCRIPTION OF FUND AND ACCOUNT GROUP STRUCTURE (cont.)
Plan Amendments

Adoption
Date

TID No. 3 Amendment No. 1 10-23-2007
TID No. 3 Amendment No. 2 10-23-2012
TID No. 4 Amendment No. 1 9-26-2006
TID No. 4 Amendment No. 2 1-12-2010
TID No. 5 Amendment No. 1 7-24-2018

B. BASIS OF ACCOUNTING

The modified accrual basis of accounting was followed in the preparation of these statements. Under the
modified accrual basis of accounting, revenues are recorded when susceptible to accrual, i.e., both
measurable and available. Available means collectible within the current period or soon enough thereafter
to be used to pay liabilities of the current period. Project costs, other than interest on long-term debt, are
recorded when the related fund liability is incurred.

District increments are recorded as revenues in the year due. Intergovernmental aids and grants are
recognized as revenues in the period the related expenditures are incurred, if applicable, or when the city
is entitled to the aids.

Special assessments are recorded as revenues when collected. Annual installments due in future years
are accounted for as receivables and unavailable revenues. There are no special assessments
receivables as of the date of this report.

Other general revenues are recognized when received in cash or when measurable and available under
the criteria described above.

C. USE OF ESTIMATES

The preparation of financial statements in conformity with generally accepted accounting principles
requires management to make estimates and assumptions that affect the reported amounts of assets and
liabilities and disclosure of contingent assets and liabilities at the date of the financial statements and the
reported amounts of revenues and expenses during the reporting period. Actual results could differ from
those estimates.
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICTS NO. 3, NO. 4, NO. 5, NO. 6, NO. 7, AND NO. 8

COMPILED
NOTES TO FINANCIAL STATEMENTS
From the Dates of Creation Through December 31, 2019

NOTE 1 — SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES (cont.)

D. MEASUREMENT Focus

The measurement focus of all governmental funds is the funds flow concept. Under the funds flow
concept, sources and uses of financial resources, including capital outlays, debt proceeds and debt
retirements are reflected in operations. Resources not available to finance expenditures and
commitments of the current period are recognized as unavailable or unearned revenue or as
nonspendable fund equity. Liabilities for claims, judgments, compensated absences and pension
contributions which will not be currently liquidated using expendable available financial resources are
shown in the long-term debt footnote disclosure. The related expenditures are recognized when the
liabilities are liquidated.

E. PROJECT PLAN BUDGETS

The estimated revenues and expenditures of the districts are adopted in the project plans. Those
estimates are for the entire life of the districts and may not be comparable to interim results presented in
this report.

F. LONG-TERM DEBT

Short-term liabilities are recorded as fund liabilities. All other long-term liabilities are shown in the
long-term debt footnote disclosure.

Proceeds of long-term debt issues not recorded as fund liabilities are reflected as "Sources of Funds" in
the operating statement of the recipient fund. Retirement of these issues is reported as expenditure in the
year in which the debt matures or is repaid, whichever is earlier.

G. CLAIMS AND JUDGMENTS

Claims and judgments are recorded as liabilities if all the conditions of Governmental Accounting
Standards Board pronouncements are met. The liability and expenditure for claims and judgments is only
reported in governmental funds if it has matured. Claims and judgments are disclosed in the long-term
debt footnote when the related liabilities are incurred.

NOTE 2 — CASH AND TEMPORARY INVESTMENTS

The districts invest their funds in accordance with the provisions of the Wisconsin Statutes 66.0603(1m)
and 67.11(2).

Investments are stated at fair value, which is the amount at which an investment could be exchanged in a
current transaction between willing parties. No investments are reported at amortized cost. Adjustments
necessary to record investments at fair value are recorded in the operating statement as increases or
decreases in investment income.
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICTS NO. 3, NO. 4, NO. 5, NO. 6, NO. 7, AND NO. 8

COMPILED
NOTES TO FINANCIAL STATEMENTS
From the Dates of Creation Through December 31, 2019

NOTE 2 — CASH AND TEMPORARY INVESTMENTS (cont.)

The districts, as funds of the city, maintain separate and common cash and investment accounts at the
same financial institutions utilized by the city. Federal depository insurance and the State of Wisconsin
Guarantee fund insurance apply to the city as an individual municipality, and, accordingly, the amount of
insured funds is not determinable for the districts.

NOTE 3 — LONG-TERM DEBT

A. GENERAL OBLIGATION DEBT

All general obligation notes and bonds payable are backed by the full faith and credit of the city. Notes

and bonds borrowed to finance the districts' expenditures will be retired by tax increments accumulated
by the district funds. If those revenues are not sufficient, payments will be made by future tax levies or

utility revenues, as applicable.

Original
Amount Balance
Borrowed Repaid 12-31-19
TIF District No. 3

03/18/93 Promissory Note — 6.00% $ 189,950 $ 189,950 $ -
10/01/93 Promissory Note — 4.40 — 6.00% 1,980,000 1,980,000 -
05/01/02 Promissory Note — 3.50 — 4.375% 80,483 80,483 -
09/16/02 Refunding Bonds — 3.00 — 3.75% 1,382,063 1,382,063 -
06/26/13 State Trust Fund Loan — 2.75% 1,400,000 1,185,000 215,000
06/01/14 Promissory Note — 2.00% 1,225,000 1,015,000 210,000
Totals $ 6,257,496 $ 5,832,496 $§ 425,000

Aggregate maturities of all long-term debt relating to the district are as follows:

Calendar
Year Principal Interest Totals
2020 $ 425,000 $ 8,029 $ 433,029
Totals $ 425,000 $ 8,029 $ 433,029
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CITY OF STOUGHTON

TAX INCREMENTAL DISTRICTS NO. 3, NO. 4, NO. 5, NO. 6, NO. 7, AND NO. 8

COMPILED

NOTES TO FINANCIAL STATEMENTS
From the Dates of Creation Through December 31, 2019

NOTE 3 — LONG-TERM DEBT (cont.)

A. GENERAL OBLIGATION DEBT (cont.)

TIF District No. 4

02/23/99
08/09/00
06/01/01
06/01/01
06/15/03
06/22/04
04/14/09
04/13/10

Totals

Calendar
Year

2020

Totals

TIF District No. 5

12/28/16
06/08/17
04/26/18

Original
Amount Balance
Borrowed Repaid 12-31-19
State Trust Fund Loan — 5.25% $ 162,000 $ 162,000 $ -
State Trust Fund Loan — 5.25% 355,080 355,080 -
Promissory Note — 4.10 — 4.60% 1,025,000 1,025,000 -
Promissory Note — 4.10 — 4.60% 154,427 154,427 -
Promissory Note — 3.00 — 3.375% 292,105 292,105 -
State Trust Fund Loan — 4.00% 213,746 213,746 -
Promissory Note — 1.60 — 3.85% 163,392 163,392 -
G.0O. Refunding Bonds —
1.00 — 3.25% 795,000 695,000 100,000
$ 3,160,750 $ 3,060,750 $ 100,000
Aggregate maturities of all long-term debt relating to the district are as follows:
Principal Interest Totals
$ 100,000 $ 1625 § 101,625
$ 100,000 $ 1625 $§ 101,625
Original
Amount Balance
Borrowed Repaid 12-31-19
State Trust Fund Loan — 3.50% $ 850,000 $ 60,057 $ 789,943
G.O. Notes — 2.00 — 3.00% 300,000 26,216 273,784
G.O. Notes — 3.25 — 4.00% 348,750 - 348,750
$ 1,498,750 $ 86,273 $ 1,412,477

Totals
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICTS NO. 3, NO. 4, NO. 5, NO. 6, NO. 7, AND NO. 8

COMPILED
NOTES TO FINANCIAL STATEMENTS
From the Dates of Creation Through December 31, 2019

NOTE 3 — LONG-TERM DEBT (cont.)

A. GENERAL OBLIGATION DEBT (cont.)
TIF District No. 5 (cont.)

Aggregate maturities are as follows:

Calendar
Year Principal Interest Totals
2020 $ 55475 $ 47,046 $ 102,521
2021 67,708 45,230 112,938
2022 111,461 42,389 153,850
2023 115,700 38,500 154,200
2024 117,673 34,490 152,163
2025-2029 562,613 110,004 672,617
2030-2034 263,206 49,059 312,265
2035-2036 118,641 6,268 124,909
Totals $ 1412477 $ 372,986 $ 1,785,463
Original
Amount Balance
Borrowed Repaid 12-31-19

TIF District No. 6
06/08/2017 Promissory Notes —2.00-3.00% $ 505,000 $ 90,000 $ 415,000

03/26/2019 Promissory Notes —2.125-4.00% 2,618,709 2,618,709
Totals $ 3,123,709 § 90,000 $ 3,033,709
Aggregate maturities of all long-term debt relating to the district are as follows:
Calendar
Year Principal Interest Totals
2020 $ 50,000 $ 20,138 $ 70,138
2021 50,000 83,730 133,730
2022 341,379 78,234 419,613
2023 350,345 68,109 418,454
2024 363,793 56,737 420,530
2025-2029 1,878,192 113,206 1,991,398
Totals $ 3,033,709 $ 420,154 $ 3,453,863
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICTS NO. 3, NO. 4, NO. 5, NO. 6, NO. 7, AND NO. 8

COMPILED
NOTES TO FINANCIAL STATEMENTS
From the Dates of Creation Through December 31, 2019

NOTE 3 — LONG-TERM DEBT (cont.)

B. NOTE ANTICIPATION NOTES

TIF District No. 7
10/21/15  Note Anticipation Notes — 1.250%
04/26/18 G.O. Bonds —2.00 — 4.00%

Totals

Debt service requirements to maturity are as follows:

Calendar
Year

2020
2021
2022
2023
2024
2025-2029
2030-2034

Totals

TIF District No. 8
04/26/18 G.O. Bonds —2.00 — 4.00%
03/26/19  Promissory Notes — 2.125-4.00%

Totals
Debt service requirements to maturity are as follows:

Calendar
Year

2020
2021
2022
2023
2024
2025-2029

Totals

26

Original

Amount Balance
Borrowed Repaid 12-31-19

$ 4,775,000 $ 4,775,000 $ -

4,090,000 150,000 3,940,000

$ 8,865,000 $ 4,925,000 $ 3,940,000
Principal Interest Totals

$ 210,000 $ 123975 $ 333,975

215,000 119,725 334,725

220,000 114,275 334,275

225,000 107,600 332,600

235,000 100,700 335,700

1,285,000 380,750 1,665,750

1,550,000 125,813 1,675,813

$ 3,940,000 $ 1,072,838 $ 5,012,838

Original

Amount Balance
Borrowed Repaid 12-31-19

$ 426250 $ - $ 426,250

302,159 - 302,159

$ 728409 § - $ 728,409
Principal Interest Totals

$ - $ 17,288 $ 17,288

- 24,741 24,741

88,621 23,136 111,757

92,405 19,857 112,262

93,957 16,394 110,351

453,426 30,196 483,622

$ 728409 $ 131612 $ 860,021






CITY OF STOUGHTON
TAX INCREMENTAL DISTRICTS NO. 3, NO. 4, NO. 5, NO. 6, NO. 7, AND NO. 8

COMPILED
NOTES TO FINANCIAL STATEMENTS
From the Dates of Creation Through December 31, 2019

NOTE 4 — ADVANCES FROM/DUE TO CITY GENERAL FUND

The general fund is advancing funds to TIF Districts No. 5, No. 6, and No. 8. The amount advanced is
determined by the deficiency of revenues over expenditures and other financing sources since the district's
inception. A repayment schedule has not been established.

NOTE 5 — INCREMENT SHARING

As allowable under TIF statutes, the city may share positive TIF increments. In 1998, and again in 2003,
the city and joint review board approved sharing increments from TIF District No. 2 (donor district,
subsequently closed) to TIF District No. 3 (donee district). Such transfers are reflected as recoverable
costs in the donor district, and as project revenues in the donee district. TIF increment sharing was valid
for a five-year period, and was extended for an additional five years by the joint review board. Transfers
between districts are subject to various conditions in the statutes.

In 2006, the city and joint review board approved sharing increments from TIF District No. 2 (donor
district, subsequently closed) to TIF District No. 4 (donee district). Transfers were approved to begin in
2007. State statutes limit the number of years a district may share increments to ten. The increment
sharing with TIF District No. 4 was allowable for years 2007 through 2009. TIF District No. 2 was closed in
20009.

In 2007, the city and joint review board approved sharing increments from TIF District No. 3 (donor
district) to TIF District No 4 (donee district). Transfers began in 2007 and were valid for a five-year period.

