
OFFICIAL NOTICE AND AGENDA
Notice is hereby given that the Finance Committee of the City of Stoughton, Wisconsin will hold a

regular or special meeting as indicated on the date, time and location given below.

Meeting of the:
Date /Time:
Location:

Members:

FINANCE COMMITTEE OF THE CITY OF STOUGHTON

Tuesday, September 8, 2015 @ 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)

Item # AGENDA

1 Call to Order

2 Communications:

3 Reports – Contingency

4 Approval of August 25, 2015 Minutes

5 Review Assessor RFP’s

6 Review and recommend approval of updated TIF Policy

7 Future Agenda Items

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.
Note: For security reasons, the front door of the City Hall Building will be locked after 4:30 p.m. If you need to enter City Hall after that
time, please use the Fifth Street entrance.
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2015 CONTINGENCY ACCOUNT


100-59200-930


2015 BUDGET $80,000


AMENDMENT REASON


BALANCE @ 09/03/2015 $80,000


CONTINGENCY ACCOUNT EARMARKED


AMENDMENT REASON


AVAILABLE BALANCE @ 09/03/2015 $80,000








FINANCE COMMITTEE MEETING MINUTES 
August 25, 2015 – 6:00 p.m. 
Council Chambers, Public Safety Building 
 
Present:   
Ron Christianson, Tim Swadley, Greg Jenson, Pat O’Connor, and Mayor Donna Olson 
 
Others Present:   
Finance Director Sullivan and Planning Director Scheel 
 
Absent and Excused:   
None  
 
Call to order:    
Finance Chair Christianson called the meeting to order at 6:04 p.m. 
 
Communications:   
Mayor Olson reported that the 2016 budget calendar will be available at the end of the 
week. 
 
Reports / Contingency:  
No action taken 
 
Finance Committee Minutes of August 11, 2015: 
Motion by Swadley, to approve the Finance Committee minutes of August 11, 2015, 
second by Jenson. Motion carried unanimously 5-0. 
 
Review and Discuss Letter of Intent for Business Park Expansion: 
Finance Director Sullivan brought a Letter of intent for the sale of 10 acres of land in the 
Business Park Expansion area.  The company interested in the land is looking to build a 
trucking terminal in the area. The business park land that is owned by the City is 
currently under contract with Lee and Associates. The offer to purchase comes from the 
real estate broker.  Discussion centered on the use of the land and if this type of 
business is appropriate for the business park. The committee instructed staff to move 
forward and to collect more information about this project. No further action was taken.  
 
Future Agenda Items:  
-TIF Policy 
-Budget process 
 
Adjournment 
Motion by Swadley, to adjourn the meeting of the Finance Committee, second by 
O’Connor. Motion carried unanimously 5-0. The Finance Committee meeting adjourned 
at 6:32 p.m. 
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August 7, 2015 


 


Re: Proposal Request for Full Value City Property Assessment Services 


 


The City of Stoughton is soliciting proposals from qualified firms to provide property assessment 


services for the City of Stoughton, Wisconsin (hereafter, referred to as “City”).  The following 


information is provided to assist qualified firms with their proposals in response to this RFP: 


 


Background Information 


 


The City is located in Dane County with a 2010 Census population of 12,611.  The 2014 


Equalized Value (excluding manufacturing) for the City is $877,946,000.  A current breakdown 


of property values and parcels is included below.  The City has maintained full value 


assessments of property for approximately 10 years. 


 


 Residential Commercial Agricultural Other Total 


2014 Equalized 


Value 


$694,785,500 $164,773,700 $149,700 $57,100 $859,766,000 


 


Number of 


properties: 


Parcels/Improved 


 


 


 


4,120/3,863 


 


 


455/397 


 


 


204/0 


 


 


8/0 


 


 


4,787/4,260 


 


In addition to the above real property, in 2014 there were a total of 343 personal property owners 


in the City with a total personal property value of $18,180,000. 


 


 


Specific Services Required 


 


1. Assessor will perform all of the work required to properly and professionally assess the real 


and personal property of the City in accordance with applicable Wisconsin State Statutes. 


