Meeting of the:
Date /Time:
Location:

Members:

Item #
1
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OFFICIAL NOTICE AND AGENDA

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

FINANCE COMMITTEE OF THE CITY OF STOUGHTON
Tuesday, February 23, 2016 @ 6:00 p-m.

Council Chambers/Public Safety Building (321 S. Fourth St, Stoughton, WI 53589)
Greg Jenson, Ron Christianson, Tim Swadley, Pat O’Connor and Mayor Donna Olson (ex-
officio)

AGENDA

Call to Order

Communications:

Reports. Contingency

Approva of February 9, 2016 Minutes

**The Meeting May Close Per State Statute 19.85(1)(€e), deliberating or negotiating the
purchasing of public properties, the investing of public funds, or conducting other specified
public business, whenever competitive or bargaining reasons require a closed session, and
then reopen for the regular course of business, RE: Potentia land availability on State Hwy
138

Review Fina Mark-Ups of TIF Policy

Discussion regarding Senior Center Annex Rental Space

Future Agenda Items. Retiree Reserve Fund - Bat Mitigation (Spring 2016)

ADJOURNMENT

“IF YOU ARE DISABLED AND IN NEED OF ASSISTANCE, PLEASE CALL 873-6677 PRIOR TO THIS MEETING.”

NOTE: AN EXPANDED MEETING MAY CONSTITUTE A QUORUM OF THE COUNCIL.
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FINANCE COMMITTEE MEETING MINUTES
February 9, 2016 — 6:00 p.m.
Council Chambers, Public Safety Building

Present:
Chairperson Christianson, Alderperson Jenson, Alderperson O’Connor and Mayor
Olson

Others Present:

Finance Director Laurie Sullivan, Deputy Treasurer Julie Roberts, Attorney Matt Dregne,
Parks and Recreation Director Tom Lynch, Planning Director Rodney Scheel,
Alderperson Tom Selsor and Bill Livick

Absent and Excused:
Tim Swadley

Call to order:
Finance Chair Christianson called the meeting to order at 6:00 p.m.

Communications:
None

Reports / Contingency:
No action taken

Finance Committee Minutes of January 26, 2016:
Motion by Jenson to approve the Finance Committee minutes of December 8, 2015,
second by O’Connor. Motion carried unanimously 4-0.

Approval of TIF Guidelines:

Attorney Dregne distributed an updated Policy taking Alderperson Swadley’s
recommendations into consideration. Discussion took place regarding the TIF Policy
presented. Some changes were recommended. It will be called a Policy and not
guidelines. In number 4 in the last sentence will read “shall” be considered, not may.
There will be a number 5 added to outline a permissive referendum if borrowing is over
10 years. Motion by Jenson, to recommend Council approve the TIF Policy as
amended, second by O’Connor. Motion carried unanimously 4-0.

Resolution authorizing and directing the proper City Officials to approve using
$40,000 from the Impact fees account to help create a trail from Amundson Park
to Stoughton Hospital:

Lynch spoke regarding the trail. He has received a $30,000 to help fund this. He would
like this to be contingent on the Hospital committing to extend their trail. Motion by
O’Connor to recommend Council approve the Resolution authorizing and directing the
proper City Officials to approve using $40,000 from the Impact fees account to help
create a trail from Amundson Park to Stoughton Hospital contingent upon the Hospital
committing to extend their portion, second by Jenson. Motion carried unanimously 3-0.






Discussion regarding Senior Center Annex rental space:
Motion by O’Connor to table for the next meeting, second by Jenson. Motion carried
unanimously 3-0.

Future Agenda Items:
Retiree Reserve Fund and Bat Mitigation (Spring 2016)

Adjournment

Motion by O’Connor to adjourn the meeting of the Finance Committee, second by
Christianson. Motion carried unanimously 3-0. The Finance Committee meeting
adjourned at 6:55p.m.