NOTE 6 — TRANSFERS FROM OTHER FUNDS

The city has transferred funds to TIF Districts No. 3 and No. 5 to cover deficits over the years. It is the
intent of the city to have TIF Districts No. 3 and No. 5 repay the general fund for these transfers
contingent upon future availability of funds. The following is a historical summary of transfers for TIF
District No. 3:

1993 $ 30,000
1997 30,212
1998 104,150
2001 10,451
2002 6,491

Totals $ 181,304

TIF District No. 3 repaid the general fund in 2019.
The following is a historical summary of transfers for TIF District No. 5:

2010 $ 100,000
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICTS NO. 3, NO. 4, NO. 5, NO. 6, NO. 7, AND NO. 8

COMPILED
NOTES TO FINANCIAL STATEMENTS
From the Dates of Creation Through December 31, 2019

NOTE 7 — DEVELOPER AGREEMENTS

TIF District No. 6 has entered into a developer agreement with North American Fur Auction (“NAFA”)
where the city shall construct the city improvements and provide a non-cash development incentive, by
conveying a piece of land in the amount of $377,000. The city fulfilled its obligation during 2017.

TIF District No. 7 has entered into a developer agreement where the TID shall reimburse developer for
off-site public improvements in the amount of $3,763,230. The city fulfilled its obligation during 2017.

NOTE 8 — DEVELOPER PAYMENTS

No developer payments were made by TIF 3, 4, 5, 6, 7 and 8 for 2019.

NOTE 9 — GUARANTEED REVENUE

TIF District No. 3 has entered into a development agreement with Nelson Global Products, Inc. (the
“developer”). The agreement guarantees the city will receive a tax increment equal to the annual
applicable mill rate multiplied by $3,750,000. The developer shall pay the difference between the
guaranteed tax increment and the tax increment actually levied. The developer’s guarantee obligation
shall terminate when the city has collected from the tax increment generated from the district or paid
under the agreement not less than $320,600, or when TIF District No. 3 has terminated, whichever occurs
first. There were no TIF guarantee payments received in 2019.

TIF District No. 5 has entered into a development agreement with Movin’ Out Development, LLC (the
“developer”). The agreement guarantees that the developer shall pay the difference between the
guaranteed tax increment and the tax increment actually levied. The guarantee obligation shall terminate
when the city has collected from the tax increment generated from the district or been paid under this
agreement the full amount of the project costs of not less than $610,753 plus 5 percent interest accruing
from January 1, 2012. There were no TIF guarantee payments received in 2019.

TIF District No. 6 has entered into a development agreement with North American Fur Auction (“NAFA”).
The agreement guarantees the assessed value of NAFA'’s property will be not less than $1,100,000,
$3,500,000 and $5,000,000 by January 1, 2018, 2019 and 2021 respectively. Beginning calendar year
2019, NAFA shall pay the difference between the guaranteed tax increment on the assessed values and
the tax increment actually levied. The agreement shall continue until TIF District No. 6 has terminated. TIF
guarantee payment received in 2019 was $465.

TIF District No. 7 has entered into a development agreement with Kettle Park West, LLC (“KPW”). The
agreement guarantees that beginning in calendar year 2018, the actual tax increment will be sufficient to
fully pay the annual debt service on city borrowing. The developer shall pay the difference between the
guaranteed tax increment and the tax increment actually levied. The guarantee obligation shall terminate
in 2034 or when the TIF District No. 7 has been terminated — whichever is sooner. TIF guarantee
payment received in 2019 was $33,510.
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CITY OF STOUGHTON
TAX INCREMENTAL DISTRICTS NO. 3, NO. 4, NO. 5, NO. 6, NO. 7, AND NO. 8

COMPILED
NOTES TO FINANCIAL STATEMENTS
From the Dates of Creation Through December 31, 2019

NOTE 10 — AFFORDABLE HOUSING PROGRAM TRANSFER

During 2019, TIF District No. 3's life was extended by one year in accordance with Section 66.1105 (6) (g)
of Wisconsin State Statutes and the 2019 increment (2020 revenue) will be used to fund the affordable
housing program.
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CITY OF STOUGHTON, 207 S. FORREST STREET, STOUGHTON, WISCONSIN

RESOLUTION OF THE PLANNING COMMISSION

RESOLUTION APPROVING A PROJECT PLAN AMENDMENT
FOR TAX INCREMENTAL DISTRICT NO. 7
CITY OF STOUGHTON, WISCONSIN

Commission
Action:

Fiscal Impact:

File Number: R-9-2020 Date Introduced:  April 23, 2020

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

WHEREAS, Tax Incremental District No. 7 (the “District”) was created by the City on November 11,
2014 as a mixed-use district; and

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

WHEREAS, such Amendment will:

a. Amend the categories, locations or costs of project costs to be made as permitted under
Wisconsin Statutes Section 66.1005(4)(h)1.

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

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

b. An economic feasibility study;

c. A detailed list of estimated project costs;

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

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

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

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

h. A list of estimated non-project costs;

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

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

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

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

WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the Planning
Commission, on April 23, 2020 held a public hearing concerning the proposed amendment to the Project
Plan, providing interested parties a reasonable opportunity to express their views thereon.

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

1. The boundaries of Tax Incremental District No. 7 remain unchanged as specified in Exhibit A of
this Resolution

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

3. Amendment of the Project Plan of the District promotes orderly development in the City.

)
f

Adopted this _~ 3RMay of [ |~ \1 2020.

Ty L-WQU(

Planning Commission Chair /)

o

Secretary of thé Planning Commission
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ECONOMIC DEVELOPMENT & REDEVELOPMENT E

April 14, 2020

Project Plan for the Project Plan
Amendment of Tax Incremental
District No. 7

Organizational Joint Review Board Meeting Held: Scheduled for: April 23, 2020
Public Hearing Held: Scheduled for: April 23, 2020
Consideration for Adoption by Planning Commission:  Scheduled for: April 23, 2020
Consideration for Adoption by Common Council: Scheduled for: April 28, 2020

Consideration for Approval by the Joint Review Board:  Scheduled for: TBD
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SECTION 1:
Executive Summary

Description of District

Type of District, Size and Location

Tax Incremental District (“TID”) No. 7 (The “TID” or “ District”) is an existing mixed-use district,
created by a resolution of the City of Stoughton (“City””) Common Council adopted on November 11,
2014 (the “Creation Resolution”).

Amendments
The District has not had any previous amendments.

Purpose of this Amendment
Allow for the District to incur project costs outside of, but within %2 mile of, the boundaries of the District
as allowed under Wisconsin Statutes Section.66.1105(2)(f)1.n.

This Project Plan Amendment supplements and does not supersede or replace any component of the
original Project Plan, unless specifically stated.

The proposed additional and updated projects costs within the District totaling up to approximately $11.4
million which may include, but are not limited to: various public improvements and cash grants to
owners, lessees or developers of land located within the District (development incentives), and
professional and organizational services, administrative costs, and finance costs.

Estimated Total Project Expenditures.

The current Project Plan provides for estimated total project cost expenditures of $7,420,225. To date,
project costs have totaled approximately $4,823,644. This proposed amendment would provide for
additional estimated expenditures of $11,417,000, for a revised total of $18,837,225.

Specific details as to the types, locations and cost estimates are found in Sections 7, 8 and 9 of this plan.
It is anticipated that the remaining and additional projects will be completed in multiple phases. The
projects are expected to be financed when funds on hand within the District become available. If the City
determines that the projects identified within the District are a priority and construction needs to occur
prior to funds becoming available, the City may use General Obligation Debt to finance the projects,
however, the City may use other alternative financing methods which may provide overall lower costs of
financing, preserve debt capacity, mitigate risk to the City, or provide other advantages as determined by
the Common Council. A discussion and listing of other possible financing mechanisms, as well as a
summary of total project financing is located in Section 10 of this plan. The expenditure period of this
Existing District terminates on November 11, 2029.

The additional project costs include costs for land acquisition, sewer & water improvements, road
construction and stormwater improvements. These project areas are located both in the current boundary
& outside of, but within %2 mile of the current boundary of the District and within the City.

Economic Development
The City projects that additional land and improvements value of approximately $66,510,000 will be
created as a result of new development, redevelopment, and appreciation in the value of existing
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properties. This additional value will be a result of the additional improvements made and projects
undertaken as detailed in this amendment. A table detailing assumptions as to the timing of new
development and redevelopment, and associated values is in Section 10 of this Plan. In addition,
amendment of the District’s Project Plan is expected to result in further economic benefits as detailed in
the Summary of Findings hereafter.

Expected Termination of District

The District has a maximum statutory life of 20 years, and must close not later than November 11, 2034,
resulting in a final collection of increment in budget year 2035. Considering only existing increment
value and assuming no additional projects are undertaken the anticipated total cumulative revenues will
exceed total liabilities by the year 2025, enabling the District to close 9 years earlier than its maximum
life. Based on the Economic Feasibility Study located in Section 10 of this Plan, amendment of the
District would shift the projected closure year from 2025 to 2028.

Summary of Findings

As required by Wisconsin Statutes Section.66.1105, and as documented in this Project Plan Amendment
and the exhibits contained and referenced herein, the following findings are made:

1. That “but for” amendment of the District’s Project Plan, the remaining development projected
to occur as detailed in this Project Plan: 1) would not occur; or 2) would not occur in the
manner, at the values, or within the timeframe desired by the City. In making this determination,
the City has considered the following information:

e The additional expenditures contemplated by the plan amendment are necessary to fully achieve
the original goals of the District Project Plan, including creation of new tax base and other
economic benefits. The City expects that without the amendment, the full development as
projected will be less likely to occur.

e These additional expenditures are associated with projects that were unanticipated at the time of
District creation but have now been determined necessary to enable the District to fully
implement its Project Plan.

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

e As demonstrated in the Economic Feasibility Section of this Project Plan amendment, the tax
increments projected to be collected are more than sufficient to pay for the remaining proposed
project costs. On this basis alone, the finding is supported.

e The additional development expected to occur within the District would create approximately 206
residential units, providing housing opportunities for families and approximately 108 school age
children for the Stoughton Area School District. The Stoughton Area School District Board of
Education underwent a study titled “Gaining and Maintaining Young Adults and Young Families
in Stoughton.” The study focused on a variety of topics, but the lack of housing stock and
affordable housing deters growth of the community and has led to decline in the number of
students that currently attend the Stoughton Area School District.

3. The benefits of the proposal outweigh the anticipated tax increments to be paid by the owners
of property in the overlying taxing jurisdictions.

Project Plan TID No. 7 Project Plan Amendment City of Stoughton
Submitted by Ehlers Page 4





= Given that it is not likely that the District will achieve all of the objectives of its Project Plan or in
the same manner without the continued use of tax incremental financing (see finding # 1), and
since the District is expected to generate additional economic benefits that are more than
sufficient to compensate for the additional cost of the improvements (see Finding #2), the City
reasonably concludes that the overall additional benefits of the District outweigh the anticipated
tax increments to be paid by the owners of property in the overlying taxing jurisdictions. It is
further concluded that since the “but for” test is satisfied, there would, in fact, be no foregone tax
increments to be paid in the event the Project Plan is not amended.

4. The boundaries of the District are not being amended. At the time of creation, and any subsequent
additions of territory, not less than 50%, by area, of the real property within the District is suitable for
a combination of commercial and residential uses, defined as “mixed-use development” within the
meaning of Wisconsin Statutes Section 66.1105(2)(cm). Lands proposed or developed for newly
platted residential development comprise 32% (and in no event will exceed 35%), by area, of the real
property within the District. Any project Costs related to newly platted residential development are
eligible expenditures based on the finding that the development has a residential housing density of at
least 3 units per acre as defined in Wisconsin Statutes Section 66.1105(2)(f)3.a. The City projects that
the density of the development will be approximately 6.82 units per acre.

5. Based upon the findings as stated above, and the original findings as stated in the Creation Resolution
and in any subsequent resolutions amending the boundaries of the District, the District remains
declared a mixed-use district based on the identification and classification of the property included
within the District.

6. The Project Costs of the District relate directly to promoting mixed-use development in the District
consistent with the purpose for which the District was created.

7. The improvements of such area are likely to enhance significantly the value of substantially all of the
other real property in the District.

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

9. The Project Plan for the District, as amended, is feasible, and is in conformity with the Master Plan of
the City.

SECTION 2:
Type and General Description of District

The District was created under the authority provided by Wisconsin Statutes Section 66.1105 on
November 11, 2014 by resolution of the Common Council. The District’s valuation date, for purposes of
establishing base value, was January 1, 2015.

The existing District is a “Mixed Use District” based upon a finding that at least 50%, by area, of the real
property within the District was suitable for a combination of commercial and residential uses within the
meaning of Wisconsin Statutes Section 66.1105(2)(cm). Since this amendment does not add any territory
to the District, the District remains in compliance with this provision. The District also remains in
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compliance with the prohibition that no more than 35% of the area of the District be allocated for newly-
platted residential development. To the extent that the City has incurred, or may incur, Project Costs for
newly-platted residential development, the residential development will have a density of at least 3 units
per acre as defined in Wisconsin Statutes Section 66.1105(2)(f)3.a. The City projects that the density of
the development will be approximately 6.82 units per acre.

