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ROOF PLAN NOTES:


VERIFY EXACT LOCATIONS OF ROOF TOP MECHANICAL EQUIPMENT & MECHANICAL 
CURBS WITH THE MECHANICAL DRAWINGS.


REFER TO PLUMBING DRAWINGS FOR ALL PLUMBING PENETRATIONS.


REFER TO ELECTRICAL DRAWINGS FOR ALL ROOF PENETRATIONS AND EXACT 
LOCATIONS.
 
VENTS AT PARAPETS TO BE 20' O.C., MIN OF 2 VENTS PER DRAFTSTOP SPACE.
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REV DATE


SCALE:  1/8" = 1'-0"1 ROOF
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SCHEMATIC DESIGN


STOUGHTON, WI


SCALE:  1/8" = 1'-0"1 NORTH EXTERIOR ELEVATION


SCALE:  1/8" = 1'-0"2 EAST EXTERIOR ELEVATION


SCALE:  1/8" = 1'-0"4 SOUTH EXTERIOR ELEVATION


SCALE:  1/8" = 1'-0"3 WEST EXTERIOR ELEVATION


EXTERIOR KEY NOTES
KEYNOTEKEYNOTE


TAGTAG DESCRIPTIONDESCRIPTION MANUFACTURER/STYLEMANUFACTURER/STYLE COLORCOLOR REMARKSREMARKS
1 V-RIB METAL WALL


PANEL
TBD TBD


2 ALUMINUM FASCIA TBD TBD
3 INSULATED STEEL


SERVICE DOOR
TBD TBD VISION LITE


4 INSULATED
OVERHEAD DOOR


TBD TBD VISION LITE


5 ALUMINUM ENTRY
DOOR


TBD TBD FULL GLAZING W/ SIDE
LITE


6 ALUMINUM
WINDOWS 4' - 0" x
5' - 2"


TBD TBD


7 ALUMINUM
WINDOWS 16' - 0"
x 3' - 0"


TBD TBD


8 INSULATED STEEL
SERVICE DOUBLE
DOOR


TBD TBD VISION LITE NO
ASTRAGAL


9 ALUMINUM
GUTTERS &
DOWNSPOUTS


TBD TBD ROUTE DOWN SPOUTS
BELOW GRADE


10 SNOW GUARDS TBD TBD


REV DATE
1 Price Set 1 08/11/2023
2 Price Set 2 09/20/2023
3 Price Set 3 10/06/2023
4 Price Set 4 10/13/2023
5 Price Set 5 11/17/2023





		A001-ARCHITECTURAL SITE PLAN

		A101-FIRST FLOOR  PLAN

		A102-REFLECTED CEILING PLAN

		A201-EXTERIOR ELEVATIONS

		A601-ROOM FINISH AND DOOR SCHEDULE






Project Summary
FloClaire Group updated 1/3/2024


New Production Facility
Stoughton, WI


DEVELOPMENT TEAM
Owner Richard Muma
Developer Richard Muma
Attorney Jeffrey Bartzen
General Contractor Ideal Construction
Construction Consultant John Milligan
Architecture and Engineering Ramaker A&E
Development Consultant Ramaker A&E


DEVELOPMENT SOURCES


Permanent Sources


Description  Amount 
% of Total 
Sources Type Rate Term Amortization


Annual Debt 
Service Status


Long Term Municipal Tax Exempt Bonds 4,196,980            80.31% Loan 7.05% 25 25 357,569        
Developer Equity (City of Stoughton TIF) 500,000               9.57% Equity
City of Stoughton Land Contribution 265,800               5.09% Grant
Sustainability Grant Funds 263,430               


Total Permanent Sources 5,226,210            1                 357,569        


Construction Sources


Description  Amount 
% of Total 
Sources  Type Rate Term (Months)


Short Term Municipal Tax Exempt Bonds 4,196,980            80.31% Loan 7.06% 12
Developer Equity [City of Stoughton TIF] 500,000               9.57% Equity
City of Stoughton Land Contribution 265,800               5.09% Grant
Sustainability Grant Funds 263,430               


Total 5,226,210            1                 


DEVELOPMENT USES


Description Total Project Per Unit % Total Cost
Application Period 27,580                 27,580.00    0.53%
Predevelopment/Underwriting Period 240,748               240,747.53  4.61%
Construction Period 4,921,371            4,921,371    94.17%
Conversion Period 36,511                 36,511        0.70%


Total 5,226,210            5,226,210    1.00              


1







updated 1/3/2024 Development Sources
FloClaire Group


Ramaker A&E


PERMANENT SOURCES


Lien Position Amount
% of Loan / 
Total Costs 


Interest 
Rate


Term 
(years)


Amort 
(years)


Annual Debt 
Service Gross DSCR


DEBT
1 Long Term Municipal Tax Exempt Bonds 1 4,196,980.00             80.31% 7.050% 25               25              357,569             1.3284             
2 City of Stoughton Land Contribution 2 265,800.00                5.09% 0.000% -                 -                 -                         1.3284             
3 0.00% -                 -                 -                         1.3284             


GRANTS AND SECONDARY SOURCES  
1 Sustainability Grant Funds 4 263,430.00                5.04% 0.000% -                 -                 -                         -                      
2 5 -                             0.00% 0.000% -                 -                 -                         -                      
3 6 -                             0.00% 0.000% -                 -                 -                         -                      
4 7 -                             0.00% 0.000% -                 -                 -                         -                      
5 8 -                             0.00% 0.000% -                 -                 -                         -                      


EQUITY
1 Developer Equity (City of Stoughton TIF) 500,000.00                9.57%
2 Deferred Development Fee -                             0.00%


Managing Member Capital Contribution -                             0.00%
TOTAL SOURCES 5,226,210.00             100% 357,569             
TOTAL USES 5,226,209.85             


TOTAL SURPLUS / (GAP) 0.15                           


CONSTRUCTION PERIOD SOURCES


Lien Position Amount % of Total
Interest 


Rate
Term 


(months)
Con-Period 


Debt Service
DEBT


1 Short Term Municipal Tax Exempt Bonds 1 4,196,980.00             80% 7.055% 12               148,048             
2 City of Stoughton Land Contribution 2 265,800.00                5% 0.000% -                 -                         