Respectfully Submitted
Julie Roberts
Deputy Treasurer






RESOLUTION OF THE COMMON COUNCIL

Authorizing Council approva of the resolution establishing policies for the use of Tax Incremental
Financing (TIF)

Committee Action: Finance recommends approva 4-0

File Number: R-12-2016 DateIntroduced:  February 23, 2016

WHEREAS, the Finance Committee reviewed the proposed amendments to the Tax Incremental
Financing (TIF) policy, and

WHEREAS, your Finance Committee approved the amendments of the Tax Incremental Financing (TIF)
policy, now therefore

BE IT RESOLVED by the Common Council of the City of Stoughton that the Council approve the
resolution establishing policies for the use of Tax Incremental Financing (TIF).

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

Mayoral Action: |:| Accept |:| Veto

Donna Olson, Mayor Date

Council Action: |:| Override Vote






City of Stoughton Guidelnes Policy
for the Creation of Tax Incremental Finance Districts
and the Approval of TIF Projects.

1. Purpose. Thispolicy has FhefoHewing-guidelineshave been prepared to assist the

City in determining whether to create a Tax Incremental Finance District, and in
determining whether to approve the use of Tax Incremental Financing for particular
projects. The authority to approve the use of Tax Incremental Financing is vested
solely in the City Council. The City reservestheright to reject any and all projects,
including projectsthat are eligible for the use of Tax Incremental Financing, for any
reason or no reason. The City Council reserves the right to waive, amend or adjust

this policy these-gutdelines, and to approve or disapprove any project as it deems
appropriate.

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

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

B. Achieve or accelerate development on sites that would not be developed

without the use of Tax Incremental Financing.

Increase employment opportunities in the City.

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

Assists implementation of the City’s Comprehensive Plan.

Provide affordable housing opportunities.

Encourage unsubsidized private development in the City.

ofululieXe

3. TIF District Creation.

A. TIF Districts will be created in accordance with the procedures and standards
in Wis. Stat. 8 66.1105, and as such statute may be amended. (See Appendix
A - Department of Revenue TIF Creation Checklist).

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

4, TIF Project Approval. All TIF projects must be approved by the City Council,
following review and report by the Finance Committee. The Finance Director shall
provide a report to the Finance Committee and the City Council addressing the
following issues, which shall may be considered by the Finance Committee and City
Council before approving any TIF project:

TapackeTs\FINANCE\2016\02-23-16\TIF Policy with mark ups.docx
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A. |s the project authorized by the Project Plan for the TIF District?

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

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

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

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

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

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

5. Permissive Referendum. Before the City may issue bonds or otherwise borrow

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

6. Negotiations. City staff and the city attorney will negotiate development
agreements within the parameters established by the City Council, and subject to
final approval by the City Council.
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TIF?

C. Is Tax Incremental Financing feasible, in that the TIF District will support
thelevel of TIF investment?
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F. Is more process (such as additional public hearings or a referendum)
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RESOLUTION NO. R-18-2005
ESTABLISHING POLICIES FOR THE USE OF TAX INCREMENTAL FINANCING (TIF)

Introduction

During the year 2005, the CITY OF STOUGHTON embarked on a comprehensive planning
process and established a Redevelopment District. The impetus for these activities is a strong
desire to understand what the community can be and to put the tools in place to make it happen.
The CITY will be assigning responsibility to a Committee or Commission to take the lead on
redevelopment activities and the implementing of TIF districts. The policies that follow are
intended to provide guidance to developers and the community regarding the types of projects
the CITY would like to consider, the potential amount of assistance that can be expected for
eligible projects and the performance expectations for projects which receive TIF assistance.

Important Notice and Disclaimer

The attached policies and guidelines have been prepared by the CITY for the purpose of guiding
recommendations regarding Tax Incremental Financing (TIF) assistance to projects within CITY
designated redevelopment areas. The authority to make decisions regarding the use of TIF funds
is vested solely in the City Council of the CITY OF STOUGHTON. Projects requesting TIF
assistance are cautioned that the attached information has been prepared primarily for internal
use by the CITY and to inform applicants of the types of projects the CITY would consider
recommending for TIF assistance. The CITY reserves the right to reject any and all projects,
even those which satisfy all of the attached criteria for the use of TIF for any reason whatsoever,
without regard for the viability of the project. Furthermore, the CITY reserves the right to waive,
amend or adjust these policies, and recommend any project the CITY deems to be in the best
interests of the CITY OF STOUGHTON.