Wisconsin Statutes Section 66.1105(4)(h)2. provides authority for a City to amend the boundaries of an
existing Tax Increment District for purposes of adding and/or subtracting territory up to a total of four
times during the life of the District. The boundaries of the District have not previously been amended.
Since this amendment does not involve the addition or subtraction of territory from the District, it is not
counted against the number of available boundary amendments.

This Project Plan Amendment supplements, and does not supersede or replace any component of the
original Project Plan unless specifically stated. All components of the original Project Plan remain in
effect.

A map depicting the current boundaries of the District is found in Section 3 of this Plan. Based upon the
findings stated above, the original findings stated in the Creation Resolution, and the findings contained
in any subsequent resolution adding territory to the District, the District remains mixed-use district based
on the identification and classification of the property included within the District.
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SECTION 3:

Map of Current District Boundary
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SECTION 4:
Map Showing Existing Uses and Conditions

There will be no change to District boundaries, nor any changes to the existing uses and conditions within
the District as a result of this amendment. A copy of this map can be found in the Original Project Plan
Document.

SECTION 5:
Equalized Value Test

No additional territory will be added to the District. Demonstration of compliance with the equalized
value test is not required for this Amendment.

SECTION 6:
Statement of Kind, Number and Location of Proposed
Public Works and Other Projects

This Project Plan Amendment supplements and does not supersede or replace any component of the
original Project Plan, unless specifically stated. All components of the original Project Plan remain in
effect. Although through this Project Plan Amendment, the City has identified its remaining initiatives
and projects to be undertaken within the District.

The proposed additional and updated projects costs within the District totaling up to approximately
$11,417,000 which may include, but are not limited to: various public improvements and cash grants to
owners, lessees or developers of land located within the District (development incentives), professional
and organizational services, administrative costs, and finance costs.

The City proposes to allow for the District to incur project costs outside of, but within % mile of, the
boundaries of the District as allowed under Wisconsin Statutes Section 66.1105(2)(f)1.n.

The following is a summary list of public works and other TIF-eligible projects that the City has
implemented, or intended to implement based on the original project Plan, and includes the modifications
detailed above. Any costs directly or indirectly related to the public works and other projects are
considered "Project Costs" and are eligible to be paid with tax increment revenues of the District.

Property, Right-of-Way and Easement Acquisition

Property Acquisition for Development

In order to promote and facilitate development the City may acquire property within the District. The
cost of property acquired, and any costs associated with the transaction, are eligible Project Costs.
Following acquisition, other Project Costs within the categories detailed in this Section may be incurred
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in order to make the property suitable for development and/or redevelopment. Any revenue received by
the City from the sale of property acquired pursuant to the execution of this Plan will be used to reduce
the total project costs of the District. If total Project Costs incurred by the City to acquire property and
make it suitable for development and/or redevelopment exceed the revenues or other consideration
received from the sale or lease of that property, the net amount shall be considered “real property
assembly costs” as defined in Wisconsin Statutes Section 66.1105(2)(f)1.c., and subject to recovery as an
eligible Project Cost.

Acquisition of Rights-of-Way

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

Acquisition of Easements

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

Relocation Costs

If relocation expenses are incurred in conjunction with the acquisition of property, those expenses are
eligible Project Costs. These costs may include, but are not limited to: preparation of a relocation plan;
allocations of staff time; legal fees; publication of notices; obtaining appraisals; and payment of relocation
benefits as required by Wisconsin Statutes Sections 32.19 and 32.195.

Site Preparation Activities

Environmental Audits and Remediation

There have been no known environmental studies performed within the District. If, however, it becomes
necessary to evaluate any land or improvement within the District, any cost incurred by the City related to
environmental audits, testing, and remediations are eligible Project Costs.

Demolition

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

Site Grading

Land within the District may require grading to make it suitable for development, to provide access, and
to control stormwater runoff. The City may need to remove and dispose of excess material, or bring in
fill material to provide for proper site elevations. Expenses incurred by the City for site grading are
eligible Project Costs.

Utilities

Sanitary Sewer System Improvements

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

Water System Improvements

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

Stormwater Management System Improvements

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

Electric Service

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

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

Communications Infrastructure

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

Street Improvements

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

Streetscaping and Landscaping

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

Miscellaneous

Cash Grants (Development Incentives)

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

Property Tax Payments to Town

Property tax payments due to the Town under Wisconsin Statutes Section 66.1105(4)(gm)1. as a result of
the inclusion of lands annexed after January 1, 2004 within the boundaries of the District are an eligible
Project Cost.

Projects Outside the Tax Increment District

Pursuant to Wisconsin Statutes Section 66.1105(2)(f)1.n, the City may undertake projects within territory
located within one-half mile of the boundary of the District provided that: 1) the project area is located
within the City’s corporate boundaries and 2) the projects are approved by the Joint Review Board. The
cost of projects completed outside the District pursuant to this section are eligible project costs, and may
include any project cost that would otherwise be eligible if undertaken within the District. The City
intends to make the following project cost expenditures outside the District: land acquisition, sewer &
water improvements, road construction and stormwater improvements.

A listing of the projects included in the project plan amendment are included in the list of projects. The
projects are also identified in Section 7 within the map showing the proposed improvements and uses.

Professional Service and Organizational Costs

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

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

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

With all projects the costs of engineering, design, survey, inspection, materials, construction, restoring
property to its original condition, site preparation, legal and other consultant fees, testing, environmental
studies, permits, updating City ordinances and plans, judgments or claims for damages, and other
expenses are included as Project Costs. In the event any of the public works project expenditures are not
reimbursable out of the special tax increment finance fund under Wisconsin Statutes Section 66.1105, in
the written opinion of counsel retained by the City for such purpose or a court of record so rules in a final
order, then such project or projects shall be deleted herefrom and the remainder of the projects hereunder
shall be deemed the entirety of the projects for purposes of this Project Plan Amendment.

The City reserves the right to implement only those projects that remain viable as the Plan period
proceeds.

Project Costs are any expenditure made, estimated to be made, or monetary obligations incurred or
estimated to be incurred, by the City and listed in this Plan or the original Project Plan. To the extent the
costs benefit the City outside the District, a proportionate share of the cost is not a Project Cost. Costs
identified in this Plan are preliminary estimates made prior to design considerations and are subject to
change after planning is completed. Prorations of costs in the Plan are also estimates and subject to
change based upon implementation, future assessment policies and user fee adjustments. Project Costs
will be diminished by any income, special assessments or other revenues, including user fees or charges,
other than tax increments, received or reasonably expected to be received by the City in connection with
the implementation of this Plan.
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SECTION 7:
Maps Showing Proposed Improvements and Uses
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SECTION 8:
Detailed List of Additional and Existing Project Costs

This Section contains information relative to the specific projects and expenditures that the City
anticipates it will undertake within the District during the remainder of the expenditure period. Ongoing
professional services costs, audit expenses, and City administrative costs can continue to be incurred by
the District after the end of the expenditure period. In addition, included for reference purposes, is a
listing of the project cost estimates for the original District and prior amendments along with a summary
of expenditures incurred through December 31, 2019.

All costs are based on 2020 prices and are preliminary estimates. The City reserves the right to increase
these costs to reflect inflationary increases and other uncontrollable circumstances between 2020 and the
time of construction. The City also reserves the right to increase certain Project Costs to the extent others
are reduced or not implemented without amending the Plan. The tax increment allocation is preliminary
and is subject to adjustment based upon the implementation of the Plan.

This Plan is not meant to be a budget, nor an appropriation of funds for specific projects, but a
framework within which to manage projects. All costs included in the Plan are estimates based on
best information available. The City retains the right to delete projects or change the scope and/or
timing of projects implemented as they are individually authorized by the Common Council,
without further amending this Plan.
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TID Project Costs in Original Plan

City of Stougton, Wisconsin

Tax Increment District # 7
Original Project List (2017)

Total
Costs
Original Project Plan 2017
On Site Costs
1 Stormwater Management Construction 1,247,220
2 Stormwater Management Engineering 124,722
3 Stormwater Management Contingency 210,355
Off Site Costs 2,439,327
1 Utility Relocation
2 US Highway 51 Improvements
3 State Highway 138 Improvements
4 Jackson Street (West) Improvements
5 Jackson Street (East) Improvements
6 Engineering 243,933
7 Contingency 311,707
Other Costs
1 Administrative 105,000
2 Cost of Issuance 20,000
3 Interest Expense 2,167,961
4 Developer Cash Grant 550,000
Total Projects 7,420,225
Notes:
Project Plan TID No. 7 Project Plan Amendment City of Stoughton

Submitted by Ehlers Page 16





Summary of Revenues and Expenditures 2015-2019

City of Stoughton, Wisconsin

Tax Increment District # 7

Summary of Revenues and Expenditures 2015-2019

Revenues

Tax Increment 1,184,649
Tax Exempt Computer / Personal Property Aid 1,959
Investment Income 28,517
Net Proceeds from LT Debt 8,923,142
Miscellaneous Revenues 15,274
Developer Contributions 33,510
Total Revenues 10,187,051
Expenditures

Administrative Fees 36,024
Professional Services 4,549
Capital Outlay 4,444,071
Prin/Int on Bonds 5,264,000
Total Expenditures 9,748,644
Fund Balance as of 12/31/2019 per audit $438,407

Notes
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Proposed TID Project Cost Estimates

City of Stoughton, Wisconsin

Tax Increment District # 7

Estimated Project List

On-Site ite Off-Site Off-Site Other Other
20 TBD 2023 - 2026 TBD Annual TBD Total (Note 1)
Project ID Project Name/Type
On-Site Projects
1 Stormwater Management 313,200 313,200
2 Mass Grading and Site Restoration 609,800 609,800
3 Collector Streets 1,325,026 1,325,026
4 Engineering, Geo-Tech Investigation 449,605 449,605
5 Contingency 189,958 189,958
6 City Plan Review, Inspection and Testing 112,411 112,411
On-Site Projects - Future (contingent upon available future increment)
1 Parks and Recreations 200,000 200,000
2 Engineering, Geo-Tech Investigation 40,000 40,000
3 Contingency 30,000 30,000
Off-Site Projects - 1/2 mile radius projects (contingent upon available future increment)
1 Collector Streets 2,825,250 200,000 3,025,250
2 Stormwater Management 661,250 661,250
3 Water, Sanitary and Storm Sewer 310,500 1,100,000 1,410,500
4 Land Acquisition 700,000 700,000
5 Engineering, Geo-Tech Investigation 165,000 165,000
6 Contingency 165,000 165,000
Other Costs
1 District Administrative 80,000 80,000
2 Origination Fees 30,000 10,000 40,000
3 Interest 1,400,000 500,000 1,900,000
Total Projects 3,000,000 270,000 3,797,000 2,330,000 1,510,000 510,000 11,417,000
Notes:
Note 1 Project costs are estimates and are subject to modification
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SECTION 9:

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

This amendment modifies the specific projects and expenditures that the City anticipates it will undertake
within the District during the remainder of the expenditure period.

The information and exhibits contained within this Section demonstrate that the District, as proposed to
be amended, will remain economically feasible insofar as:

e The City has available to it the means to secure the necessary financing required to accomplish
the remaining projects contained within this Plan. A listing of “Available Financing Methods”
follows.

e The City expects to complete the remaining projects in one or more phases, and can adjust the
timing of implementation as needed to coincide with the pace of private development. A
discussion of the phasing and projected timeline for project completion is discussed under “Plan
Implementation” within this Section. A table identifying the financing method for each phase
and the time at which that financing is expected to incur is included.

e The development anticipated to occur as a result of the continued implementation of this Plan will
generate sufficient tax increments to pay for the cost of the projects. Within this Section are
tables identifying: 1) the development expected to occur, 2) an updated projection of tax
increments to be collected resulting from that development and other economic growth within the
District, and 3) an updated cash flow model demonstrating that the projected tax increment
collections and all other revenues available to the District will be sufficient to pay all Project
Costs.

Available Financing Methods
The following is a list of the types of obligations the City may choose to utilize.

General Obligation (G.O.) Bonds or Notes

The City may issue G.O. Bonds or Notes to finance the cost of projects included within this Plan. The
Wisconsin State Constitution limits the principal amount of G.O. debt that the community may have
outstanding at any point in time to an amount not greater than five percent of its total equalized value
(TID IN). As of the date of this plan, the City has a G.O. debt limit of $61,686,215, of which
$23,276,272 is currently unused and could be made available to finance Project Costs.

Bonds Issued to Developers (“Pay as You Go” Financing)

The City may issue a bond or other obligation to one or more developers who provide financing for
projects included in this Plan. Repayment of the amounts due to the developer under the bonds or other
obligations are limited to an agreed percentage of the available annual tax increments collected that result
from the improvements made by the developer. To the extent the tax increments collected are insufficient
to make annual payments, or to repay the entire obligation over the life of the District, the City’s
obligation is limited to not more than the agreed percentage of the actual increments collected. Bonds or
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other obligations issued to developers in this fashion are not general obligations of the City and therefore
do not count against the City’s statutory borrowing capacity.