 


2. Assessor shall maintain “full-value” assessments for all non-manufacturing parcels in the 


City. These parcels must be physically inspected (interior and exterior) in a five-year 


inspection cycle. To assure the attainment of this objective, the City has instituted the 


following annual inspection process to be completed: (a) new construction, annexed 


properties, exempt status changes, and zoning changes shall be inspected; (b) properties 


affected by legal description changes, building removal, fire, significant remodeling, or other 


major condition changes shall be inspected; (c) all properties sold shall be inspected; (d) 


requests for review by property owners made to the Board of Review shall be inspected 


during the next assessment cycle; (e) inclusive of the properties listed above, the Assessor 


shall physically inspect (interior and exterior) approximately one-fifth (20%) of total non-


manufacturing parcel count as shown on the prior year’s final City Clerk’s Statement of 


Assessment.  At the Assessors expense, a certified letter will be sent to the property owner 
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for interior inspections requesting entry.  All interior inspection appointments would be 


handled by the assessor through a 1-800 number. 


 


3. Assessor will review and assess all properties that were under partial construction as of 


January 1
st
 of the previous year. 


 


4. Assessor will review and assess new construction as of January 1
st
 of the current year. 


 


5. Assessor will mail out state approved blotters to all holders of personal property in the City, 


audit the returned forms and place the new values in the assessment roll. 


 


6. Assessor will account for all buildings destroyed or demolished. 


 


7. Assessor will implement use value assessments of agricultural lands per specifications set 


forth by the Wisconsin Department of Revenue. 


 


8. Assessor will process parcel subdivisions, lot line adjustments, new plats and any other land 


divisions. 


 


9. Assessor will correct legal descriptions as appropriate. 


 


10. Assessor will take digital photographs of new construction on or about January 1
st
 annually, 


also on the review process if needed.   


 


11. The City will provide limited clerical services to aide the assessor.  This limited support will 


include answering routine telephone and walk-in requests for assessment data, providing the 


Assessor’s toll free number to residents as necessary, and provide copies of all building 


permits and commercial building plans as requested. The Assessor will be responsible for all 


other clerical duties, including: preparing appointment mailers, stuffing envelopes and 


mailing all notices; all filing of assessment cards and records; all assessment data entry, and 


scheduling/rescheduling all assessment related appointments.  


 


The City shall not be responsible for any Assessor office supplies with the exception of 


providing for assessment file folders and other items that are kept in the permanent custody 


of the City. Sufficient office space, desks, chairs, telephone and data connections will be 


provided for the Assessor’s use at the Stoughton City Hall. 


 


12. Assessor will maintain property owner lists, with current name and address changes.   


 


13. All data will be displayed on the assessor’s website at no expense to the municipality.  Data 


will be given to the Clerk no later than 14 days after Board of Review.  The data is owned by 


the municipality. 


 


14. Assessor will post assessments to real estate transfer returns and record sale information to 


property record cards.   


 







 3 of 7 


15. Assessor will be responsible for maintaining recent plat and subdivision maps on file and 


updated accordingly.   


 


16. Assessor will annually update all property owner record cards with new legal description 


labels. 


 


17. Assessor will mail Notices of Increased Assessment to property owners and others as 


required.   


 


18. Assessor will conduct Open Book sessions in accordance with Wisconsin State Statutes, 


however, at a minimum the Assessor shall provide at least two (2) full days or twenty-four 


hours of time each year for Open Book sessions.  Assessor shall prepare a written statement 


regarding Open Book dates, times, and instructions on how to set up an appointment for an 


Open Book session, at least one month prior to the first Open Book session.  The intent is to 


broadcast this statement on the Public Access Channel (Channel 12) and to issue the 


statement to the local press for publication prior to Open Book.  All open book appointments 


would be handled by the Assessor through a 1-800 number. 


 


19. Assessor will be responsible for insuring that all procedures are properly completed for the 


Board of Review proceedings to be held prior to the middle of May each year.   Assessor will 


also attend the Board of Review meeting, defending the Assessor’s valuation and work 


products. 


 


20. Assessor will be responsible for providing the Wisconsin Department of Revenue with final 


reports of assessed valuations after the Board of review meeting. 


 


21. The City currently has four (4) Tax Increment Districts.  The Assessor shall be required to 


complete all State of Wisconsin Department of Revenue TID reports regarding valuations on 


time. 


 


22. Assessor will conduct office hours at the Stoughton City Hall 381 E Main Street as 


necessary.  The City, in consultation with the Assessor, will determine these office hours. 


 


23. Assessor will also provide a local or toll-free phone number for City officials and residents to 


contact assessor during regular business hours, Monday through Friday, and shall return calls 


within forty-eight (48) hours. 