GRANTS AND SECONDARY SOURCES
1 Sustainability Grant Funds 3 263,430.00                5% 0.000% 24               -                         
2 4 -                                 0% 0.000% 24               -                         
3 5 -                                 0% 0.000% 24               -                         
4 6 -                                 0% 0.000% 24               -                         


EQUITY
Developer Equity [City of Stoughton TIF] 500,000.00                10%


TOTAL 5,226,210.00             100% 148,048             
5,226,210                       


0                                     







Updated 1/3/2024 Development Uses
FloClaire Group


Ramaker A&E


USES SUMMARY
Description Total Project % Total Cost


Site Control Period 27,580                                                      0.53%
Predevelopment / Due Diligence Preiod 240,748                                                    4.61%
Construction Period 4,921,371                                                 94.17%
Conversion Period 36,511                                                      0.70%


Total 5,226,210                                                 1.00                       


CONSTRUCTION SUMMARY
Units 1                                                              Total GC Contract 3,326,534             


Surface Parking Stalls 36                                                            Per unit 3,326,534             
Office SF 5,030                                                        Per Total SF 105.55$                


Program SF 26,486                                                      Total Land+Bldg Acq 265,800                


Total Conditioned Building SF 31,516                                                      # Construction Escrow Draws 12


USES
 Total 


Development 
Amount 


 Per Unit 


SITE CONTROL PERIOD


Site Control
Earnest Money Payment 1% of purchase price 265,800.00             26,580.00              26,580                  
Option Payment -                         -                            
Owner's Legal - Purchase Contract Review attorney review of purchase offer 1,000.00       1,000                    


Carrying Costs
Grounds Upkeep -                         -                            
Property Taxes -                         -                            
Insurance -                         -                            
Utilities -                         -                            


Application Preparation
Owner's Legal - Org. Chart Review -                         -                            
Architecture - Capital Needs Assessment -                         -                            
Zoning & Related Municipal Fees -                         -                            


Subtotal 27,580.00              27,580.00             


PREDEVELOPMENT/DUE DILIGENCE PERIOD
Site Due Diligence


Surveys per lender requirements 3,600.00                3,600                    
Geotech Soil Borings and Test Digs sample current and future site 12,600.00              12,600                  
Phase I ESA per lender requirements 1,800.00                1,800                    
Phase II ESA presumed n/a -                         -                            
Soil Remediation and Disposal Plans presume clean soils -                         -                            
Asbestos Inspection/Clearance n/a -                         -                            
Lead-Based Paint Inspection/Clearance n/a -                         -                            


Architecture, Engineering and Design
Architctural Programming and Schematic Design 0.00% 26,189.44              26,189                  
Architectural Design Development 0.00% 30,238.20              30,238                  
Architectural Construction Documents 0.00% 35,277.90              35,278                  
Structural Engineering subslab portion 15,000.00              15,000                  
Civil Engineering incl. landscape architecture 29,950.00              29,950                  


Flood Plain Design & FEMA Map Revision Fees n/a -                         -                            
MEP Engineering and Design presumed design/build with MEP -                            
Architectural Reimburseable Expenses 1,200.00                1,200                    
Landscape Architecture included in civil engineering -                         -                            
Other Engineering and Design -                         -                            
Zoning and Related Municipal Fees 405.00                   405                       


Owner's Legal
Owner's Legal - Construction Contract Review 1,500.00                1,500                    
Owner's Legal - Development Agreements Review 1,500.00                1,500                    
Owner's Legal - Easements and Other Real Estate 500.00                   500                       
Owner's Legal - Other -                         -                            


Funding Application Fees
Tax Exempt Bond Origination Fees estimated 20,000.00              20,000                  
TIF Application -                         -                            
Other Applications -                         -                            


Predevelopment Loan Fees
Predevelopment Loan Origination Fees 265,800                                                   1.50% 3,987.00                3,987                    
Predevelopment Loan Interest (months) 24                                                            6.60% -                         -                            


Banker's/Finance Charges
Market Study if required by lender 4,000.00                4,000                    
Construction Loan Application per lender requirements 1,000.00                1,000                    
Lender's Legal per lender requirements 7,500.00                7,500                    
Lender's Appraisal per lender requirements 2,000.00                2,000                    
Lender Underwriting/Third Party Fees per lender requirements 12,500.00              12,500                  
Forward Commitment Fee -                         -                            


Other Predevelopment Costs
Soft Cost Contingency (Owner) 30,000.00              30,000                  


Subtotal 240,747.53            240,747.53           
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 Total 
Development 


Amount 
 Per Unit 


Updated 9/9/2023 Development Uses Cont.


CONSTRUCTION PERIOD
Land/Site Closing


Site Purchase Payment 0% 239,220.00            239,220.00           
Title & Recording Fees 2,700.00                2,700.00               
Taxes Due at Sale -                         -                            


Construction Loan Closing Costs
Loan Origination                                     (loan amt): 4,196,980                                                 0.75% 31,477.35              31,477.35             
Loan Interest Reserve                            (Con-P Int) 148,048                                                    100.0% 148,048.47            148,048.47           
Lender Third Party Reviews -                         -                            


Site Preparation 
Construction Period Site Security incl. in GC contract -                         -                            
Lead-Based Paint Abatement n/a -                         -                            
Abestos Abatement n/a -                         -                            
Mold Abatement n/a -                         -                            
Impacted Soil Disposal Fees clean soils presumed -                         -                            
Remediation Contingency n/a -                         -                            
Demolition n/a -                         -                            


Site Improvements


Sitework and Earthwork (On-Site) 357,123.40            357,123.40           
Surface parking per stall -                             -                         -                            
Structured resident parking per stall -                             -                         -                            
Landscaping and Hardscaping included in GC -                         -                            


Building Construction Costs
Commerical Constrution - New per sf -                            2,415,481.99         2,415,481.99         
Sustainability Installations 255,683.00            