Utility Revenue Bonds

The City can issue revenue bonds to be repaid from revenues of its various utility systems, including
revenues paid by the City that represent service of the system to the City. There is neither a statutory nor
constitutional limitation on the amount of revenue bonds that can be issued, however, water and electric
rates are controlled by the Wisconsin Public Service Commission and the City must demonstrate to bond
purchasers its ability to repay revenue debt with the assigned rates. To the extent the City utilizes utility
revenues other than tax increments to repay a portion of the bonds, the City must reduce the total eligible
Project Costs in an equal amount.

Special Assessment “B” Bonds

The City has the ability to levy special assessments against benefited properties to pay part of the costs
for street, curb, gutter, sewer, water, storm sewers and other infrastructure. In the event the City
determines that special assessments are appropriate, the City can issue Special Assessment B bonds
pledging revenues from special assessment installments to the extent assessment payments are
outstanding. These bonds are not counted against the City's statutory borrowing capacity. If special
assessments are levied, the City must reduce the total eligible Project Costs under this Plan in an amount
equal to the total collected.

Plan Implementation

As stated in the original project plan, projects identified will provide the necessary anticipated
governmental services and/or development incentives to the remaining district.  The order in which
expenditures are made should be adjusted in accordance with development and execution of developer
agreements, if any. The City reserves the right to alter the implementation of this Plan to accomplish this
objective.

The order in which expenditures are made should be adjusted in accordance with development and
execution of developer agreements. The City reserves the right to alter the implementation of this Plan to
accomplish this objective.

Interest rates projected are based on current market conditions. Municipal interest rates are subject to
constantly changing market conditions. In addition, other factors such as the loss of tax-exempt status of
municipal bonds or broadening the purpose of future tax-exempt bonds would affect market conditions.
Actual interest expense will be determined once the methods of financing have been approved and
securities or other obligations are issued.

If financing as outlined in this Plan proves unworkable, the City reserves the right to use alternate
financing solutions for the projects as they are implemented.

Project Plan TID No. 7 Project Plan Amendment City of Stoughton
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Implementation and Financing Timeline

City of Stoughton, Wisconsin

Tax Increment District # 7

Estimated Financing Plan

Projects
Phase Il 690,000 661,250 310,500 2,138,250
Total Project Funds 690,000 661,250 310,500 2,138,250

Estimated Finance Related Expenses

Municipal Advisor 10,080 9,660 4,730 14,230
Bond Counsel 7,000 7,000 7,000 11,000
Rating Agency Fee 10,500 10,500 10,500 10,500
Paying Agent 850 850 850 850
Underwriter Discount [ 10.00 | 7,250 [T 6,950 [T 3,400 [FEE] 27,500
Total Financing Required 725,680 696,210 336,980 2,202,330
Estimated Interest 1.00% (2,300) [ER 273 (2,204) R4 (1,035) R0 (7,128)
Assumed spend down (months) 4 4 4 4
Rounding 1,620 994 4,055 4,798
Net Issue Size 725,000 695,000 340,000 2,200,000
Notes:

- The City plans on paying for the projects identfied above with available funds on hand. Financing costs are provided

in case the City decides to finance the projects with debt issuance.
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Development Assumptions

City of Stoughton, Wisconsin

Tax Increment District # 7

Development Assumptions

. Phase | Phas?e ! Phase | Phase Il Phés.e X Phase Il Phase Il .
Construction Year . Senior . . Traditional R . Annual Total Construction Year
Retail X Hotel Single Family . Multi-Family Condos

Housing Neighborhood
1 2015 10,174,500 2015 1
2 2016 7,252,000 2016 2
3 2017 5,510,000 2017 3
4 2018 1,259,900 2018 4
5 2019 12,500,000 12,500,000 2019 5
6 2020 7,592,200 2,265,000 1,760,000 625,000 12,242,200 2020 6
7 2021 1,758,200 3,300,000 1,550,000 900,000 7,508,200 2021 7
8 2022 750,000 5,900,000 8,055,000 900,000 15,605,000 2022 8
9 2023 500,000 4,000,000 5,100,000 900,000 10,500,000 2023 9
10 2024 3,400,000 4,800,000 900,000 585,000 9,685,000 2024 10
11 2025 4,100,000 3,300,000 900,000 1,350,000 9,650,000 2025 11
12 2026 3,500,000 1,750,000 900,000 1,350,000 7,500,000 2026 12
13 2027 3,070,000 1,350,000 4,420,000 2027 13
Totals 3,008,200 12,500,000 7,592,200 29,535,000 26,315,000 6,025,000 4,635,000 113,806,800
Notes:

1. Development assumptions taken from Developer estimates.
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Increment Revenue Projections

City of Stoughton, WI

Tax Increment District #7

Tax Increment Projection Worksheet

Type of District Base Value
District Creation Date

Max Life (Years)

Expenditure Period/Termination
Extension Eligibility/Years

Eligible Recipient District

Appreciation Factor
Rate Adjustment Factor

Construction Inflation Total Revenue
Year Value Added Valuation Year  Increment Increment Year Tax Rate Tax Increment
1 2015 10,174,500 2016 0 10,174,500 2017 $23.79
2 2016 7,252,000 2017 0 17,426,500 2018 $23.87
3 2017 5,510,000 2018 0 22,936,500 2019 $22.96
4 2018 1,259,900 2019 0 24,196,400 2020 $22.58
5 2019 12,500,000 2020 0 36,696,400 2021 $22.58
6 2020 12,242,200 2021 0 48,938,600 2022 $22.58
7 2021 7,508,200 2022 0 56,446,800 2023 $22.58
8 2022 15,605,000 2023 0 72,051,800 2024 $22.58
9 2023 10,500,000 2024 0 82,551,800 2025 $22.58
10 2024 9,685,000 2025 0 92,236,800 2026 $22.58
11 2025 9,650,000 2026 0 101,886,800 2027 $22.58
12 2026 7,500,000 2027 0 109,386,800 2028 $22.58
13 2027 4,420,000 2028 0 113,806,800 2029 $22.58
14 2028 0 2029 0 113,806,800 2030 $22.58
15 2029 0 2030 0 113,806,800 2031 $22.58
16 2030 0 2031 0 113,806,800 2032 $22.58
17 2031 0 2032 0 113,806,800 2033 $22.58
18 2032 0 2033 0 113,806,800 2034 $22.58
19 2033 0 2034 0 113,806,800 2035 $22.58

Notes:

Actual results will vary depending on development, inflation of overall tax rates.
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Cash Flow — Phase Il

City of Stoughton, Wisconsin

Tax Increment District # 7

Cash Flow Projection - Phase Il Only

Projected Revenues Expenditures Balances
Year Interest
Tax Earnings/ Total Phase Il Capital Total Principal
Increments (Cost) Revenues MRO Outlay Admin. | Expenditures Annual Cumulative Outstanding Year

2020 0 0 5,000 5,000 (5,000) (5,000) 2020
2021 0 0 5,000 5,000 (5,000) (10,000) 2021
2022 105,005 105,005 402,059 5,000 407,059 (302,054) (312,054) 2022
2023 234,849 234,849 402,059 690,000 5,000 1,097,059 (862,210) (1,174,264) 2023
2024 570,299 570,299 402,059 661,250 5,000 1,068,309 (498,010) (1,672,274) 2024
2025 796,116 796,116 402,059 310,500 5,000 717,559 78,557 (1,593,717) 2025
2026 1,014,819 1,014,819 402,059 | 2,138,250 5,000 2,545,309 (1,530,490) (3,124,208) 2026
2027 1,232,732 1,232,732 | 1,224,204 5,000 1,229,204 3,528 (3,120,680) 2027
2028 1,402,094 1,402,094 | 1,154,910 5,000 1,159,910 242,184 (2,878,496) 2028
2029 1,501,905 1,501,905 5,000 5,000 1,496,905 (1,381,591) 2029
2030 1,501,905 1,501,905 5,000 5,000 1,496,905 115,313 2030
2031 1,501,905 1,501,905 5,000 5,000 1,496,905 1,612,218 2031
2032 1,501,905 1,501,905 5,000 5,000 1,496,905 3,109,123 2032
2033 1,501,905 1,501,905 5,000 5,000 1,496,905 4,606,028 2033
2034 1,501,905 1,501,905 5,000 5,000 1,496,905 6,102,932 2034
2035 1,501,905 1,501,905 5,000 5,000 1,496,905 7,599,837 2035
Total 15,869,246 0 15,869,246 | 4,389,409 | 3,800,000 80,000 8,269,409 Total

Notes:
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Cash Flow —

TID 7 after Amendment

City of Stoughton, WI

Tax Increment District #7

Cash Flow Projection - After Amendment

Projected Revenues Expenditures Balances
Note Anticipation Notes, Series | General Obligation Bonds, Series
2015 2018A
Year Interest 4,775,000 4,090,000
Tax Earnings/  Intergov. Developer Misc Net Debt Total Dated Date: 10/21/15 Dated Date: 04/26/18 Phase Il Capital Professional Total Principal
Increments (Cost) Grants Guarantees  Revenue Proceeds Revenues Principal Rate Interest Principal Rate Interest |Phase | MRO MRO Expenditures Services Admin. | Expenditures Annual Cumulative  Outstanding Year

2015 0 745 4,738,194 4,738,939 380,760 3,363 384,123 4,354,816 4,354,816 4,775,000 2015
2016 0 10,200 10,200 1.25% 0 3,308,319 850 3,309,169 | (3,298,969) 1,055,847 4,775,000 2016
2017 242,013 8,449 250,462 1.25% 116,059 75,684 1,239 23,678 216,660 33,802 1,089,649 4,775,000 2017
2018 415,963 4,678 4,184,948 4,605,589 4,775,000 1.25% 39,792 679,308 1,460 8,983 5,504,543 (898,954) 190,695 4,640,000 2018
2019 526,673 4,445 1,959 33,510 15,274 581,861 150,000 2.00% 183,149 1,000 334,149 247,712 438,407 4,490,000 2019
2020 546,394 4,384 550,778 210,000 2.00% 123,975 200,000 10,000 543,975 6,803 445,210 4,080,000 2020
2021 828,665 4,452 833,117 215,000 2.00% 119,725 200,000 10,000 544,725 288,392 733,602 3,665,000 2021
2022 1,105,114 7,336 1,112,450 220,000 3.00% 114,275 150,000 402,059 10,000 896,334 216,116 949,718 3,295,000 2022
2023 1,274,661 9,497 1,284,158 225,000 3.00% 107,600 402,059 690,000 10,000 1,434,659 (150,501) 799,217 3,070,000 2023
2024 1,627,048 7,992 1,635,040 235,000 3.00% 100,700 402,059 661,250 10,000 1,409,009 226,031 1,025,248 2,835,000 2024
2025 1,864,155 10,252 1,874,407 240,000 3.00% 93,575 402,059 310,500 10,000 1,056,134 818,273 1,843,521 2,595,000 2025
2026 2,082,858 18,435 2,101,293 245,000 3.00% 86,300 402,059 2,138,250 10,000 2,881,609 (780,316) 1,063,205 2,350,000 2026
2027 2,300,771 10,632 2,311,403 255,000 4.00% 77,525 1,224,204 10,000 1,566,729 744,674 1,807,879 2,095,000 2027
2028 2,470,133 18,079 2,488,212 265,000 4.00% 67,125 1,154,910 10,000 1,497,035 991,177 2,799,056 1,830,000 2028
2029 2,569,944 27,991 2,597,935 280,000 4.00% 56,225 10,000 346,225 2,251,710 5,050,766 1,550,000 2029
2030 2,569,944 50,508 2,620,452 290,000 4.00% 44,825 10,000 344,825 2,275,627 7,326,393 1,260,000 2030
2031 2,569,944 73,264 2,643,208 300,000 3.00% 34,525 10,000 344,525 2,298,683 9,625,076 960,000 2031
2032 2,569,944 96,251 2,666,195 310,000 3.00% 25,375 10,000 345,375 2,320,820 11,945,896 650,000 2032
2033 2,569,944 119,459 2,689,403 320,000 3.13% 15,725 10,000 345,725 2,343,678 14,289,574 330,000 2033
2034 2,569,944 142,896 2,712,840 330,000 3.25% 5,362 10,000 345,362 2,367,478 16,657,052 0 2034
2035 2,569,944 166,571 2,736,515 0 10,000 10,000 2,726,515 19,383,567 0 2035
Total 33,274,056 796,516 1,959 33,510 15,274 8,923,142 43,044,457 4,775,000 155,851 4,090,000 1,255,986 550,000 | 4,389,409 8,244,071 4,549 196,024 23,660,890 Total

Notes: Projected TID Closure

- Per 2019 audit
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SECTION 10:
Annexed Property

No territory will be added or subtracted from the District as a result of this amendment.

SECTION 11:
Proposed Zoning Ordinance Changes

The City has made a recent change to the zoning, however the City does not anticipate any further
changes to the zoning ordinances in conjunction with the implementation of this Project Plan amendment.