 


24. Assessor will supply to the City a complete set of computer property assessment records 


(including digital photographs of each property) that are compatible with the City’s computer 


equipment and software.   Assessor will provide digital photographs with comparable 


properties in preparation for Board of Review meeting(s) so that the Board and the petitioner 


have evidence of comparability.  Additionally, the Assessor shall update the City’s 


assessment computer records within fourteen (14) days of the final adjournment of the Board 


of Review. 
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25. The choice of assessment software is up to the assessor, subject to acceptance by the City.  


However, any software selected should have the following attributes/abilities: 


 


A. Have a statistical package that includes descriptive statistics and regression analysis. 


B. Comparative sales report that can be used to support individual assessments with 


adjustments shown. 


C. Flexible cost and depreciation tables that can be adjusted to capture specific markets. 


D. The ability to electronically export the completed assessment roll to the Dane County 


Tax Listing Office in the format required. This eliminates any manual data entry of 


the completed roll. 


E. The ability to import “start-up data” from the Dane County Information Technology 


offices. This would also be used to set up the City’s computerized system, to avoid 


time/cost consuming initial data entry. Typical imported data would include owners 


name(s), mailing address, parcel address, legal description, parcel number, etc. 


F. Building Permit record keeping. 


G. Sales data can be kept, stored and accessed. 


H. Has the ability to create a wide range of reports, including assessment roll, Assessor’s 


final report, etc, 


I. Has the ability to run queries to locate specific data. 


J. Must use standard database format, such as Microsoft Access, that can be read or 


easily converted to be read by other software packages.  


K. Assessor will annually provide municipality with a copy of the database used, 


together with file maps and descriptions, and all associated digital photos. This 


database will become the property of the municipality. Proprietary database formats 


exclusive to a particular software package are unacceptable. 


L. Hard copy printouts for all parcels shall be provided and placed in existing property 


record cards. The printout’s format and data provided shall be approved by the 


Department of Revenue and should contain the same data fields as shown on the PA-


500 property record card as a minimum. All printouts containing major improvements 


should have digital photos attached. 


M. Homogenous neighborhoods should be delineated and noted on assessment software. 


 


26. Assessor will work with City to place the computer property assessment records (including 


digital photographs of each property) on the City’s website. 


 


27. The assessor shall communicate openly and in a timely fashion with the proper City 


personnel and the public in the handling of all appeals to ensure the Board of Review has all 


available information to render its decisions.  The assessor is expected to present a positive 


professional image in both dress and conduct while interfacing with City staff and the 


public, especially during the appeals process.  All assessor personnel shall carry proper 


photo identification to assure the public of their identity and purpose of gaining access to 


private property.  


 


28. Digital photos are to be provided for all non-residential improvements (digital photos for all 


improvements are recommended over time).  
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29. The assessor is encouraged to interface with the business and residential community and 


media to provide greater clarity of the assessor's role in the property taxation process and 


communicate assessment scheduling. 


 


30. The assessor shall update market values on City owned land and public buildings.  Said 


information obtained shall be used for insurance purposes, depreciation and to establish 


lease values.  


 


  31. Assessor will also perform all other duties incidental to the normal duties of Assessor. 


 


 


General Quotation Requirements 


 


 


 


1. All quotations must identify the firm name, address and specific assessment services 


experience in Wisconsin. The proposals shall also include: the names, educational 


background and municipal assessment experience of the person or persons to be assigned as 


the City’s point of contact for the work to be performed; experience with conducting a 


regular full value assessment  process; identify experience with assessment evaluation of 


potential tax-exempt properties and any specific assessment experience with a large number 


of multi-family properties; demonstrate accuracy of assessment work; and provide examples 


of going above and beyond the “call of duty”, with respect to serving the community and its 


property owners. 


 


2. The proposal shall include the total annual compensation rate to provide the assessment 


services described in the above Specific Services Required and in accordance with the laws 


of the State of Wisconsin for assessment years 2016, 2017, 2018, 2019 and 2020 beginning 


no later than October 2015 (preparation work for 2016 assessment year). The City will pay 


the annual compensation rate in equal monthly installments.  


 


3. Bidders shall express their fee for each year of this proposed contract (2016 through 2020) in 


a not-to-exceed sum to include all of the Assessor’s costs including but not limited to: labor, 


materials, transportation costs, meals, lodging, and Board of Review expenses.  All expense 


reimbursements will be charged against the total all-inclusive maximum price submitted by 


the firm.  The City will retain 10% of the total fee subject to timely delivery of the certified 


tax roll. 