Contractor's Costs
Contractor General Conditions from SOV 0.00% 152,014.96            152,014.96           
Contactor Overhead 0.00% -                         -                            
Contractor Profit from SOV 0.00% 146,230.85            146,230.85           


Construction Period Insurance via GC's Carrier 10,000.00              10,000.00             
Contractor P&P Bond (or LOC) -                         -                            
Municipal Building Permits included in GC 15,947.20              15,947.20             
State Building Permits included in GC 2,000.00                2,000.00               


Building Activation Costs
Utility Connections Included in GC -                         -                            
Cable TV & Internet Wiring Included in GC -                         -                            
Site Security & Monitoring System Included in GC -                         -                            


Testing and Inspections
Architecture - Construction Administration % of primary contract 15.00% 15,119.10              15,119.10             
Construction Material Testing 15,000.00              15,000.00             
Post Construction Surveys lender's as-builts, etc. 2,500.00                2,500.00               
Project Period Civil Engineering staking, field measurements, etc. 3,500.00                
Municipal/Erosion Control Inspections = 250                        3,000.00                3,000.00               
Lender Inspection per inspection 750                        9,000.00                9,000.00               


Contingencies
Hard Cost Contingency (Owner) 3.00% 92,425.00              92,425.00             


Construction Soft Expenses
Construction Escrow Draw Fees per draw 350 4,900.00                4,900.00               
Property Taxes # months of constr 0 -                         -                            
Construction Period Insurance owner carried -                         -                            


Property Management Reserves and Escrows
Furnishings, Fixtures & Equipment (Owner) 1,000,000.00         1,000,000.00         
Initial Lease-Up Reserve months of op costs -                           -                         -                            
Operating Reserves mos of OpEx, reserves, hard debt -                           -                         -                            
Replacement Reserve per unit -                             -                         -                            
Real Estate Tax Escrow % of 1st year taxes 0.00 -                         -                            
Insurance Escrow % of 1st year premium 0% -                         -                            


Subtotal 4,921,371.32         4,921,371.32         
-                            


CONVERSION PERIOD
Permanent Financing Costs


Perm Loan Origination 4,196,980                                                 0.50% 21,171.00              21,171                  
Perm Loan Interest Reserve -                         -                            
Perm Lender Third Party Reviews Due diligence and other fees -                         -                            
Perm Lender Legal -                         -                            
Perm Loan Conversion Fee -                         -                            
Title & Recording Fees (2nd / Perm closing) % basis eligible 0% 12,500.00              12,500                  
Owner's Perm Loan Legal Review 2,840.00                2,840                    


Subtotal 36,511.00              36,511.00             
-                            


TOTAL 5,226,209.85         


Surplus / (gap) 0.15                      
5,226,210.00         
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updated 1/3/2024


Estimated Schedule of Values
FloClaire Group


Ramaker A&E


Total Building SF 31,000          


General 
Condititions


 Building  Site  Sustainability 
 Contractor 


Costs 
 Total  Per SF 


Res % of 
Subtotal


GENERAL CONDITIONS
Div 1 GENERAL CONDITIONS & REQUIREMENTS 226,888.00$            226,888.00                      7.32 4.9%


WORK CATEGORIES
Div 2 EARTHWORK 442,400.00$            442,400.00                    14.27 9.6%
Div 2 EXTERIOR IMPROVEMENTS 90,620.00$                90,620.00                      2.92 2.0%
Div 3 CONCRETE 691,600.00$               691,600.00                    22.31 15.0%
Div 4 MASONRY -                                            -                            -   0.0%
Div 5 METALS 22,842.00$                  22,842.00                      0.74 0.5%
Div 6 ROUGH CARPENTRY 10,220.00$                  10,220.00                      0.33 0.2%
Div 6 CASEWORK 53,478.00$                  53,478.00                      1.73 1.2%
Div 7 THERMAL/MOISTURE PROTECTION 179,982.00$               179,982.00                      5.81 3.9%
Div 8 DOORS/FRAMES/HDWR 152,703.00$               152,703.00                      4.93 3.3%
Div 8 ALUMINUM & GLASS 54,367.00$                  54,367.00                      1.75 1.2%
Div 9 STUDS/DRYWALL 285,800.00$               285,800.00                      9.22 6.2%
Div 9 ACT 45,000.00$                  45,000.00                      1.45 1.0%
Div 9 FLOORING 76,075.00$                  76,075.00                      2.45 1.6%
Div 9 PAINTING 51,000.00$                  51,000.00                      1.65 1.1%


Div 12 INTERIOR FURNISHINGS 736.00$                            736.00                      0.02 0.0%
Div 12 BLINDS AND SHADES 16,268.00$                  16,268.00                      0.52 0.4%
Div 13 METAL BUILDING 1,053,219.00$         1,053,219.00                    33.97 22.8%
Div 15 PLUMBING 113,415.00$               113,415.00                      3.66 2.5%
Div 15 REVERSE OSMOSIS WATER TREATMENT SYSTEM 22,683.00$                 22,683.00                      0.73 0.5%
Div 15 FIRE PROTECTION 142,000.00$               142,000.00                      4.58 3.1%
Div 15 HVAC 382,466.00$               382,466.00                    12.34 8.3%
Div 16 ELECTRICAL 254,026.00$               254,026.00                      8.19 5.5%
Div 16 SOLAR ROOF PANELS 220,000.00$             220,000.00                      7.10 4.8%
Div 16 ELECTRIC VEHICLE CHARGING STATIONS 13,000.00$                 13,000.00                      0.42 0.3%
Div 16 COMMUNICATIONS 20,000.00$                  20,000.00                      0.65 0.4%


TOTAL HARD CONSTRUCTION COST 226,888.00       3,605,197.00       533,020.00       255,683.00        -                 4,620,788.00    149.06                 100.0%
OVERHEAD AND PROFIT 218,255.00$   
BUILDER'S RISK
P&P BONDS
CONTRACTOR'S CONTINGENCY
COMMISSION