SECTION 12:
Proposed Changes in Master Plan, Map, Building Codes
and City of Stoughton Ordinances

It is expected that this Plan will be complementary to the City's Master Plan. There are no proposed
changes to the Master Plan, map, building codes or other City ordinances for the implementation of this
Plan.

SECTION 13:
Relocation

It is not anticipated there will be a need to relocate persons or businesses in conjunction with this Plan. In
the event relocation or the acquisition of property by eminent domain becomes necessary at some time
during the implementation period, the City will follow applicable Wisconsin Statutes chapter 32.
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SECTION 14:
Orderly Development of the City of Stoughton

This Project Plan Amendment will have no impact on the viability of the original District Project Plan as
it relates to the orderly development of the City.

SECTION 15:
List of Estimated Non-Project Costs

Non-Project Costs are public works projects that only partly benefit the District or are not eligible to be
paid with tax increments, or costs not eligible to be paid with tax incremental finance funds.

Examples would include:

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

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

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

The City does not expect to incur any non-project costs in the implementation of this Project Plan.
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SECTION 16:
Opinion of Attorney for the City of Stoughton Advising
Whether the Plan is Complete and Complies with
Wisconsin Statutes 66.1105

April 14, 2020

SAMPLE

Mayor Tim Swadley

City of Stoughton

207 S. Forrest Street
Stoughton, Wisconsin 53589

RE: City of Stoughton, Wisconsin Tax Incremental District No. 7 Amendment

Dear Mayor:

As City Attorney for the City of Stoughton, | have reviewed the Project Plan and, in my opinion, have
determined that it is complete and complies with Wisconsin Statutes Section 66.1105(4)(f).

Sincerely,

Attorney Matt Dregne
City of Stoughton
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Exhibit A:

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

Estimated portion of taxes that owners of taxable property in each taxing jurisdiction
overlaying district would pay by jurisdiction.

Statement of Taxes Data Year:
Percentage
County 12.83%
Municipality 35.33%
School District 47.93%
Technical College 3.91%
Technical
Revenue Year County Municipality ~ School District College Total Revenue Year
2017 31,045 85,496 116,005 9,466 242,013 2017
2018 53,359 146,947 199,386 16,270 415,963 2018
2019 67,561 186,058 252,453 20,601 526,673 2019
2020 70,091 193,025 261,906 21,372 546,394 2020
2021 106,300 292,743 397,208 32,413 828,665 2021
2022 141,763 390,404 529,720 43,226 1,105,114 2022
2023 163,512 450,300 610,990 49,858 1,274,661 2023
2024 208,716 574,788 779,902 63,642 1,627,048 2024
2025 239,132 658,551 893,555 72,916 1,864,155 2025
2026 267,187 735,812 998,387 81,471 2,082,858 2026
2027 295,141 812,795 1,102,841 89,995 2,300,771 2027
2028 316,866 872,625 1,184,022 96,619 2,470,133 2028
2029 329,670 907,886 1,231,865 100,523 2,569,944 2029
2030 329,670 907,886 1,231,865 100,523 2,569,944 2030
2031 329,670 907,886 1,231,865 100,523 2,569,944 2031
2032 329,670 907,886 1,231,865 100,523 2,569,944 2032
2033 329,670 907,886 1,231,865 100,523 2,569,944 2033
2034 329,670 907,886 1,231,865 100,523 2,569,944 2034
2035 329,670 907,886 1,231,865 100,523 2,569,944 2035
4,268,367 11,754,745 15,949,432 1,301,513 33,274,056
Notes:
The projection shown above is provided to meet the requirments of Wisconsin Statute 66.1105(4)(i)4.






EXHIBIT A -

LEGAL BOUNDARY DESCRIPTION OR MAP OF
TAX INCREMENTAL DISTRICT NO. 7
CITY OF STOUGHTON

THIS CAN BE FOUND IN THE PROJECT PLAN
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EXHIBIT B -

PROJECT PLAN

THIS WILL BE HANDED OUT SEPARATELY
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CITY OF STOUGHTON, 207 S, FORREST STREET, STOUGHTON, WISCONSIN

~ RESOLUTION OF THE COMMON COUNCIL

RESOLUTION APPROVING AN AMENDMENT TO THE PROJECT PLAN OF

TAX INCREMENTAL DISTRICT NO. 7,
CITY OF STOUGHTON, WISCONSIN

Planning Commission Action: Planning Commission approved 5-0 on April 22, 2020

Fiie Number:

R-75-2020 Date Introduced:  April 28, 2020

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

WHEREAS, Tax Incremental District No, 7 (the “District”) was created by the City on November 11,2014
as a mixed-use district; and

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

WHEREAS, such Amendment will;

a,

Amend the categories, locations or costs of project costs to be made as permitted under Wisconsin
Statutes Section 66.1005(4)(h)}i.

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

a.

B

= o

LN

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

An economic feasibility study;

- A detailed list of estimated project costs;

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

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

A map showing proposed improvements and uses in the District;

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

A list of estimated non-project costs;

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

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

An opinion of the City Attorney or of an aftorney retained by the City advising that the Project Plan is
complete and complies with Wisconsin Statutes Section 66.1105(4)(f).; and

WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to the chief executive
officers of Dane County, the Stoughton Area School District, and the Madison Area Technical College District, and
any other entities having the power to levy taxes on property located within the District, in accordance with the
procedures specified in the Tax Increment Law; and






WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the Planning
Comimission, on April 23, 2020 held a public hearing concerning the proposed amendment to the Project Plan of
the District, providing interested parties a reasonable opportunity to express their views thereon; and

WHEREAS, after said public hearing, the Planning Commission adopted the Project Plan, and
recommended to the Common Council that it amend the Project Plan, and

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

I, The boundaries of the District named "Tax Incremental District No. 7, City of Stoughton" remain
unchanged.

2, That this Amendment is effective as of the date of adoption of this resoiution.

3. The Common Council finds and declares that:

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

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

{c¢) The project costs relate directly to promoting mixed-use development in the District consistent
with the purpose for which the District is created,

Vote: \a& ~Q
D

T %UQ&M - Y-28-20

Tim Swadley, Mayor / Date
%4@(/7@# 42920
Holly Licht, City Clerk Date

Council Action: D Override Vote







JOINT REVIEW BOARD
RESOLUTION APPROVING THE PROJECT PLAN AMENDMENT OF
TAX INCREMENTAL DISTRICT NO. 7
CITY OF STOUGHTON

WHEREAS, the City of Stoughton (the “City”) seeks to amend the project plan for Tax
Incremental District No. 7 (the “District™); and

WHEREAS, Wisconsin Statutes Section 66.1105 requires that a Joint Review Board (the “JRB”)
shall convene to review the proposal; and

WHEREAS, the JRB consists of one representative chosen by the School District; one
representative chosen by the Technical College District; and one representative chosen by the County, all
of whom have the power to levy taxes on property within the District; and one representative chosen by
the City and one public member; and

WHEREAS, the public member and JRB's chairperson were selected by a majority vote of the
other JRB members before the public hearing was held, under Wisconsin Statutes Sections 66.1105 (4)(a)
and (e); and

WHEREAS, all JRB members were appointed and the first JRB meeting was held within 14 days
after the notice was published under Wisconsin Statutes Sections 66.1105 (4)(a) and (¢); and

WHEREAS, the JRB has reviewed the public record, planning documents, the resolution
adopted by the Planning Commission approving the District amendment and adopting the Project Plan
amendment, and the resolution passed by the Common Council approving the amendment of the District
under Wisconsin Statutes Section 66.1105 (4)(gm); and

WHEREAS, project costs benefitting the District are to be made outside of, but within a one-half
mile radius of the District, pursuant to Wisconsin Statutes Section 66.1105(2)(f)1.n, as identified in the
project plan; and

WHEREAS, the JRB recognizes that the project plan authorizes reconstruction of part of Oak
Opening Drive and Deer Point Drive on lands located within a % mile radius of the District boundaries,
and in the Town of Rutland, and finds that such project benefits the District by improving street access to
the District.

WHEREAS, the JRB recognizes the fact funds have been allocated in the project plan
amendment for the potential future acquisition of approximately 1.4 acres of land outside of, but within a
2 mile radius of the District boundaries, and finds that such project benefits the District by providing
access to STH 138 from lands to the South of the existing round-about at the intersection of Kettle Park
Way and STH 138.

WHEREAS, the JRB has concluded that the District, as proposed to be amended, continues to meet the
following criteria:

1. The development expected in the District would not occur without the use of Tax
Increment Financing and the amendment of a tax incremental district.

2. The economic benefits of the District, as measured by increased employment, business
and personal income and property value, are sufficient to compensate for the cost of the
improvements.
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3. The benefits of the proposal outweigh the anticipated tax increments to be paid by the
owners of property in the overlying taxing districts;

WHEREAS, the JRB determines that, in its judgment, the development described in the Project
Plan, as proposed to be amended, would not occur without the amendment of the Project Plan for the
District.

NOW, THEREFORE, BE IT RESOLVED that the JRB approves the Project Plan Amendment
of Tax Incremental District No. 7, and pursuant to Wis. Stat. § 66.1105(4m)(d), authorizes the
expenditures for the reconstruction of Oak Opening Drive in the Town of Rutland and for the acquisition
of approximately 1.4 acres of land immediately South of the District at the intersection of STH 138 and
Kettle Park Way.

Passed and adopted this day of , 2020

Joint Review Board Representing

Dane County

Stoughton Area School District

Madison Area Technical College District

City of Stoughton

Public Member
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SECTION 1:
Executive Summary

Description of District

Type of District, Size and Location

Tax Incremental District (“TID”) No. 7 (The “TID” or “ District”) is an existing mixed-use district,
created by a resolution of the City of Stoughton (“City””) Common Council adopted on November 11,
2014 (the “Creation Resolution”).

Amendments
The District has not had any previous amendments.

Purpose of this Amendment
Allow for the District to incur project costs outside of, but within %2 mile of, the boundaries of the District
as allowed under Wisconsin Statutes Section.66.1105(2)(f)1.n.

This Project Plan Amendment supplements and does not supersede or replace any component of the
original Project Plan, unless specifically stated.

The proposed additional and updated projects costs within the District totaling up to approximately $11.5
million which may include, but are not limited to: various public improvements and cash grants to
owners, lessees or developers of land located within the District (development incentives), and
professional and organizational services, administrative costs, and finance costs.

Estimated Total Project Expenditures.

The current Project Plan provides for estimated total project cost expenditures of $7,420,225. To date,
project costs have totaled approximately $4,823,644. This proposed amendment would provide for
additional estimated expenditures of $11,520,000, for a revised total of $18,940,225.

Specific details as to the types, locations and cost estimates are found in Sections 7, 8 and 9 of this plan.
It is anticipated that the remaining and additional projects will be completed in multiple phases. The
projects are expected to be financed when funds on hand within the District become available. If the City
determines that the projects identified within the District are a priority and construction needs to occur
prior to funds becoming available, the City may use General Obligation Debt to finance the projects,
however, the City may use other alternative financing methods which may provide overall lower costs of
financing, preserve debt capacity, mitigate risk to the City, or provide other advantages as determined by
the Common Council. A discussion and listing of other possible financing mechanisms, as well as a
summary of total project financing is located in Section 10 of this plan. The expenditure period of this
Existing District terminates on November 11, 2029.

The additional project costs include costs for land acquisition, sewer & water improvements, road
construction and stormwater improvements. These project areas are located both in the current boundary
& outside of, but within %2 mile of the current boundary of the District and within the City.
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Economic Development

The City projects that additional land and improvements value of approximately $66,510,000 will be
created as a result of new development, redevelopment, and appreciation in the value of existing
properties. This additional value will be a result of the additional improvements made and projects
undertaken as detailed in this amendment. A table detailing assumptions as to the timing of new
development and redevelopment, and associated values is in Section 10 of this Plan. In addition,
amendment of the District’s Project Plan is expected to result in further economic benefits as detailed in
the Summary of Findings hereafter.

Expected Termination of District

The District has a maximum statutory life of 20 years, and must close not later than November 11, 2034,
resulting in a final collection of increment in budget year 2035. Considering only existing increment
value and assuming no additional projects are undertaken the anticipated total cumulative revenues will
exceed total liabilities by the year 2025, enabling the District to close 9 years earlier than its maximum
life. Based on the Economic Feasibility Study located in Section 10 of this Plan, amendment of the
District would shift the projected closure year from 2025 to 2028.

Summary of Findings

As required by Wisconsin Statutes Section.66.1105, and as documented in this Project Plan Amendment
and the exhibits contained and referenced herein, the following findings are made:

1. That “but for” amendment of the District’s Project Plan, the remaining development projected
to occur as detailed in this Project Plan: 1) would not occur; or 2) would not occur in the
manner, at the values, or within the timeframe desired by the City. In making this determination,
the City has considered the following information:

e The additional expenditures contemplated by the plan amendment are necessary to fully achieve
the original goals of the District Project Plan, including creation of new tax base and other
economic benefits. The City expects that without the amendment, the full development as
projected will be less likely to occur.

e These additional expenditures are associated with projects that were unanticipated at the time of
District creation but have now been determined necessary to enable the District to fully
implement its Project Plan.