 


4. All work shall be accomplished in accordance with the provisions of the laws of the State of 


Wisconsin and in full compliance with the rules and regulations promulgated by the 


Wisconsin Department of Revenue. 


 


5. The proposals shall identify five references from municipal clients for which the bidder and 


the person or persons to be assigned as the City’s point of contact for the work to be 


performed has provided assessment and/or revaluation services within the past two (2) years. 
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References must include the name, title, address and business phone number of the contact 


person. 


 


6. Bidders shall provide a detailed resume of the person or persons to be assigned as the City’s 


point of contact for the work to be performed. 


 


7. The proposals shall also identify any and all contractual requirements that the bidder 


currently has. 


 


8. Identify the date when the firm would be available to begin providing assessment services to 


the City. 


 


9. All personnel providing assessing services shall be currently certified in compliance with 


Wisconsin State Statutes and Administration rules of the Wisconsin Department of Revenue, 


and shall maintain certification throughout the duration of this assignment. 


 


10. Bidders are advised to carefully inspect the community, the entire records and facilities of the 


City of Stoughton and examine the above referenced specifications for the proposed work 


and judge for themselves the circumstances affecting the cost of the work or the time 


requirements for its completion. Failure to do so will not relieve the successful bidder of the 


obligation to furnish and perform the work, to carry out the provisions of the contract, and to 


complete the contemplated work for consideration set forth in this bid. 


 


11. The successful bidder is not permitted to assign, subcontract or transfer the work of 


providing assessment services, without the prior written approval of the City. 


 


12. The successful bidder will have a minimum three to five years experience in municipal 


government assessing, including maintaining full value assessments, and will have advanced 


knowledge and experience in the utilization of computer applications for assessments. 


 


13. The proposals will be reviewed and awarded to the assessor whose quote is the most 


responsive to the solicitation and is the most advantageous to the City of Stoughton, 


considering experience, price and other factors. The City reserves the right to accept or reject 


any and all proposals received. 


 


14. If a proposal is accepted, the Assessor shall provide a certificate naming the City as 


additionally insured for the purposes of general and professional liability protection. Said 


certificate shall be in a form and amounts acceptable to the City Attorney. 


 


15. This proposal may not be withdrawn for a period of sixty- (60) days after the date and time      


set for the opening of bids.  Any company may withdraw its proposal at any time prior to the 


submittal deadline. 
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Information 


 


Six (6) copies of the proposal must be received at the Stoughton Finance Director’s Office no 


later than 12:00pm (Noon) on Friday, September 4
th


, 2015.  Proposals shall be sealed and clearly 


marked “Stoughton Property Assessment Services”. Proposals should be addressed to: Laurie 


Sullivan, Finance Director, City of Stoughton, 381 E. Main Street, Stoughton, WI 53589.  


 


The Assessor will be selected by a special city assessor selection committee which will 


recommend a firm to be hired to the City Council. This Request for Proposal will serve as the 


basis of the initial services contract with the firm that is selected. 


 


Questions regarding this Request for Proposal can be directed to Laurie Sullivan (608-873-6677 


or e-mail lsullivan@ci.stoughton.wi.us. 


 


                Evaluation Criteria   


 


The following evaluation criteria will be used to review the Assessment Services Proposals that 


are received and which meet the general quotation requirements: 


 


1. Demonstration of successful experience in providing general assessment services to a 


municipality of similar size, particularly with experience in annual full value assessment 


practices. 


2. Demonstration of a high level of accuracy in assessment work for municipal clients. 


3. Assessment services costs. 


4. Evidence of positive customer interaction/service from past municipal clients. 


 


Thank you for your interest in this project! 


 


 


 


 


 


CALENDER OF EVENTS 


 


 August 6
th


 – Proposals mailed out. 


 September 4
th


 12:00pm (noon) – Proposals due to City Hall. 


 September 8
th


 – Finance Committee review of submissions. 


 September 15
th


 – Interviews 


 September 22
nd


 – Council approval and award of contract. 


 


 


 


 



mailto:lsullivan@ci.stoughton.wi.us
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CITY OF STOUGHTON RESOLUTION ESTABLISHING POLICIES FOR THE USE 


OF TAX INCREMENTAL FINANCING (TIF) 


 


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. 