TOTAL CONTRACTOR'S COSTS           218,255 
TOTAL CONSTRUCTION COSTS 4,839,043         







updated 1/3/2024


Estimated Schedule of Values, Sorted
FloClaire Group


Total Building SF 31,000              Ramaker A&E


General 
Condititions


 Building  Site  Sustainability   Total  Per SF Res % of 
Subtotal


Div 13 PEMB METAL BUILDING 1,053,219.00$              1,053,219.00                     33.97 22.8%
Div 3 CONCRETE 691,600.00$                    691,600.00                     22.31 15.0%
Div 2 EARTHWORK 442,400.00$             442,400.00                     14.27 9.6%
Div 15 HVAC 382,466.00$                    382,466.00                     12.34 8.3%
Div 9 STUDS/DRYWALL 285,800.00$                    285,800.00                       9.22 6.2%
Div 16 ELECTRICAL 254,026.00$                    254,026.00                       8.19 5.5%
Div 1 GENERAL CONDITIONS & REQUIREMENTS 226,888.00$             226,888.00                       7.32 4.9%
Div 16 SOLAR ROOF PANELS 220,000.00               220,000.00                       7.10 4.8%
Div 7 THERMAL/MOISTURE PROTECTION 179,982.00$                    179,982.00                       5.81 3.9%
Div 8 DOORS/FRAMES/HDWR 152,703.00$                    152,703.00                       4.93 3.3%
Div 15 FIRE PROTECTION 142,000.00$                    142,000.00                       4.58 3.1%
Div 15 PLUMBING 113,415.00$                    113,415.00                       3.66 2.5%
Div 2 EXTERIOR IMPROVEMENTS 90,620.00$                 90,620.00                       2.92 2.0%
Div 9 FLOORING 76,075.00$                        76,075.00                       2.45 1.6%
Div 8 ALUMINUM & GLASS 54,367.00$                        54,367.00                       1.75 1.2%
Div 6 CASEWORK 53,478.00$                        53,478.00                       1.73 1.2%
Div 9 PAINTING 51,000.00$                        51,000.00                       1.65 1.1%
Div 9 ACT 45,000.00$                        45,000.00                       1.45 1.0%
Div 5 METALS 22,842.00$                        22,842.00                       0.74 0.5%
Div 15 REVERSE OSMOSIS WATER TREATMENT SYSTEM 22,683.00$                 22,683.00                       0.73 0.5%
Div 16 COMMUNICATIONS 20,000.00$                        20,000.00                       0.65 0.4%
Div 12 BLINDS AND SHADES 16,268.00$                        16,268.00                       0.52 0.4%
Div 16 ELECTRIC VEHICLE CHARGING STATIONS 13,000.00                   13,000.00                       0.42 0.3%
Div 6 ROUGH CARPENTRY 10,220.00$                        10,220.00                       0.33 0.2%
Div 12 INTERIOR FURNISHINGS 736.00$                                  736.00                       0.02 0.0%
Div 4 MASONRY -                                                  -                             -   0.0%


 $     226,888.00  $         3,605,197.00  $     533,020.00  $     255,683.00  $  4,620,788.00  $               149.06 100.0%
% OF TOTAL COSTS 4.91% 78.02% 11.54% 5.53%







updated 1/3/2024 TIF Calculator
FloClaire Group


Ramaker A&E


 Current Year Cumulative


2017 2018 2019 -$  $                         -   21.744266$            -$ 


2018 2019 2020 -$  $                         -   21.357263$            -$ -1.78%


2019 2020 2021 -$  $                         -   20.559528$            -$ -3.74%


2020 2021 2022 -$ -$  $                         -   19.240283$            -$ -6.42%


2021 2022 2023 -$ -$  $                         -   17.172570$            -$ -10.75%


2022 2023 2024 -$ -$  $                         -   15.910000$            -$ -7.35%


2023 2024 2025 -$ -$  $                         -   14.609848$            -$ -8.17%


2024 2025 2026 3,265,800$ 3,265,800$  $            3,265,800 13.415944$            43,813.79$ -8.17%


2025 2026 2027 3,265,800$ -$  $            3,265,800 12.319604$            40,233.36$ -8.17%


2026 2027 2028 6,265,800$ 3,000,000$  $            6,265,800 11.312856$            70,884.10$ -8.17%


2027 2028 2029 6,265,800$ -$  $            6,265,800 10.388379$            65,091.51$ -8.17%


2028 2029 2030 6,265,800$ -$  $            6,265,800 9.539450$              59,772.28$ -8.17%


2029 2030 2031 6,265,800$ -$  $            6,265,800 8.759894$              54,887.74$ -8.17%


2030 2031 2032 6,265,800$ -$  $            6,265,800 8.044043$              50,402.36$ -8.17%


2031 2032 2033 6,265,800$ -$  $            6,265,800 7.386690$              46,283.52$ -8.17%


2032 2033 2034 6,265,800$ -$  $            6,265,800 6.783056$              42,501.27$ -8.17%


2033 2034 2035 6,265,800$ -$  $            6,265,800 6.228750$              39,028.10$ -8.17%


2034 2035 2036 6,265,800$ -$  $            6,265,800 5.719742$              35,838.76$ -8.17%


TOTAL 548,736.80$ 


Municipal Capital Improvements (principal and interest) Offer to purchase amount 265,800.00$ 


Principal 2,617,931.00$        Assumed Phase I Building Value 3,000,000.00$       


Interest 379,640.00$           Total assumed assessed value 3,265,800.00$       


Total 2,997,571.00$        Assumed Additional Phase II Building Value 3,000,000.00$ 


Total assumed assessed value 6,265,800.00$ 


Developable Acres 24.50                      Assumptions Property sale closing occurs in calendar year 2024


Cost to Recover / Acre 122,350$                Construction completed during 2024


Acres purchased 4.43


Calculated cost to recover 542,010$                Three year average of mill rate decrease used for 2025 and going forward


PROPOSED FloClaire agreement 550,000$                Second building construction occurs in 2026


 Tax Increment Mill Rate Change


City of Stoughton


TID #6 


December 21, 2023


 Tax Increment Construction 
Year


Valuation 
Year


Revenue 
Year  Assessed Value  Mill Rate 
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       PIEPER ELECTRIC, INC. | Solutions Powered by People Since 1947    


Prepared By:
Proposal Date:


REV. December 13, 2023


Catie Malcheski
January 3, 2024


Solar Budget


Prepared For:


FloClaire - Max







 


                                                            


       PIEPER ELECTRIC, INC. | Solutions Powered by People Since 1947    


Prepared By:
Proposal Date:


REV.