Policy for the Use of Tax Increment Financing

WHEREAS, Tax Incremental Financing (TIF) is an important tool and resource for
improving the community by funding public improvements and Fostering development and
redevelopment projects which the City finds and determines are desirable and in the public
interest; and,

WHEREAS, the CITY OF STOUGHTON finds it in the best interest of the public to
establish certain policies and guidelines for the consideration of proposals that may be presented
to the CITY by private developers requesting TIF assistance; and,

WHEREAS, by adopting this policy the CITY has determined that the use of TIF should
be reserved for projects which further an important and clearly definable public interest of the
City; and,

WHEREAS, the CITY desires to use TIF for those projects which demonstrate the
highest public benefit by eliminating blight, financing desirable public improvements,
strengthening the employment and economic base, increasing property values, creating economic
stability, and implementing the Comprehensive Plan, Redevelopment Plans and economic





development strategy of the City; and,

WHEREAS, by adopting this policy the CITY intends to set forth a flexible framework
for evaluating private applications for TIF assistance; and,

WHEREAS, all applications for TIF assistance submitted to the CITY will be evaluated
on their own merits, and an evaluation of the proposals will be performed by City Staff and
forwarded to Finance Committee with recommendations; and,

WHEREAS, all projects must demonstrate financial and economic reasons such that they
would not otherwise go forward and be viable,

NOW, THEREFORE, BE IT RESOLVED after due consideration, the CITY OF
STOUGHTON hereby approves the following as its official TIF policy; and

BE IT FURTHER RESOLVED: that the Tax Increment Financing (TIF) Policies and
Guidelines are hereby adopted as fully set out herein and CITY staff is hereby authorized to
implement the following policies and to make such additional changes and clarifications, (as
approved by the City Council), as shall be deemed advisable and in the best interest of the City:

A. General Policy

It is the policy of the CITY to consider the judicious use of TIF for those projects which
demonstrate a substantial and significant public benefit by constructing public improvements or
offerlng other financial assistance in support of developments that will:

eliminate blight

strengthen the employment and economic base of the City

increase property values and tax revenues

Create economic stability

upgrade older neighborhoods

implement plans and development strategies adopted by the City

provide affordable housing opportunities per City Comprehensive Plan
definitions

Care will be exercised in the use of TIF to thoroughly evaluate each project to ensure that the

benefits which will accrue from the approval of the project are appropriate for the costs which
will result, and that they are equitable to the City as a whole.

B. Policy Guidelines.

The following criteria are to be used by the CITY to evaluate requests for TIF assistance:

1. TIF assistance will not be considered for new residential development projects unless
those projects:
a. occur on parcels which were platted prior to September 30, 1995; and

b. causes the redevelopment of blighted or underutilized parcels in conformance





with the City's Comprehensive Plan and any Project Area Redevelopment Plans.

Each request for TIF assistance must demonstrate that "but for" the use of TIF assistance,
the project is not feasible on the proposed site and that the public benefits described
above would not be achieved.

All requests for TIF assistance will be required to demonstrate:

a. That the property tax payments expected to be generated by the project will be
sufficient to service any tax increment debt, or other City incurred costs, in
support of the project, within a period of no more than 10-15 years. (Developer
agreements incorporating guarantees to this effect will be required.)

b. The CITY may amend or adjust this requirement for projects which, in the City’s
determination provide extraordinary public benefit.

The actual amount of TIF assistance provided to a project will be determined at the
discretion of the CITY on the basis of need, risk, project characteristics, developer
qualifications and the degree to which the project meets the public objectives of the CITY
described in Section A. General Policies. The CITY is not obligated to provide TIF
assistance to any project and may reject requests for TIF assistance for any reason, even
if the project meets all criteria described herein.

The total amount of TIF assistance in support of a project should not exceed fifteen
percent (15%) of the total project costs. This limitation shall not apply to public
improvements in support of the project.