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

e As demonstrated in the Economic Feasibility Section of this Project Plan amendment, the tax
increments projected to be collected are more than sufficient to pay for the remaining proposed
project costs. On this basis alone, the finding is supported.

e The additional development expected to occur within the District would create approximately 206
residential units, providing housing opportunities for families and approximately 108 school age
children for the Stoughton Area School District. The Stoughton Area School District Board of
Education underwent a study titled “Gaining and Maintaining Young Adults and Young Families
in Stoughton.” The study focused on a variety of topics, but the lack of housing stock and
affordable housing deters growth of the community and has led to decline in the number of
students that currently attend the Stoughton Area School District.
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3. The benefits of the proposal outweigh the anticipated tax increments to be paid by the owners
of property in the overlying taxing jurisdictions.

= Given that it is not likely that the District will achieve all of the objectives of its Project Plan or in
the same manner without the continued use of tax incremental financing (see finding # 1), and
since the District is expected to generate additional economic benefits that are more than
sufficient to compensate for the additional cost of the improvements (see Finding #2), the City
reasonably concludes that the overall additional benefits of the District outweigh the anticipated
tax increments to be paid by the owners of property in the overlying taxing jurisdictions. It is
further concluded that since the “but for” test is satisfied, there would, in fact, be no foregone tax
increments to be paid in the event the Project Plan is not amended.

4. The boundaries of the District are not being amended. At the time of creation, and any subsequent
additions of territory, not less than 50%, by area, of the real property within the District is suitable for
a combination of commercial and residential uses, defined as “mixed-use development” within the
meaning of Wisconsin Statutes Section 66.1105(2)(cm). Lands proposed or developed for newly
platted residential development comprise 32% (and in no event will exceed 35%), by area, of the real
property within the District. Any project Costs related to newly platted residential development are
eligible expenditures based on the finding that the development has a residential housing density of at
least 3 units per acre as defined in Wisconsin Statutes Section 66.1105(2)(f)3.a. The City projects that
the density of the development will be approximately 6.82 units per acre.

5. Based upon the findings as stated above, and the original findings as stated in the Creation Resolution
and in any subsequent resolutions amending the boundaries of the District, the District remains
declared a mixed-use district based on the identification and classification of the property included
within the District.

6. The Project Costs of the District relate directly to promoting mixed-use development in the District
consistent with the purpose for which the District was created.

7. The improvements of such area are likely to enhance significantly the value of substantially all of the
other real property in the District.

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

9. The Project Plan for the District, as amended, is feasible, and is in conformity with the Master Plan of
the City.
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SECTION 2:
Type and General Description of District

The District was created under the authority provided by Wisconsin Statutes Section 66.1105 on
November 11, 2014 by resolution of the Common Council. The District’s valuation date, for purposes of
establishing base value, was January 1, 2015.

The existing District is a “Mixed Use District” based upon a finding that at least 50%, by area, of the real
property within the District was suitable for a combination of commercial and residential uses within the
meaning of Wisconsin Statutes Section 66.1105(2)(cm). Since this amendment does not add any territory
to the District, the District remains in compliance with this provision. The District also remains in
compliance with the prohibition that no more than 35% of the area of the District be allocated for newly-
platted residential development. To the extent that the City has incurred, or may incur, Project Costs for
newly-platted residential development, the residential development will have a density of at least 3 units
per acre as defined in Wisconsin Statutes Section 66.1105(2)(f)3.a. The City projects that the density of
the development will be approximately 6.82 units per acre.

Wisconsin Statutes Section 66.1105(4)(h)2. provides authority for a City to amend the boundaries of an
existing Tax Increment District for purposes of adding and/or subtracting territory up to a total of four
times during the life of the District. The boundaries of the District have not previously been amended.
Since this amendment does not involve the addition or subtraction of territory from the District, it is not
counted against the number of available boundary amendments.

This Project Plan Amendment supplements, and does not supersede or replace any component of the
original Project Plan unless specifically stated. All components of the original Project Plan remain in
effect.

A map depicting the current boundaries of the District is found in Section 3 of this Plan. Based upon the
findings stated above, the original findings stated in the Creation Resolution, and the findings contained
in any subsequent resolution adding territory to the District, the District remains mixed-use district based
on the identification and classification of the property included within the District.
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SECTION 3:

Map of Current District Boundary

" CENTER OF SECTION ==
LDy & @y | sEcTon 1-5-10 l_?z'i& =l
—_— e FOLND REBAR  pawps 71— —— o _ /I |
I"F'_':."‘ WITH REL CAF i uﬁl dd - Tar—
T N e S 641 £ el ]
Ny ?—0 I ———
o g
ek o £ 144 CORNER
) :_‘3"" TANDS EECTION [—5—10
FOUND &0 NAL Py
| 4 ~ \\ DETAIL| ‘B
I f-l" = - CORPORATE =100
| & 2
= |
™ \ |
TOWN OF RUTLAND—= |C|—Y OF STOUGHTON |
PARCEL .
5,772,576 SOUARE FEET 1y
R 133,597 ACRES " |
_ -
= ) |
e =} ]
TANDS =] Q’*‘. | '
= LiNDS - 'IJ r
\%\ _'_,./-r_
s N PARCEL mtnlads
r -l v
& [~ 1 W 107,862 SUUARE \
- FEET \
3 OF. 140,717 BCRE \
| g o o |
| ], E ,
e I e N :
== = —— [0 1 B
e S N A NN NN L
LINE TABLE e N BTOS AE T . FBA
LNE | BEARING TIETANCE]| |5 174 comner : W 2,639.53" =3 o
=T S - secnan 1—s—1a o, 1. H.E"138" 4 BOUNGART
=1 | 5 872418 W| 662.61 FLNG ALM. LIERE : : JET i
=2 | N 001713 W| 18463 | |N=dzseszz LANGS CORPORATE 11 TOWN OF
L—3 | N B70728" W] 298.58" R BOUNDARY  LANDS FouUMD AL Mon. DUNKIRK PARCEL
L—4 | 5 o0 igN1 3" E 501" iy MN—-425,720.00 334,586 SOUARE FEET
5 | n arorea wl 21e0 e =857,030.85 . O 7.650 ACRES
L—6 | 5 001245 £ 867
L—7 | N B9°5346" w| 178.1F LFEGEND
|—8 | 5 0000°00" E | 162.51° i » _—
=5 | W ooros a0 Wl eoist -@- COVERNMENT CORNER FOUND
L—10| N Br504z W| 20518 — ANNEXATION BOUNDARY LINE
[—11| 5 000916 W[ 14655 T EXISTING CORPORATE BOUNDARY
1—12| 5 oo0s137 £ [ 279.28
[—13| 5 000555 E | 888.03 — — — — ReAToe ".':'Y HINE
1—14| 5 875723" € 1.15" —— - —— EECTION LINE
1—15| 5 00720715 W[ 198,79 —— — —— CENTERLINE
L—16| N 8942227 E| 5159.85 —————  PROPERTY LINE
L—17| N 014226° E [ 17119
L—18| 5 880703 £ 123554 NOTES
L—iG| 5 o0 1713" £ | 4254
L=20( N 88'23:45: E| 411 ‘ 1. BEARINGS FOR THIS ANNEXKATION MAP ARE
(—Z1| 5 0323527 € [122.33 FASED ON THE WISCONSIN COUNTY
=22 5 6IM1°08" £] 113.67 COORDIMATE SYSTEM, DANE COUNTY (WOCs
L—23] 5 00'58’35” £] 179.65 SCALE 1'=280" D4NE),
CURVE TABLE 2. EXISTING CORPORATE BOUNDARY LINE
DETERMINED FROM THE oITr OF
CURVE | LEnGTH | RADiUs | DElTA | cHORD | CHORD BEARING STOUGHTON LEGAL DESCRIPTION DATED
c—1 [ rosser | arere’ | exsss” |nodeod | 5 301316° £ APRIL 15, 2011.
EXHIBIT B
PART OF LOT 2, CERTIFIED SURVEY MAP NUMBER 3430, LOTS 1, 2, AND 3, CERTIFIED SURVEY MAD No, 435 107 1,
CERTIFIED SURVEY MAP Mo, 9532, AND PART OF THE ME /4 OF THE S5E i/4, 5€ 1/4 OF THE SE€ 1/4, SW 14 OF
THE SE 14, AND ALL OF THE NW 1/4 OF THE SE 14 OF SECTION 1, TOWNSHIP § NORTH, RANGE 10 EAST, TOWN
OF RUTLAND, AND PART OF THE SOUTHREST 174 OF THE SOUTHWEST 1/4 OF SECTION 6, TOWNSHI® 5 NORTH,
RANGE 11 EAST, TOWM OF DUNKIRE, DANE COUNTY, WISCONSIN,
PREPARED BY: PREPARED FOR: FROJECT No:  0s—3ssis | sumvevED B uK north
) ST Egggﬁ'?ﬂ DEVELOPHENT | ey wo; 4-218 DRAWN B K 0 400" 800’
F iapTagen 1| e ¢ 1651 NFON DR L - .
81 HORZON DRVE, SUTE 101 S{?_E. l-:%‘?z@ ORIVE, FIELDBOON i CHECKED &Y LWR —— .
ooy r?ﬁ:‘ﬂgﬁfu VERONS, W1 53593 SHEET M roed ARPROVED & o) SCALE: 17 = 800

Project Plan TID No. 7 Project Plan Amendment

Submitted by Ehlers

City of Stoughton

Page 7






SECTION 4:
Map Showing Existing Uses and Conditions

There will be no change to District boundaries, nor any changes to the existing uses and conditions within
the District as a result of this amendment. A copy of this map can be found in the Original Project Plan
Document.

SECTION 5:
Equalized Value Test

No additional territory will be added to the District. Demonstration of compliance with the equalized
value test is not required for this Amendment.

SECTION 6:
Statement of Kind, Number and Location of Proposed
Public Works and Other Projects

This Project Plan Amendment supplements and does not supersede or replace any component of the
original Project Plan, unless specifically stated. All components of the original Project Plan remain in
effect. Although through this Project Plan Amendment, the City has identified its remaining initiatives
and projects to be undertaken within the District.

The proposed additional and updated projects costs within the District totaling up to approximately
$11,520,000 which may include, but are not limited to: various public improvements and cash grants to
owners, lessees or developers of land located within the District (development incentives), professional
and organizational services, administrative costs, and finance costs.

The City proposes to allow for the District to incur project costs outside of, but within ¥ mile of, the
boundaries of the District as allowed under Wisconsin Statutes Section 66.1105(2)(f)1.n.

The following is a summary list of public works and other TIF-eligible projects that the City has
implemented, or intended to implement based on the original project Plan, and includes the modifications
detailed above. Any costs directly or indirectly related to the public works and other projects are
considered "Project Costs" and are eligible to be paid with tax increment revenues of the District.
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Property, Right-of-Way and Easement Acquisition

Property Acquisition for Development

In order to promote and facilitate development the City may acquire property within the District. The
cost of property acquired, and any costs associated with the transaction, are eligible Project Costs.
Following acquisition, other Project Costs within the categories detailed in this Section may be incurred
in order to make the property suitable for development and/or redevelopment. Any revenue received by
the City from the sale of property acquired pursuant to the execution of this Plan will be used to reduce
the total project costs of the District. If total Project Costs incurred by the City to acquire property and
make it suitable for development and/or redevelopment exceed the revenues or other consideration
received from the sale or lease of that property, the net amount shall be considered “real property
assembly costs” as defined in Wisconsin Statutes Section 66.1105(2)(f)1.c., and subject to recovery as an
eligible Project Cost.

Acquisition of Rights-of-Way

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

Acquisition of Easements

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

Relocation Costs

If relocation expenses are incurred in conjunction with the acquisition of property, those expenses are
eligible Project Costs. These costs may include, but are not limited to: preparation of a relocation plan;
allocations of staff time; legal fees; publication of notices; obtaining appraisals; and payment of relocation
benefits as required by Wisconsin Statutes Sections 32.19 and 32.195.

Site Preparation Activities

Environmental Audits and Remediation

There have been no known environmental studies performed within the District. If, however, it becomes
necessary to evaluate any land or improvement within the District, any cost incurred by the City related to
environmental audits, testing, and remediations are eligible Project Costs.

Demolition

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

Site Grading

Land within the District may require grading to make it suitable for development, to provide access, and
to control stormwater runoff. The City may need to remove and dispose of excess material, or bring in
fill material to provide for proper site elevations. Expenses incurred by the City for site grading are
eligible Project Costs.
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Utilities

Sanitary Sewer System Improvements

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

Water System Improvements

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

Stormwater Management System Improvements

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

Electric Service

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

Communications Infrastructure

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

Streets and Streetscape

Street Improvements

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

Streetscaping and Landscaping

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

Miscellaneous

Cash Grants (Development Incentives)

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

Property Tax Payments to Town

Property tax payments due to the Town under Wisconsin Statutes Section 66.1105(4)(gm)1. as a result of
the inclusion of lands annexed after January 1, 2004 within the boundaries of the District are an eligible
Project Cost.