System Type Flush Roof Mount


Workmanship 1-Year Workmanship


Monitoring


December 13, 2023


Catie Malcheski
January 3, 2024


SolarEdge Web Portal


462kWdc (400kWac)


System Details


SolarEdge + DC Optimizers
12-Year Product (Inverters)


25-Year Product (Optimizers)


Racking IronRidge 25-Year Product


Equipment Selection System Warranties


Modules Solar4America
10-Year Product 


25-Year Performance


Inverter


System Size







 


                                                            


       PIEPER ELECTRIC, INC. | Solutions Powered by People Since 1947    


Prepared By:
Proposal Date:


REV.


*Assumes 30% base credit + additional 10% for Domestic Content


December 13, 2023


Financials


Catie Malcheski
January 3, 2024


1
2
3
4
5
6


Year
 Production 


(kWh) 
Electricity Savings


13


14
15
16
17
18


7
8
9


10
11
12


25
26
27
28
29
30


19
20
21
22
23
24


               439,731 
               437,312 
               434,907 
               432,515 
               430,136 
               427,770 


               461,250 
               452,025 
               449,539 
               447,067 
               444,608 
               442,162 


               407,056 
               404,817 
               402,590 
               400,376 


               425,418 
               423,078 
               420,751 
               418,437 
               416,135 
               413,847 


38,845.05$                   
39,790.35$                   
40,758.65$                   
41,750.51$                   
42,766.51$                   
43,807.23$                   


Total     12,608,836 


32,522.08$                   
32,827.79$                   
33,626.65$                   
34,444.96$                   
35,283.18$                   
36,141.79$                   
37,021.30$                   
37,922.22$                   


               398,174 
               395,984 
               393,806 
               391,640 
               389,486 
               387,344 


               411,570 
               409,307 


54,390.61$                   
55,714.20$                   
57,070.01$                   
58,458.80$                   


44,873.28$                   
45,965.27$                   
47,083.83$                   
48,229.62$                   
49,403.29$                   
50,605.52$                   


134,120$          


997,920$          


399,168$          


Focus on Energy 46,770$            


Turnkey System Price


Upfront Price


Tax Credit*


Depreciation**


**Depreciation assumes the installation occurs in 2024; ETR is 28%; and 
Bonus Year 1 valued at 60%.


Please note that this is for budgetary purposes only and requires updating 
to reflect market pricing as project nears.


551,982.00$              Net Price


Payback


Return on 
Investment


9.25 Years


 Est. Degradation (yr 1)


 Est. Degradation (yr 2+)


2%


0.55%


3%


Assumptions


Effective Tax Rate 28%


Utility Escalation


59,881.40$                   
61,338.61$                   
62,831.29$                   
64,360.29$                   


1,392,649.73$      


51,837.00$                   
53,098.45$                   








City of Stoughton 
Tax Incremental Financing Application 


Format approved 03/28/2023 R-xxx-2023 


Please complete this application, along with such additional documentation and information you wish to supplement this 
application.   


APPLICANT INFORMATION 


Name:     


Mailing Address:          


Phone:  Email:


Legal Entity (check one): ____ Individual(s) ____ Corporation ____ LLC  ____ Partnership 


____Other: 


If not a Wisconsin corporation / partnership / LLC, state where organized:  


Will a new entity be created for ownership (check one)?  ____ Yes ____ No 


Principals of existing or proposed corporation / partnership / LLC and extent of ownership interests (add more 
pages, if necessary):  


Name Address Title Interest 
  


DEVELOPMENT TEAM 
 


Developer:  Architect:    


Surveyor:     Contractor:    


Other Members (add more pages, if necessary): 


Describe the Applicant and Development Team’s background, expertise, and experience in developing similar 
projects:  


821 E Washington Ave. Ste 200, 
Madison, WI  53703


Ideal Builders Inc.
FloClaire Group LLC


821 E. Washington Ave. Ste 200, Madison, WI 53703


Richard T. Muma Founder/CEO 100%


Ramaker Architects
Ramaker Architects


See next page:


FloClaire Advisory Board


(608) 577-9387 richard.m@floclaire.com


FloClaire Group LLC
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FLOCLAIRE GROUP DEVELOPMENT TEAM
FloClaire Group has been formulating, manufacturing and distributing premium, high-performance hair products for over two decades. These hair 
products are manufactured with proprietary formulas under the Ultimate Argan Oil® and Ultimate Cheveux® brands infused with our proprietary 
hair growth blend, Biotic Essence Complex™. Our products are sulphate free, paraben free, mineral oil free and NO animals have been used at 
any stage in the development of these products.
OUR VISION
"Our vision at FloClaire Group is to be a global leader in the beauty industry, recognized for our exceptional products, outstanding customer 
service, and commitment to innovation. We aspire to transform the way people perceive and care for their hair and skin, inspiring confidence, and 
self-expression. By fostering a culture of excellence, creativity, and collaboration, we aim to continually push boundaries and set new industry 
standards. Through sustainable practices and social responsibility, we strive to make a positive impact on individuals, communities, and the 
environment. Our vision is to empower individuals worldwide to embrace their unique beauty and embrace a lifestyle of self-care and self-love."
RAMAKER
Ramaker is a multi-discipline architecture & engineering firm, with a nationwide presence. They are headquartered in Sauk City, Wisconsin and 
perform work locally and across the nation. For over three decades, Ramaker has provided full-service Architectural & Engineering services to 
abroad spectrum of clients with workforce of experienced architectural and engineering staff, enabling them to offer all services in-house.
IDEAL BUILDERS
Ideal Builders is a premium construction company with over two decades experience that provides clients with high-quality, general contracting 
and construction management services for commercial projects across a range of industries. They’re committed to providing the best construction 
experience possible by being provider of superior service to their commercial construction clients, subcontractors, and associates.