Each request for TIF assistance must include evidence that the applicant:

a. Has the financial ability to complete and operate the project.

b. Will be liable for, or contribute equity of at least fifteen percent (15%) of the total
cost of the project or provide a performance bond for the completion of the
project. Projects with equity contributions from the developer in excess of fifteen
percent (15%) will be viewed more favorably.

C. Has thoroughly explored alternative financing methods.

The CITY will enter into a Development Agreement with the private developer on all
projects which have been approved for TIF assistance. The Development Agreement will
describe the obligations of both the CITY and the developer, and the terms and
conditions of TIF assistance. Development Agreements will be secured by Developer
personal guarantee, Bank Letter of Credit, Performance Bond, or other security
mechanisms as deemed appropriate by the CITY.

The City will maintain a retainage account, require a performance bond, or require other
forms of security until each project is completed and satisfies all conditions and
performance standards described in the Development Agreement.





10.

11.

12.

13.

Requests for TIF assistance for retail and service/commercial projects should be limited
to those projects that will promote the upgrading, expansion or retention of existing retail,
service or commercial businesses, encourage an inflow of customers from outside the
City or will provide services or fill retail markets that are currently unavailable or in short
supply in the City.

Requests for TIF assistance which include the establishment of a multi-tenant retail,
commercial or service center, or the redevelopment of existing centers, should include
information as to the business type of the major tenants of the project. In addition, a
thorough market analysis should be completed which identifies:

a. the population areas that will be drawn from; and,
b. the businesses of similar types which would be competing with other City
businesses.

If businesses are to be relocated from other areas of the City into a TIF district, sufficient
justification will be included to indicate why this relocation should be considered. Such
justification shall include an analysis of the impact the relocation will have upon the
neighborhood in which the business is currently located.

The CITY may use TIF revenue from a project for public improvements anywhere within
the TIF district.

All requests for TIF assistance must clearly comply with the requirements of the TIF
Statute and the City's adopted TIF Project Plan.

This Resolution is being adopted by the CITY OF STOUGHTON at a duly scheduled meeting
on August 9, 2005.

APPROVED: Helen J. Johnson, Mayor
ATTEST: Luann J. Alme, City Clerk





PROCEDURES FOR REQUESTING TIF ASSISSTANCE

OVERVIEW OF THE TIF REQUEST PROCESS

A. Upon initial contact of a TIF request, a notification shall be forwarded to the
Mayor of the City of Stoughton.
B. An application for TIF assistance on a project is submitted by a private developer

to the FINANCE DIRECTOR of the CITY OF STOUGHTON, who will notify
the MAYOR of the application.

C. The FINANCE DIRECTOR will review the application and determine whether
the application is complete and whether the proposed project is eligible under the
City’s policy, and will then forward said application along with a
recommendation to the FINANCE COMMITTEE for consideration.

D. The COMMITTEE reviews and discusses the application with consideration

given to any additional material provided by City Staff. A public hearing to hear

testimony from concerned citizens, may be held.

The COMMITTEE recommends approval, denies or tables the application.

The CITY COUNCIL considers the recommendation of the COMMITTEE.

If approved by the CITY COUNCIL, a Development Agreement will be executed

between the CITY and the Developer applicant.

oRully

APPLICATION PROCEDURES

A. Submission

Submit two copies of the application to:
City of Stoughton Finance Department
Cl/o FINANCE DIRECTOR
381 EAST MAIN STREET
STOUGHTON, WI. 53589

B. Application Fee
A $100 processing fee must be submitted with the application.

C. Preliminary Determination of Completeness
Upon submission, the application will be reviewed to determine if it is complete. If the
application is incomplete or if additional information is needed the applicant will be
notified in writing that the application is not complete, and the reasons will be stated
referring to the specific criteria that are not met, additional information required, or
financial, legal or planning and development concerns.

D. Staff Review

Review of the application will be conducted by the Finance Director, and when deemed
appropriate, by the City Attorney, the City's Financial Advisor and/or other advisors.
Review time will be approximately 30 days from the date the completed application is
submitted to the City. However, more or less time may be required for particular





applications. Applications which are determined to be complete, consistent with all
elements of the City's Comprehensive Plan, the Redevelopment Plan for the area in
which the project will occur and in conformance with the City’s TIF policy will then be
forwarded to the FINANCE COMMITTEE for consideration. Applicants will be notified
in writing of the application being forwarded to the COMMITTEE.