 


 


1. Purpose of the Policy 


a. To outline the City’s position on the use of tax incremental financing (TIF) 


and the process through which decisions regarding TIF incentives are made. 


b. To determine the appropriate amount of incentive to be provided. 


c. To guide staff in forming recommendations regarding the use of tax 


incremental financing and negotiating development agreements with 


developers. 


d. To provide a framework within which the City Council can evaluate and 


compare proposed uses of tax incremental financing. 


 


2. Requirements for the use of TIF 


a. The City will comply with all of the requirements of the State of Wisconsin’s 


Tax Increment Law (Wisconsin Statues 66.1105) 


b. The City will undertake an analysis of the project to ensure that it would not 


occur “but for” the requested incentive. 


c. TIF will be used only when a clearly identified development goal is served 


and only to the degree necessary to accomplish that goa. 


d. TIF will only be used when the City has the financial capacity to provide the 


needed incentive and the City Council deems it fiscally prudent to provide the 


incentive. 


 


 


A.3. General Goals for the Use of TIFPolicy 


 
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 offering other financial assistance in support of developments that will: 
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a. ·     eEliminate blighting influences and provide suitable sites for industrial, 


commercial and residential development. 


b. Achieve development on sites which would not be developed without a TIF 


incentive and accelerate the development of these sites. 


·     strengthen Strengthen the employment and economic base of the City 


c.  


 ·     increase Increase property values and tax revenues the tax base for the 


benefit of all of the overlying taxing jurisdiction 


d.  


 .     create economic stability 


e. ·     upgrade Upgrade older neighborhoods 


f. · implement Implement plans and development strategies adopted by the 


City 


g. .     provide Provide affordable housing opportunities per City Comprehensive 


Plan definitions 


h. Encourage additional unsubsidized private development in the area. 


 


 


 


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.4.  Evaluation Criteria 


 


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


 


A. Goals and Priorities for TIF 


Projects that meet the goals of the City’s Comprehensive Plan and Strategic 


Priorities for Industrial, Commercial, Residential and Downtown Development 


and Redevelopment are preferred. 


 
 


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. 


 


 B. Need for Incentive 


2. The need for TIF assistance shall be clearly demonstrated.  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. 


 


 C.  Amount Requested/Incentive Structure/Term of Incentive 


3. All requests for TIF assistance will be required to demonstrate: 
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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 City seeks to maximize the amount of private investment for each dollar 


of TIF incentive. 


  


 A TIF incentive will only be provided after alternative financing methods are 


explored.  


  


 


 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. 


  


 Provision of the TIF incentive through reimbursement of incremental property 


taxes is preferred.  The term of the incentive shall be kept to a minimum.  


Applications requesting the issuance of bonds or notes shall be required to 


demonstrate that the project will produce taxes sufficient to cover the debt 


service of the bonds or notes.  The CITY may amend or adjust this 


requirement for projects which, in the City’s determination provide 


extraordinary public benefit. 


4.  


 


5. 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. 


  


 D.  Use of TIF Funds/ Proportion for Public Infrastructure: 


 The City prefers that the incentive be provided for public infrasturcure such as 


roadway and utility improvements and costs associated with demolition. 


 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. 


 


  


 E.  Development Agreement: 
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 The CITYity 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 andCity 


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 CITYCity 


  


 Any developer requesting TIF assistance should be able to demonstrate 


past successful general development capability s well as specific capability in the 


type and size of development proposed.  TIF will not be used when the 


developer’s credentials, in the sole judgment of the City, are inadequate due to 


past track record relating to: completion of projects, general reputation and/or 


bankruptcy, or other problems or issues considered relevant by the City. 


6. 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. 


 


7. 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. 


 
 


 


8. The City will 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. 


 


9.1.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. 


 


10. 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: 


 







 


Page 5 of 6   


a. the population areas that will be drawn from; and,  


b. the businesses of similar types which would be competing with other City 


businesses. 


 


11. 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. 


 


12. The CITY may use TIF revenue from a project for public improvements anywhere 


within the TIF district. 


 


13. All requests for TIF assistance must clearly comply with the requirements of the TIF 


Statute and the City's adopted TIF Project Plan. 


 


 


 


                *NOTE:  Items 10 thru 13 should 


be part of the application, not the policy. 


 


 


 


5.  Application and Review Process 
1. 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. 


2. 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. 


4.  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 . 


6. The COMMITTEE recommends approval, denies or tables the application. 


7. The CITY COUNCIL THEN considers the recommendation of the COMMITTEE. 


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


the CITY and the Developer applicant. 