FLOCLAIRE ADVISORY BOARD
1. JEFFREY BARTZEN
Attorney Bartzen, a resident of Stoughton and a graduate of the University of Wisconsin – Madison Law School, has more than 30 years legal 
experience, specializing in commercial real estate and business work. Jeff has been recognized as one of America’s Best Lawyers®, representing 
not only business leaders and developers, but also lenders, brokers, intellectual property developers, and other professionals. 
2. CHAD HOFFMAN
In addition to his current responsibilities as Market Development Director at the Wisconsin Economic Development Corporation,  Chad is Chair 
of the Wisconsin District Export Council (DEC) for a second 2-year term. DEC members are appointed by the US Secretary of Commerce and 
provide expert advice to Wisconsin companies to assist them to grow their exports sales. Previously Chad served as VP of Global Trade and 
Investment at the Milwaukee 7 where he managed the Global Cities Initiative, a joint project between the Brookings Institution and JP Morgan 
Chase. Prior to this, Chad was Director of an SBDC International Trade Center (ITC) where he provided export assistance to companies in the 
Chicagoland area and also served on the board of the International Trade Association of Greater Chicago (ITA/GC). In total, Chad has more than 
22 years of international experience in multiple industries, and is a Certified Global Business Professional (CGBP).
3. DR. KEENAN GRENELL
Dr. Keenan Grenell is an influential voice at the intersection of entrepreneurship, economic development, politics, diversity & wealth creation 
ecosystems. Named One of The 10 People to Know in Manufacturing in Southeast Wisconsin in 2021 by the Milwaukee Business Journal, Dr. 
Grenell is the CEO of Global Capital Group, LLC an entrepreneurship and economic development consulting firm located in Wauwatosa, 
Wisconsin. Under his leadership, the firm has provided market research, analysis, and strategy planning for Fortune 500 companies, local 
governments, non-profits, small businesses, and institutions of higher learning. Dr. Grenell is the Executive Director of the Manufacturing 
Diversity Institute (MDI) a 2016 Small Business Administration (SBA) National Growth Accelerator Award winner, and a 2022 recipient of the
Wisconsin Department of Administration’s Diverse Business Assistance Grant Program. Through MDI, Dr. Grenell helps to prepare individuals 
from under-served communities to succeed in manufacturing careers and businesses. Dr. Grenell currently serves as the Administrator for the 
Business Connection Module of The Business Council (TBC). TBC is a Milwaukee, Wisconsin based 501(c)3 which assist minority-owned 
businesses by fostering collaborations and accessing corporate chains. As Administrator, Dr. Grenell developed, oversees, and delivers the 
Module’s curriculum for participating minority business enterprises and participating corporations.
4. JOHN MILLIGAN
John Milligan has over 3 decades of experience in Cosmetics, OTC & Beauty products at both brand and global manufacturing level. His 
leadership Style is as coach and mentor both for teams to be self-sustaining, using situational leadership styles for a customized approach and 
achieving performance outcomes. His skill at being able to build a vision yet also deal in tactical situations with fluidity creates empathy and 
alignment across teams, all with a real-world humility. His international work has built a cross functional network of connections and influencers 
which have shaped his empathy for culture and diversity to deliver meaningfully unique concepts to businesses that have continued resonance in a 
dynamic industry plus an agility for the speed at which issues and trends emerge. As a leader and coach, he believes his role is to ensure focus 
remains on the team’s capabilities, not their deficiencies. He consciously recruits for diversity so that teams have a complementary blend of skills 
vs excellence in one area alone. This builds greater and more inspired teams that celebrate their collective journey and not just the hero in the 
team.
5. PATRICK OBUKOWHO
Patrick Obukowho earned a B.S. degree in Chemistry from Chicago State University. He was with Luster Products in Chicago before joining 
Croda in 1994 as an Application Specialist. He later became the Research Manager / Personal Care Applications for several years while at Croda. 
He was then promoted to Executive Program Manager - Ethnic Product Development. Mr. Obukowho's work has resulted in several publications 
and patents. He has over 20 years of experience in the personal care industry and is a recognized industry expert on Ethnic Hair Care and
Skin Care Product formulation and raw material evaluation. In September 2005, Mr. Obukowho founded Advantage Research Lab, LLC, a 
consulting firm for the personal care industry, specializing in the art and science of ethnic hair and skin care product development. Mr. Obukowho 
has been an invited speaker at numerous conferences, both domestic and international. He lectures for the Society of Cosmetic Chemist on Ethnic 
Product Formulation /Chemistry. He is also a member of the ASK THE EXPERT with the Society of Cosmetic Chemist. Patrick is one of the most 
respected formulators, technical problem solvers, teacher and mentor for chemists, marketers and managers in the ethnic personal care industry. 
Patrick is most recognized for his work on relaxers but has skills in all product categories. He is professional, dedicated and results oriented.
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CITY GOALS OF TAX INCREMENTAL FINANCING 


The City has established goals for the use of tax incremental financing. Please indicate which goals you believe 
the proposed project advances. Select all that apply.  If checked as applicable, please describe in further detail 
how the goal will be achieved. 


☐ Whether the proposed tax increment district or project assists in the implementation of the City’s


Comprehensive Plan.  Please describe:  ________________________________________________________


________________________________________________________________________________________


________________________________________________________________________________________


☐ Whether the proposed tax increment district or project would eliminate blight, redevelop underused lands, or


provide suitable sites for industrial, commercial or residential development.  Please describe ______________


________________________________________________________________________________________


________________________________________________________________________________________


☐ Whether the proposed tax increment district or project would increase employment opportunities. Please 


describe _________________________________________________________________________________ 


________________________________________________________________________________________ 


________________________________________________________________________________________


☐ Whether the proposed tax increment district or project would increase the property tax base.  Please describe___


________________________________________________________________________________________


________________________________________________________________________________________


☐ Whether the proposed tax increment district or project would increase the availability of a range of workforce


housing options, including affordable housing. Please describe ______________________________________


☐ Whether the proposed tax increment district or project would include sustainability measures that will promote


a healthy environment, including measures to reduce climate change impacts.  Please describe _____________


 ________________________________________________________________________________________ 


 ________________________________________________________________________________________ 


☐ Whether the proposed tax increment district or project would encourage unsubsidized private development.