E. COMMITTEE Consideration

The COMMITTEE may desire to hold one or more discussion sessions or a public
hearing. During this period the applicant may be required to submit additional
information. The applicant is expected to make a presentation to the COMMITTEE
followed by the presentation of any material the City's staff desires to report. Public
comment will then be heard, if invited, followed by a response from the applicant. After
COMMITTEE discussion, action may be taken to approve, deny or to continue the case
to a date certain for further consideration.

If the application is approved by the COMMITTEE, the COMMITTEE will forward a
recommendation for approval to the CITY COUNCIL

City staff may require an independent feasibility study. The cost of such study shall be
paid by the applicant and shall be prepared by a professional consultant having a
favorable reputation for the preparation of such studies. This study would be submitted to
the COMMITTEE for consideration.

F. City Council Consideration
The City Council may have a discussion session on the application. The recommendation
of the COMMITTEE may be approved, denied or amended by the City Council.

APPROVED BY THE COMMON COUNCIL: August 9, 2005
S:\Clerks Office\Policies Procedures and Emergency Plans\TIF.docx
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APPLI

CATION FOR TAX INCREMENT FINANCING ("TIF'") ASSISTANCE

APPLICANT:
ADDRESS:
PHONE#:

FAX #:

CONTACT PERSON:

PROJE

CT NAME:

On a separate sheet of paper please answer the following questions:

1.

In no more than three pages provide relevant information on the Applicant's background
and development experience. Include resumes of key individuals assigned to the project.

Identify the Applicant's consultants involved or proposed to be involved in the project
noting relevant experience on similar projects (i.e., civil engineer, land use planner,
Applicant's legal counsel, Applicant's financial advisor).

Describe the proposed project, including the size, scope, phasing, construction materials,
and impact on parking, traffic and adjoining property. Discuss any development,
planning, engineering, architectural or legal issues which may impact the City or
adjoining property. Specifically outline residential development, if any, to be included in
the project. Include any plans prepared for the project, if available. At a minimum, a
concept plan shall be submitted with the application.

Define the boundaries of the proposed project by address and on a map.

Identify the property which is currently in the control of the Applicant via ownership or
option. If under option note the option expiration date.

Is the property currently zoned for the proposed use? If not, what zoning change will be
required?

Will the proposed project result in the relocation of economic activity from another
location within the City? If so, discuss the nature of any anticipated relocations and the
impact the relocation would have on the neighborhood where such activity is currently
located.

State the need and justification for TIF assistance. Explain how the applicant intends to
demonstrate compliance with the "but for" test. Substantiate that other alternative
methods of financing have been thoroughly explored.

Identify sources, amounts, and status of all debt financing and/or equity funding available
to complete the Project. Does the applicant anticipate the debt to be privately financed by
the construction lender or developer or publicly sold? Please prepare information in the





10.

11.

12.

13.

14.

15.

16.

17.

18.

following table format:

Source

Contact Person & Phone #
Amount

Term

Status

Provide an outline of the costs associated with the development of the proposed project(s)
and related parcel(s) located within the TIF district. Identify in the outline those costs you
would propose to fund with TIF and the proposed payback time frame.

In one page or less, discuss and document information used to describe the market
feasibility of each element of the proposed project. If a formal feasibility or comparable
studies have been prepared, attach such reports as an appendix to this application.
Estimate the incremental property taxes to be generated by the project.

Provide an estimate of the market value of all fixtures and equipment to be used by all
owners or tenants of the proposed project which will be taxed as personal property.

Identify any proposed tenants of the project. Have leases been negotiated or signed?
What type of lease is contemplated?

Who will own and operate the developed property?

Briefly describe the benefits of the proposed project to the City, particularly in economic
and quality of life terms.

Attach a letter from a financial institution indicating that the applicant has sufficient
financial resources to obtain the private financing for the project.

Describe the project schedule:

Preliminary Construction Start Date:
Preliminary Construction Completion Date:
Phasing Anticipated:

Date Occupied or Opened:
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