Application Procedures 


Submission - Submit two copies of the application to: 


City of Stoughton  


FINANCE DIRECTOR  


381 EAST MAIN STREET STOUGHTON, WI. 53589 


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


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 
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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. 


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. 


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. 
 


 


**Note:  #5 Application and Review process is taken directly from the current City application policy 


and has not been changed. 
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CITY OF STOUGHTON RESOLUTION ESTABLISHING POLICIES FOR THE USE 


OF TAX INCREMENTAL FINANCING (TIF) 


 


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. 


 


1. Purpose of the Policy 


a. To outline the City’s position on the use of tax incremental financing (TIF) 


and the process through which decisions regarding TIF incentives are made. 


b. To determine the appropriate amount of incentive to be provided. 


c. To guide staff in forming recommendations regarding the use of tax 


incremental financing and negotiating development agreements with 


developers. 


d. To provide a framework within which the City Council can evaluate and 


compare proposed uses of tax incremental financing. 


 


2. Requirements for the use of TIF 


a. The City will comply with all of the requirements of the State of Wisconsin’s 


Tax Increment Law (Wisconsin Statues 66.1105) 


b. The City will undertake an analysis of the project to ensure that it would not 


occur “but for” the requested incentive. 


c. TIF will be used only when a clearly identified development goal is served 


and only to the degree necessary to accomplish that goa. 


d. TIF will only be used when the City has the financial capacity to provide the 


needed incentive and the City Council deems it fiscally prudent to provide the 


incentive. 


 


3. General Goals for the Use of TIF 


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 offering other financial assistance in support of developments that will: 


a. Eliminate blighting influences and provide suitable sites for industrial, 


commercial and residential development. 


b. Achieve development on sites which would not be developed without a TIF 
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incentive and accelerate the development of these sites. 


c. Strengthen the employment and economic base of the City 


d. Increase  the tax base for the benefit of all of the overlying taxing jurisdiction 


e. Upgrade older neighborhoods 


f. Implement plans and development strategies adopted by the City 


g. Provide affordable housing opportunities per City Comprehensive Plan 


definitions 


h. Encourage additional unsubsidized private development in the area. 


 


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. 


 


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


 


A. Goals and Priorities for TIF 


Projects that meet the goals of the City’s Comprehensive Plan and Strategic 


Priorities for Industrial, Commercial, Residential and Downtown Development 


and Redevelopment are preferred. 
 


B. Need for Incentive 


The need for TIF assistance shall be clearly demonstrated.  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. 


 


C.  Amount Requested/Incentive Structure/Term of Incentive 


 The City seeks to maximize the amount of private investment for each dollar 


of TIF incentive. 


 


 A TIF incentive will only be provided after alternative financing methods are 


explored.  


 


 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. 


 


 Provision of the TIF incentive through reimbursement of incremental property 


taxes is preferred.  The term of the incentive shall be kept to a minimum.  


Applications requesting the issuance of bonds or notes shall be required to 


demonstrate that the project will produce taxes sufficient to cover the debt 


service of the bonds or notes.  The CITY may amend or adjust this 
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requirement for projects which, in the City’s determination provide 


extraordinary public benefit. 


 


 


D.  Use of TIF Funds/ Proportion for Public Infrastructure: 


 The City prefers that the incentive be provided for public infrasturcure such as 


roadway and utility improvements and costs associated with demolition. 


 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. 


 


 


E.  Development Agreement: 


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 


 


Any developer requesting TIF assistance should be able to demonstrate past 


successful general development capability s well as specific capability in the type 


and size of development proposed.  TIF will not be used when the developer’s 


credentials, in the sole judgment of the City, are inadequate due to past track 


record relating to: completion of projects, general reputation and/or bankruptcy, 


or other problems or issues considered relevant 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. 


 


 


 


 


*NOTE:  Items 10 thru 13 should be part of the application, not the policy. 


 


 


 


5.  Application and Review Process 
1. 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. 


2. 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 
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FINANCE COMMITTEE for consideration. 


4.  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 . 


6. The COMMITTEE recommends approval, denies or tables the application. 


7. The CITY COUNCIL THEN considers the recommendation of the COMMITTEE. 


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


the CITY and the Developer applicant. 


Application Procedures 


Submission - Submit two copies of the application to: 


City of Stoughton  


FINANCE DIRECTOR  


381 EAST MAIN STREET STOUGHTON, WI. 53589 


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


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. 


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. 


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. 
 


 


**Note:  #5 Application and Review process is taken directly from the current City application policy 
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and has not been changed. 