Please describe ___________________________________________________________________________


________________________________________________________________________________________


________________________________________________________________________________________


The FloClaire Group Project will help to accomplish goals in the 


City's Comprehensive Plan by 1. Creating industrial development in the Industrial Park North 


The proposed manufacturing facility will create aproximately 20 well paying jobs within the


first three years of operation (phase 1).


2. Creating new jobs within the City of Stoughton at the proposed manufacturing facility.


The 2023 assessed value of the 4.4 acre land parcel for the proposed project is $265,800.00. If sufficient 


The proposed


TIF funds are obtained to move the project forward, the estimated phase 1 assessed value  would be around 


$3,000,000.00 creating a significant tax revenue in perpetuity for the City of Stoughton. Phase 2 of the project
is expected to cost a further $3,000,000.00 in property value further increasing the tax base.


toilets 6. Energy efficient electrical systems design. 7. Choice of green ingredients in manufacturing.


will include 1. solar power generation through the installation of solar panels on the building roof 


2. Reverse osmosis waste water management 3. E.V charging stations 4. Bike racks 5. Low water
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PROJECT AND PROPERTY INFORMATION 


Address and / or Parcel Number(s) of proposed development:  


Overall Project Summary and Objectives (include information describing the current and proposed zoning and uses of the 
site; description of end users; estimated jobs created; anticipated value created; consistency with TID project plan, City 
Comprehensive Plan, zoning ordinance, subdivision ordinance, and other City ordinances and policies as applicable; 
whether there has been or will be outreach to the public or neighborhood): 


For a project that contains housing, describe whether the project would increase the availability of a range of workforce 


housing options, including affordable housing.  If the project will not increase the availability of affordable housing, explain 


why it does not, and explain whether the project could include affordable housing if the City provides additional TIF support. 


Describe whether the project would include sustainability measures that will promote a healthy environment, including 


measures to reduce climate change impacts. 


FloClaire proposes to build a 30,000 SF light industrial production facility at 521 Glacier Moraine Drive. The site is currently a vacant and 
improved development parcel measuring 4.43 acres. The current zoning is Planned Industrial (PI). The project complies with current zoning 
and no zoning changes are proposed.
Once complete, the development will house a production facility for hair and skin health and beauty products. The end users will include 
FloClaire's production and administrative staff, as well as their guests and vendors. FloClaire proposes this as the first of at least two phases 
of facilities development. The Phase I development will create between 20-25 jobs distributed between production, research and development 
and administrative staff.
The total Phase I project budget is app. $5MM, of which $3-4MM is slated for hard construction; $1MM for production equipment and 
fixtures; construction soft costs, and project soft costs.
Phase II development is expected to provide an additional $5MM investment in a 55,000 SF expansion to the Phase I facility. The Phase II 
expansion will create 15-20 additional jobs focused primarily in production and research and development. FloClaire proposes to include a 
greenhouse and hydroponic growing system within the Phase II development, wherein the natural ingredients for FloClaire's products can be 
grown on site. The Phase I development will allow FloClaire to access the additional development funds to privately support Phase II 
construction and will serve as model for sustainable, environmentally-conscious and community-focused growth.
FloClaire's project aligns with the City's stated Comprehensive Plan goals to foster industrial development within Business Park North. Both 
the Comprehensive Plan and the TID project plan describe job creation as a goal, which FloClaire honors through its own job creation targets. 
The project accelerates development on an otherwise vacant parcel. The project increases the tax base both through the initial $5MM Phase I 
investment and the anticipated Phase II $3MM investment. Additionally, the project will encourage unsubsidized development by providing 
the asset base required to access the Phase II development funds.


N/A


FloClaire proposes to include a solar array sized to provide most of the electrical needs for the production facility. Electrical vehicle charging 
stations will be provided to reduce emissions and support employees who seek environmentally-friendly options. The building itself will 
include plenty of windows to allow natural daylighting, both to reduce electrical lighting loads and for staff comfort and well-being. Bike 
racks will be installed to promote low-impact transport options for staff.
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Describe the request for tax increment financing.  


“BUT FOR” TEST 


Why is the requested TIF funding needed? Explain why the project cannot proceed without such support?  In addition, 
provide a complete description of the sources and uses of funding for the project.  If land will be purchased for the project, 
please describe the purchase price, and supply any appraisal or other documentation available that provides information 
relating to the fair market value of the property.  If you are paying more than fair market value for the property, please 
explain why. 


What economic benefits will result due to the development? 


Additional Sustainability Features
In addition to the energy efficiency and water treatment systems, FloClaire proposes to build an on-site greenhouse and hydroponic growing 
system as part of its Phase II development. These in-house agricultural systems will allow FloClaire to source its natural products from its 
own doorstep, and will serve as an innovative model for sustainable, locally-supported industry. FloClaire anticipates expanding the solar 
array and reverse osmosis system to support the increased production capacity, as well as installing additional electric vehicle charging stalls 
for the expanding staff.


But-For Test
The TIF funding provides the necessary funds during Phase I development to secure industrial bond financing on borrowing terms that 
can be supported during the Phase I activation. These funds will help pay for infrastructure, site preparation including storm water run 
off. Once Phase I is up and running at capacity, the asset and business value of the new facility will allow FloClaire to access Phase II 
funds without requiring additional TIF support. The TIF dollars reduce the permanent debt load to a supportable level in today's high 
interest rate climate.


A project sources/uses is included with this application.