Projects Outside the Tax Increment District

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

Project Plan TID No. 7 Project Plan Amendment City of Stoughton
Submitted by Ehlers Page 11





intends to make the following project cost expenditures outside the District: land acquisition, sewer &
water improvements, road construction and stormwater improvements.

A listing of the projects included in the project plan amendment are included in the list of projects. The
projects are also identified in Section 7 within the map showing the proposed improvements and uses.

Professional Service and Organizational Costs

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

Administrative Costs

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

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

With all projects the costs of engineering, design, survey, inspection, materials, construction, restoring
property to its original condition, site preparation, legal and other consultant fees, testing, environmental
studies, permits, updating City ordinances and plans, judgments or claims for damages, and other
expenses are included as Project Costs. In the event any of the public works project expenditures are not
reimbursable out of the special tax increment finance fund under Wisconsin Statutes Section 66.1105, in
the written opinion of counsel retained by the City for such purpose or a court of record so rules in a final
order, then such project or projects shall be deleted herefrom and the remainder of the projects hereunder
shall be deemed the entirety of the projects for purposes of this Project Plan Amendment.

The City reserves the right to implement only those projects that remain viable as the Plan period
proceeds.

Project Costs are any expenditure made, estimated to be made, or monetary obligations incurred or
estimated to be incurred, by the City and listed in this Plan or the original Project Plan. To the extent the
costs benefit the City outside the District, a proportionate share of the cost is not a Project Cost. Costs
identified in this Plan are preliminary estimates made prior to design considerations and are subject to
change after planning is completed. Prorations of costs in the Plan are also estimates and subject to
change based upon implementation, future assessment policies and user fee adjustments. Project Costs
will be diminished by any income, special assessments or other revenues, including user fees or charges,
other than tax increments, received or reasonably expected to be received by the City in connection with
the implementation of this Plan.
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SECTION 7:
Maps Showing Proposed Improvements and Uses
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SECTION 8:
Detailed List of Additional and Existing Project Costs

This Section contains information relative to the specific projects and expenditures that the City
anticipates it will undertake within the District during the remainder of the expenditure period. Ongoing
professional services costs, audit expenses, and City administrative costs can continue to be incurred by
the District after the end of the expenditure period. In addition, included for reference purposes, is a
listing of the project cost estimates for the original District and prior amendments along with a summary
of expenditures incurred through December 31, 2019.

All costs are based on 2020 prices and are preliminary estimates. The City reserves the right to increase
these costs to reflect inflationary increases and other uncontrollable circumstances between 2020 and the
time of construction. The City also reserves the right to increase certain Project Costs to the extent others
are reduced or not implemented without amending the Plan. The tax increment allocation is preliminary
and is subject to adjustment based upon the implementation of the Plan.

This Plan is not meant to be a budget, nor an appropriation of funds for specific projects, but a
framework within which to manage projects. All costs included in the Plan are estimates based on
best information available. The City retains the right to delete projects or change the scope and/or
timing of projects implemented as they are individually authorized by the Common Council,
without further amending this Plan.
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TID Project Costs in Original Plan

City of Stougton, Wisconsin

Tax Increment District # 7
Original Project List (2017)

Total
Costs
Original Project Plan 2017
On Site Costs
1 Stormwater Management Construction 1,247,220
2 Stormwater Management Engineering 124,722
3 Stormwater Management Contingency 210,355
Off Site Costs 2,439,327
1 Utility Relocation
2 US Highway 51 Improvements
3 State Highway 138 Improvements
4 Jackson Street (West) Improvements
5 Jackson Street (East) Improvements
6 Engineering 243,933
7 Contingency 311,707
Other Costs
1 Administrative 105,000
2 Cost of Issuance 20,000
3 Interest Expense 2,167,961
4 Developer Cash Grant 550,000
Total Projects 7,420,225
Notes:
Project Plan TID No. 7 Project Plan Amendment City of Stoughton

Submitted by Ehlers Page 16





Summary of Revenues and Expenditures 2015-2019

City of Stoughton, Wisconsin

Tax Increment District # 7

Summary of Revenues and Expenditures 2015-2019

Revenues

Tax Increment 1,184,649
Tax Exempt Computer / Personal Property Aid 1,959
Investment Income 28,517
Net Proceeds from LT Debt 8,923,142
Miscellaneous Revenues 15,274
Developer Contributions 33,510
Total Revenues 10,187,051
Expenditures

Administrative Fees 36,024
Professional Services 4,549
Capital Outlay 4,444,071
Prin/Int on Bonds 5,264,000
Total Expenditures 9,748,644
Fund Balance as of 12/31/2019 per audit $438,407

Notes
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Proposed TID Project Cost Estimates

City of Stoughton, Wisconsin

Tax Increment District # 7

Estimated Project List

On-Site On-Site Off-Site Off-Site Other Other
2020 TBD 2023 - 2026 TBD Annual TBD Total (Note 1)
Project ID Project Name/Type
On-Site Projects
1 Stormwater Management 313,200 313,200
2 Mass Grading and Site Restoration 609,800 609,800
3 Collector Streets 1,325,026 1,325,026
4 Engineering, Geo-Tech Investigation 449,605 449,605
5 Contingency 189,958 189,958
6 City Plan Review, Inspection and Testing 112,411 112,411
On-Site Projects - Future (contingent upon available future increment)
1 Parks and Recreations 200,000 200,000
2 Wetland Restoration 100,000 100,000
3 Engineering, Geo-Tech Investigation 40,000 40,000
4 Contingency 30,000 30,000
Off-Site Projects - 1/2 mile radius projects (contingent upon available future increment)
1 Collector Streets 2,828,250 200,000 3,028,250
2 Stormwater Management 661,250 661,250
3 Water, Sanitary and Storm Sewer 310,500 1,100,000 1,410,500
4 Land Acquisition 700,000 700,000
5 Engineering, Geo-Tech Investigation 165,000 165,000
6 Contingency 165,000 165,000
Other Costs
1 District Administrative 80,000 80,000
2 Origination Fees 30,000 10,000 40,000
3 Interest 1,400,000 500,000 1,900,000
Total Projects 3,000,000 370,000 3,800,000 2,330,000 1,510,000 510,000 11,520,000
Notes:
Note 1 Project costs are estimates and are subject to modification
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SECTION 9:

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

This amendment modifies the specific projects and expenditures that the City anticipates it will undertake
within the District during the remainder of the expenditure period.

The information and exhibits contained within this Section demonstrate that the District, as proposed to
be amended, will remain economically feasible insofar as:

e The City has available to it the means to secure the necessary financing required to accomplish
the remaining projects contained within this Plan. A listing of “Available Financing Methods”
follows.

o The City expects to complete the remaining projects in one or more phases, and can adjust the
timing of implementation as needed to coincide with the pace of private development. A
discussion of the phasing and projected timeline for project completion is discussed under “Plan
Implementation” within this Section. A table identifying the financing method for each phase
and the time at which that financing is expected to incur is included.

e The development anticipated to occur as a result of the continued implementation of this Plan will
generate sufficient tax increments to pay for the cost of the projects. Within this Section are
tables identifying: 1) the development expected to occur, 2) an updated projection of tax
increments to be collected resulting from that development and other economic growth within the
District, and 3) an updated cash flow model demonstrating that the projected tax increment
collections and all other revenues available to the District will be sufficient to pay all Project
Costs.

Available Financing Methods
The following is a list of the types of obligations the City may choose to utilize.

General Obligation (G.O.) Bonds or Notes

The City may issue G.O. Bonds or Notes to finance the cost of projects included within this Plan. The
Wisconsin State Constitution limits the principal amount of G.O. debt that the community may have
outstanding at any point in time to an amount not greater than five percent of its total equalized value
(TID IN). As of the date of this plan, the City has a G.O. debt limit of $61,686,215, of which
$23,276,272 is currently unused and could be made available to finance Project Costs.

Bonds Issued to Developers (“Pay as You Go” Financing)

The City may issue a bond or other obligation to one or more developers who provide financing for
projects included in this Plan. Repayment of the amounts due to the developer under the bonds or other
obligations are limited to an agreed percentage of the available annual tax increments collected that result
from the improvements made by the developer. To the extent the tax increments collected are insufficient
to make annual payments, or to repay the entire obligation over the life of the District, the City’s
obligation is limited to not more than the agreed percentage of the actual increments collected. Bonds or
other obligations issued to developers in this fashion are not general obligations of the City and therefore
do not count against the City’s statutory borrowing capacity.
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Utility Revenue Bonds

The City can issue revenue bonds to be repaid from revenues of its various utility systems, including
revenues paid by the City that represent service of the system to the City. There is neither a statutory nor
constitutional limitation on the amount of revenue bonds that can be issued, however, water and electric
rates are controlled by the Wisconsin Public Service Commission and the City must demonstrate to bond
purchasers its ability to repay revenue debt with the assigned rates. To the extent the City utilizes utility
revenues other than tax increments to repay a portion of the bonds, the City must reduce the total eligible
Project Costs in an equal amount.

Special Assessment “B” Bonds

The City has the ability to levy special assessments against benefited properties to pay part of the costs
for street, curb, gutter, sewer, water, storm sewers and other infrastructure. In the event the City
determines that special assessments are appropriate, the City can issue Special Assessment B bonds
pledging revenues from special assessment installments to the extent assessment payments are
outstanding. These bonds are not counted against the City's statutory borrowing capacity. If special
assessments are levied, the City must reduce the total eligible Project Costs under this Plan in an amount
equal to the total collected.

Plan Implementation

As stated in the original project plan, projects identified will provide the necessary anticipated
governmental services and/or development incentives to the remaining district. The order in which
expenditures are made should be adjusted in accordance with development and execution of developer
agreements, if any. The City reserves the right to alter the implementation of this Plan to accomplish this
objective.

The order in which expenditures are made should be adjusted in accordance with development and
execution of developer agreements. The City reserves the right to alter the implementation of this Plan to
accomplish this objective.

Interest rates projected are based on current market conditions. Municipal interest rates are subject to
constantly changing market conditions. In addition, other factors such as the loss of tax-exempt status of
municipal bonds or broadening the purpose of future tax-exempt bonds would affect market conditions.
Actual interest expense will be determined once the methods of financing have been approved and
securities or other obligations are issued.

If financing as outlined in this Plan proves unworkable, the City reserves the right to use alternate
financing solutions for the projects as they are implemented.
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Implementation and Financing Timeline

City of Stoughton, Wisconsin

Tax Increment District # 7

Estimated Financing Plan

Projects
Phase Il 690,000 661,250 310,500 2,138,250
Total Project Funds 690,000 661,250 310,500 2,138,250

Estimated Finance Related Expenses

Municipal Advisor 10,080 9,660 4,730 14,230
Bond Counsel 7,000 7,000 7,000 11,000
Rating Agency Fee 10,500 10,500 10,500 10,500
Paying Agent 850 850 850 850
Underwriter Discount [ 10.00 | 7,250 [0 6,950 [0 3,400 [EP] 27,500
Total Financing Required 725,680 696,210 336,980 2,202,330
Estimated Interest 1.00% (2,300) R[22 (2,204) R4 (1,035) R0 (7,128)
Assumed spend down (months) 4 4 4 4
Rounding 1,620 994 4,055 4,798
Net Issue Size 725,000 695,000 340,000 2,200,000
Notes:

- The City plans on paying for the projects identfied above with available funds on hand. Financing costs are provided

in case the City decides to finance the projects with debt issuance.
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Development Assumptions

City of Stoughton, Wisconsin

Tax Increment District # 7

Development Assumptions

Phase | Phase Il
Construction Year Phasg ! Senior Phase | . Phase I . Traditional Ph.ase ”_ Phase I Annual Total Construction Year
Retail X Hotel Single Family . Multi-Family Condos
Housing Neighborhood
1 2015 10,174,500 2015 1
2 2016 7,252,000 2016 2
3 2017 5,510,000 2017 3
4 2018 1,259,900 2018 4
5 2019 12,500,000 12,500,000 2019 5
6 2020 7,592,200 2,265,000 1,760,000 625,000 12,242,200 2020 6
7 2021 1,758,200 3,300,000 1,550,000 900,000 7,508,200 2021 7
8 2022 750,000 5,900,000 8,055,000 900,000 15,605,000 2022 8
9 2023 500,000 4,000,000 5,100,000 900,000 10,500,000 2023 9
10 2024 3,400,000 4,800,000 900,000 585,000 9,685,000 2024 10
11 2025 4,100,000 3,300,000 900,000 1,350,000 9,650,000 2025 11
12 2026 3,500,000 1,750,000 900,000 1,350,000 7,500,000 2026 12
13 2027 3,070,000 1,350,000 4,420,000 2027 13
Totals 3,008,200 12,500,000 7,592,200 29,535,000 26,315,000 6,025,000 4,635,000 113,806,800
Notes:

1. Development assumptions taken from Developer estimates.
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Increment Revenue Projections

City of Stoughton, WI

Tax Increment District #7

Tax Increment Projection Worksheet

Type of District Base Value
District Creation Date

Max Life (Years)

Expenditure Period/Termination
Extension Eligibility/Years

Eligible Recipient District

Appreciation Factor

Rate Adjustment Factor

Construction Inflation Total Revenue
Year Value Added Valuation Year  Increment Increment Year Tax Rate Tax Increment
1 2015 10,174,500 2016 0 10,174,500 2017 $23.79
2 2016 7,252,000 2017 0 17,426,500 2018 $23.87
3 2017 5,510,000 2018 0 22,936,500 2019 $22.96
4 2018 1,259,900 2019 0 24,196,400 2020 $22.58
5 2019 12,500,000 2020 0 36,696,400 2021 $22.58
6 2020 12,242,200 2021 0 48,938,600 2022 $22.58
7 2021 7,508,200 2022 0 56,446,800 2023 $22.58
8 2022 15,605,000 2023 0 72,051,800 2024 $22.58
9 2023 10,500,000 2024 0 82,551,800 2025 $22.58
10 2024 9,685,000 2025 0 92,236,800 2026 $22.58
11 2025 9,650,000 2026 0 101,886,800 2027 $22.58
12 2026 7,500,000 2027 0 109,386,800 2028 $22.58
13 2027 4,420,000 2028 0 113,806,800 2029 $22.58
14 2028 0 2029 0 113,806,800 2030 $22.58
15 2029 0 2030 0 113,806,800 2031 $22.58
16 2030 0 2031 0 113,806,800 2032 $22.58
17 2031 0 2032 0 113,806,800 2033 $22.58
18 2032 0 2033 0 113,806,800 2034 $22.58
19 2033 0 2034 0 113,806,800 2035 $22.58

Notes:

Actual results will vary depending on development, inflation of overall tax rates.
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Cash Flow — Phase Il

City of Stoughton, Wisconsin

Tax Increment District # 7

Cash Flow Projection - Phase Il Only

Projected Revenues Expenditures Balances
Year Interest
Tax Earnings/ Total Phase Il Capital Total Principal
Increments (Cost) Revenues MRO Outlay Admin. | Expenditures Annual Cumulative Outstanding Year

2020 0 0 5,000 5,000 (5,000) (5,000) 2020
2021 0 0 5,000 5,000 (5,000) (10,000) 2021
2022 105,005 105,005 402,059 5,000 407,059 (302,054) (312,054) 2022
2023 234,849 234,849 402,059 690,000 5,000 1,097,059 (862,210) (1,174,264) 2023
2024 570,299 570,299 402,059 661,250 5,000 1,068,309 (498,010) (1,672,274) 2024
2025 796,116 796,116 402,059 310,500 5,000 717,559 78,557 (1,593,717) 2025
2026 1,014,819 1,014,819 402,059 | 2,138,250 5,000 2,545,309 (1,530,490) (3,124,208) 2026
2027 1,232,732 1,232,732 | 1,224,204 5,000 1,229,204 3,528 (3,120,680) 2027
2028 1,402,094 1,402,094 | 1,154,910 5,000 1,159,910 242,184 (2,878,496) 2028
2029 1,501,905 1,501,905 5,000 5,000 1,496,905 (1,381,591) 2029
2030 1,501,905 1,501,905 5,000 5,000 1,496,905 115,313 2030
2031 1,501,905 1,501,905 5,000 5,000 1,496,905 1,612,218 2031
2032 1,501,905 1,501,905 5,000 5,000 1,496,905 3,109,123 2032
2033 1,501,905 1,501,905 5,000 5,000 1,496,905 4,606,028 2033
2034 1,501,905 1,501,905 5,000 5,000 1,496,905 6,102,932 2034
2035 1,501,905 1,501,905 5,000 5,000 1,496,905 7,599,837 2035
Total 15,869,246 0 15,869,246 | 4,389,409 | 3,800,000 80,000 8,269,409 Total

Notes:
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Cash Flow —

TID 7 after Amendment

City of Stoughton, WI

Tax Increment District #7

Cash Flow Projection - After Amendment

Projected Revenues Expenditures Balances
Note Anticipation Notes, Series | General Obligation Bonds, Series
2015 2018A
Year Interest 4,775,000 4,090,000
Tax Earnings/  Intergov. Developer Misc Net Debt Total Dated Date: 10/21/15 Dated Date: 04/26/18 Phase Il Capital Professional Total Principal
Increments (Cost) Grants Guarantees  Revenue Proceeds Revenues Principal Rate Interest Principal Rate Interest |Phase | MRO MRO Expenditures Services Admin. | Expenditures Annual Cumulative  Outstanding Year

2015 0 745 4,738,194 4,738,939 380,760 3,363 384,123 4,354,816 4,354,816 4,775,000 2015
2016 0 10,200 10,200 1.25% 0 3,308,319 850 3,309,169 | (3,298,969) 1,055,847 4,775,000 2016
2017 242,013 8,449 250,462 1.25% 116,059 75,684 1,239 23,678 216,660 33,802 1,089,649 4,775,000 2017
2018 415,963 4,678 4,184,948 4,605,589 4,775,000 1.25% 39,792 679,308 1,460 8,983 5,504,543 (898,954) 190,695 4,640,000 2018
2019 526,673 4,445 1,959 33,510 15,274 581,861 150,000 2.00% 183,149 1,000 334,149 247,712 438,407 4,490,000 2019
2020 546,394 4,384 550,778 210,000 2.00% 123,975 200,000 10,000 543,975 6,803 445,210 4,080,000 2020
2021 828,665 4,452 833,117 215,000 2.00% 119,725 200,000 10,000 544,725 288,392 733,602 3,665,000 2021
2022 1,105,114 7,336 1,112,450 220,000 3.00% 114,275 150,000 402,059 10,000 896,334 216,116 949,718 3,295,000 2022
2023 1,274,661 9,497 1,284,158 225,000 3.00% 107,600 402,059 690,000 10,000 1,434,659 (150,501) 799,217 3,070,000 2023
2024 1,627,048 7,992 1,635,040 235,000 3.00% 100,700 402,059 661,250 10,000 1,409,009 226,031 1,025,248 2,835,000 2024
2025 1,864,155 10,252 1,874,407 240,000 3.00% 93,575 402,059 310,500 10,000 1,056,134 818,273 1,843,521 2,595,000 2025
2026 2,082,858 18,435 2,101,293 245,000 3.00% 86,300 402,059 2,138,250 10,000 2,881,609 (780,316) 1,063,205 2,350,000 2026
2027 2,300,771 10,632 2,311,403 255,000 4.00% 77,525 1,224,204 10,000 1,566,729 744,674 1,807,879 2,095,000 2027
2028 2,470,133 18,079 2,488,212 265,000 4.00% 67,125 1,154,910 10,000 1,497,035 991,177 2,799,056 1,830,000 2028
2029 2,569,944 27,991 2,597,935 280,000 4.00% 56,225 10,000 346,225 2,251,710 5,050,766 1,550,000 2029
2030 2,569,944 50,508 2,620,452 290,000 4.00% 44,825 10,000 344,825 2,275,627 7,326,393 1,260,000 2030
2031 2,569,944 73,264 2,643,208 300,000 3.00% 34,525 10,000 344,525 2,298,683 9,625,076 960,000 2031
2032 2,569,944 96,251 2,666,195 310,000 3.00% 25,375 10,000 345,375 2,320,820 11,945,896 650,000 2032
2033 2,569,944 119,459 2,689,403 320,000 3.13% 15,725 10,000 345,725 2,343,678 14,289,574 330,000 2033
2034 2,569,944 142,896 2,712,840 330,000 3.25% 5,362 10,000 345,362 2,367,478 16,657,052 0 2034
2035 2,569,944 166,571 2,736,515 0 10,000 10,000 2,726,515 19,383,567 0 2035
Total 33,274,056 796,516 1,959 33,510 15,274 8,923,142 43,044,457 4,775,000 155,851 4,090,000 1,255,986 550,000 | 4,389,409 8,244,071 4,549 196,024 23,660,890 Total

Notes: Projected TID Closure

- Per 2019 audit
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SECTION 10:
Annexed Property

No territory will be added or subtracted from the District as a result of this amendment.

SECTION 11:
Proposed Zoning Ordinance Changes

The City has made a recent change to the zoning, however the City does not anticipate any further
changes to the zoning ordinances in conjunction with the implementation of this Project Plan amendment.

SECTION 12:
Proposed Changes in Master Plan, Map, Building Codes
and City of Stoughton Ordinances

It is expected that this Plan will be complementary to the City's Master Plan. There are no proposed
changes to the Master Plan, map, building codes or other City ordinances for the implementation of this
Plan.

SECTION 13:
Relocation

It is not anticipated there will be a need to relocate persons or businesses in conjunction with this Plan. In
the event relocation or the acquisition of property by eminent domain becomes necessary at some time
during the implementation period, the City will follow applicable Wisconsin Statutes chapter 32.
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SECTION 14:
Orderly Development of the City of Stoughton

This Project Plan Amendment will have no impact on the viability of the original District Project Plan as
it relates to the orderly development of the City.

SECTION 15:
List of Estimated Non-Project Costs

Non-Project Costs are public works projects that only partly benefit the District or are not eligible to be
paid with tax increments, or costs not eligible to be paid with tax incremental finance funds.

Examples would include:

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

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

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

The City does not expect to incur any non-project costs in the implementation of this Project Plan.
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SECTION 16:

Opinion of Attorney for the City of Stoughton Advising
Whether the Plan is Complete and Complies with
Wisconsin Statutes 66.1105

Matthew P.Dregne
§$ StaffordRosen ba u m LLP 222 West Washington Averuse, Stite 900

PO.Box 1784
Madison, WI 53701-1734

MDregne@staffordaw.com
608.259 2618

May 4, 2020

Mayor Tim Swadley
City of Stoughton
381 East Main Street
Stoughton, WI 53589

Re:  Tax Increment District No. 7 Project Plan Amendment
Opinion letter re Compliance with Wis. Stat. § 66.1105

Dear Mayor Swadley,

I have been asked to review the Project Plan for the Project Plan Amendment of Tax
Incremental District No. 7, dated April 29, 2020 (the “Amendment”) that has been approved by
the City of Stoughton Common Council, and that is scheduled to be considered by the Joint
Review Board on May 20, 2020. It is my opinion that the Project Plan, as amended by the
Amendment, is complete and complies with Wis. Stat. § 66.1105.

Very truly yours,
STAFFORD ROSENBAUM LLP

2ZS P Dore

Matthew P. Dregne

cc:  Jamin Friedl, Finance Director
David Ferris

L:ADOCS056491001 34910PINION3N24572 DOCX
0504201405

Madison Office Milwaukee Office

608 236.0226 1200 North Mayfair Reac
< 20
Su
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Exhibit A:

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

Estimated portion of taxes that owners of taxable property in each taxing jurisdiction
overlaying district would pay by jurisdiction.

Statement of Taxes Data Year:
Percentage
County 12.83%
Municipality 35.33%
School District 47.93%
Technical College 3.91%
Technical
Revenue Year County Municipality ~ School District College Total Revenue Year
2017 31,045 85,496 116,005 9,466 242,013 2017
2018 53,359 146,947 199,386 16,270 415,963 2018
2019 67,561 186,058 252,453 20,601 526,673 2019
2020 70,091 193,025 261,906 21,372 546,394 2020
2021 106,300 292,743 397,208 32,413 828,665 2021
2022 141,763 390,404 529,720 43,226 1,105,114 2022
2023 163,512 450,300 610,990 49,858 1,274,661 2023
2024 208,716 574,788 779,902 63,642 1,627,048 2024
2025 239,132 658,551 893,555 72,916 1,864,155 2025
2026 267,187 735,812 998,387 81,471 2,082,858 2026
2027 295,141 812,795 1,102,841 89,995 2,300,771 2027
2028 316,866 872,625 1,184,022 96,619 2,470,133 2028
2029 329,670 907,886 1,231,865 100,523 2,569,944 2029
2030 329,670 907,886 1,231,865 100,523 2,569,944 2030
2031 329,670 907,886 1,231,865 100,523 2,569,944 2031
2032 329,670 907,886 1,231,865 100,523 2,569,944 2032
2033 329,670 907,886 1,231,865 100,523 2,569,944 2033
2034 329,670 907,886 1,231,865 100,523 2,569,944 2034
2035 329,670 907,886 1,231,865 100,523 2,569,944 2035
4,268,367 11,754,745 15,949,432 1,301,513 33,274,056
Notes:
The projection shown above is provided to meet the requirments of Wisconsin Statute 66.1105(4)(i)4.