The anticipated purchase price of the land is $265,800. *For which the developer is seeking a waiver*. The Business Park North sites 
are owned by the City of Stoughton, who sets their purchase price at a value presumed to be fair and supportive of future development.  
A copy of the City's listing sheet is included with this application


FloClaire proposes an initial $5MM Phase I investment to be followed with an additional investment of at least $5MM during Phase II 
development. Upon full build-out of both phases, FloClaire's production facility will create between 45-50 new jobs that span 
production, administration and research and development, thereby attracting employees across a variety of interests and skills. The 
Phase II development will serve as a model of locally-sourced production, through an innovative hydroponic growing facility. FloClaire 
already enjoys a global market, and expects that it's hydroponic facility will attract future customers, vendors and business owners from 
around the world to tour both the facility and the Stoughton community.


We are requesting $700,000.00 in TIF funds and benefits from the City. We believe the average TIF benefit provided by municipalities is 
approximately 17% of construction costs. FloClaire is flexible on structuring the TIF benefit but will need to show their lender
approximately $500,000.00 in upfront funds which the lender can book as developer equity or down payment funds.    


1. Land at no cost, with claw back in the event facility not built valuing $3,000,000. Claw back could be money or land itself if nothing is
constructed.
2. MRO (municipal revenue obligations) from the City. Amount to be determined
3. Forgiveness of property taxes for a specified duration.







5 


What non-economic benefits will the development provide to the community? 


FILING REQUIREMENTS  


You must provide all the following items with your signed application: 


 Reimbursement Agreement:  Provide a signed Reimbursement Agreement in the form approved by the City.


 Site Map:  Provide a map that shows the location of the site and its immediate surroundings.


 Project Renderings:  Provide preliminary architectural drawings, plans, and renderings for the project.


 Analysis of Financial Need: Each application must include financial analyses that demonstrate the need for TIF
assistance, including project budgets, proformas describing sources and uses of funds, and revenue projections.


 Project Timeline: An outline of the timeline envisioned for the project to completion.


The City may require additional documentation, including but not limited to market studies, appraisals, and / or other 
documents. 


AGREEMENT 


By signing this application, Applicant agrees to the following: 


 The information submitted is correct.


 I understand that the City reserves the right to approve or not approve this application, in the City’s sole discretion.


Applicant Printed Name Applicant Title 


Applicant Signature Date


The FloClaire facility will act as a showcase for sustainable energy efficient systems and green resources utilization. The facility 
will furthermore serve as a magnet and inspiration for future development and investment in the Stoughton municipality. 


The facility will also serve as a welcome addition to Business Park North and will attract additional clean development, along with 
the families and households that accompany new well paying jobs and opportunities. FloClaire's commitment to sustainability and 
environmental responsibility resolves the tension between economic growth and community care, and will serve as an example for 
others to follow both locally and throughout FloClaire's global market.


Anticipated Timeline
The project timeline below is indexed to the project phases shown in the 'Uses' page of the project pro forma:
January 2024 - February 2024: Application phase
March 2024 - May 2024: Due diligence, plan production, construction scoping and bidding
June 2024 - May 2025: Construction phase
June 2025 - July 2025: Financing conversion phase, building activation, production start


Richard Muma Sr. Founder & CEO


January 1, 2024
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Available Available Glacier Moraine Dr.Glacier Moraine Dr.
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Industrial Land for Sale
Glacier Moraine Dr., Stoughton, WI


800 W. Broadway,  Suite 500  |  Madison, WI 53713  
608-327-4000  |  lee-associates.com/madison


For more information, 
 please contact:


Blake George
Direct: (608) 327-4019 
Cell: (608) 209-9990
bgeorge@lee-associates.com


All information furnished regarding property for sale, rental or financing is from sources deemed reliable, but no warranty or representation is made to the accuracy thereof and same is submitted to 
errors, omissions, change of price, rental or other conditions prior to sale, lease or financing or withdrawal without notice. No liability of any kind is to be imposed on the broker herein.


800 W. Broadway,  Suite 500  |  Madison, WI 53713  
608-327-4000  |  lee-associates.com/madison


For more information, 
 please contact:


Blake George
Direct: (608) 327-4019 
Cell: (608) 209-9990
bgeorge@lee-associates.com


All information furnished regarding property for sale, rental or financing is from sources deemed reliable, but no warranty or representation is made to the accuracy thereof and same is submitted to 
errors, omissions, change of price, rental or other conditions prior to sale, lease or financing or withdrawal without notice. No liability of any kind is to be imposed on the broker herein.


Industrial Land Details
• Two lots of Industrial land available 


– 1.99 and 4.43 acre lots 
• City approved zoning for heavy Industrial use
• Multiple access points
• Located just 5 miles from Interstate 90/94
• Public infrastructure provided by city


Sale Price: $60,000/Acre


Demographics 1 Miles 3 Miles 5 Miles
Population 3,050 15,958 20,092
Average H.H. Income $80,107 $74,804 $78,061
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1.99 Acres1.99 Acres
Available Available 







Industrial Land for Sale
Glacier Moraine Dr., Stoughton, WI


800 W. Broadway,  Suite 500  |  Madison, WI 53713  
608-327-4000  |  lee-associates.com/madison


For more information, 
 please contact:


Blake George
Direct: (608) 327-4019 
Cell: (608) 209-9990
bgeorge@lee-associates.com


All information furnished regarding property for sale, rental or financing is from sources deemed reliable, but no warranty or representation is made to the accuracy thereof and same is submitted to 
errors, omissions, change of price, rental or other conditions prior to sale, lease or financing or withdrawal without notice. No liability of any kind is to be imposed on the broker herein.


= Available Lots
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Certified Survey Map


StormwaterStormwater
DetentionDetention


4.43 Acres4.43 Acres


1.99 Acres1.99 Acres
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Industrial Land for Sale
Glacier Moraine Dr., Stoughton, WI


800 W. Broadway,  Suite 500  |  Madison, WI 53713  
608-327-4000  |  lee-associates.com/madison


For more information, 
 please contact:


Blake George
Direct: (608) 327-4019 
Cell: (608) 209-9990
bgeorge@lee-associates.com


All information furnished regarding property for sale, rental or financing is from sources deemed reliable, but no warranty or representation is made to the accuracy thereof and same is submitted to 
errors, omissions, change of price, rental or other conditions prior to sale, lease or financing or withdrawal without notice. No liability of any kind is to be imposed on the broker herein.


Site Plan/Survey Map
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