
NOTICE

The City of Stoughton will hold a meeting of the Housing Authority on Wednesday,
October 23, 2013 at 3:00 p.m. at the Greenspire Apartments, 924 Jackson St.,
Stoughton, WI.

AGENDA:

1. Call to order
2. Minutes of 07-24-13 meeting
3. Monthly reports: (Bev Thompson)
4. ATT request for easement extention
7. Future Agenda Items
8. Adjournment

SENT TO:

Michael Engelberger
Laurie Sullivan
Shirley Nygaard, 707 Kensington Square
Cindy McGlynn, Senior Center Director
Dan Matson

cc: Mayor (e-mail)
Leadership Team
Council Members
Stoughton Newspapers/Wisconsin State Journal
Sue Broihahn, Management & Consulting, 6200 Gisholt Dr, Ste 104, Madison WI

53713-4839
Bev Thompson
City Attorney (via e-mail)
Deb Blaney (via e-mail)
Deb Myren
Greenspire Apts. c/o Jim & Wendy Skoien, 924 Jackson St.
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City of Stoughton Housing Authority Minutes 
July 24, 2013 3:00pm 
Greenspire Apartments, 924 Jackson Street, Stoughton, WI 
 
Present: Michael Engelberger; Dan Matson; Bev Thompson, Broihahn Management & Consulting; 
Wendy Skoien, Building Manager, Laurie Sullivan 
 
Guests:  Rob Dicke, Dane Co Housing Authority, Dave Kneebone 
 
The meeting was called to order at 3:10 p.m. by Engelberger. 
 
Minutes: 
Motion by Matson, seconded by Sullivan, to approve the minutes of April 17, 2013. Carried 
Unanimously. 
 
Monthly Reports: 
The monthly reports were presented by Thompson and placed on file. 
 
Guest Report: 
Rob Dicke of the Dane County Housing Authority reported on the progress of Dane County’s 
Strategic Planning sessions.  Discussion about HUD and legislative and budget constraints and how 
it affects Greenspire Housing. 
 
Board Vacancy: 
Shirley Nygaard resigned in April.  The Mayor will work to fill the vacancy.  
 
 
Moved by Sullivan, seconded by Matson, to adjourn (4:05p.m.).  Carried unanimously. 
 
The next meeting will take place on October 24, 3:00pm at the Greenspire Apartments. 
 
Respectfully Submitted, 
Laurie Sullivan 
 








SEPTEMBER, 2013, OWNER’S REPORT  - STOUGHTON  HOUSING AUTHORITY  FOR GREENSPIRE 
APARTMENTS, Prepared by Bev Thompson and Sue Broihahn, Broihahn Management & Consulting,  October 17, 2013 
Operations and Marketing 
Resident Functions Regular resident functions (bingo, potlucks, birthday celebrations, etc.) continue with rather consistent 


participation.   Morning coffee breaks and afternoon card games remain quite popular but could benefit 
from increased participation.  On-site flu shot clinic was held on October 8 with 25 residents 
participating.  The participation was lower than usual due to earlier announcements of vaccinations and 
more facilities providing the immunizations.  Greenspire residents are now participating in euchre and 
bingo games at the newly remodeled Nazareth House, a function which seems to be well received by our 
residents.  


Cost/Time Savings Ideas: Continued monitoring of expenditures, services, performance and plans.  
  Rent Increase: With the delay in budget approval caused by government shutdown, we are not certain the very minimal 


 $4. increase for buildings 1040 & 1070 (Greenspire I) will be approved.  The increase was requested, not 
 for financial reasons, but to up the rent so more applicants can qualify for those buildings.  (It comes from 
 a “minor” HUD rule which makes an applicant ineligible if they do not need a HAP (housing assistance 
 payment.  The current calculation is a maximum income of  $16,680 which is below HUD’s “extremely 
 low” income category.  HUD has approved the rent change, along with decreases in the utility allowances 
 but those changes cannot be implemented until Rural Development approves them.  Before the October 1 
 shutdown, I was having discussions with Rural Development about increasing our maximum reserve 
 funding.  If there’s any progress, I will advise. 
  Major Repairs: Another elevator required major repair but was taken care of quickly.  Repairs to the parking lot, sidewalk 


 and drainage area by 1050 were completed.  Widening the laundry room doors on the first floor of 
 all Greenspire I & II buildings has started.  (This is a requirement of the 504 Accessibility plan.)  Also, to 
 comply with that plan, Wendy has set up a resident volunteer to assist with mail delivery in the lower level 
 of 1046.  In addition, the front load washer in the lower level of 1046 broke down, cannot be repaired  and 
 will be replaced; it’s on order with a two to three week delay and in the meantime, staff has offered to 
 assist with the lower level residents’ laundry.   Another scheduled repair is strengthening the railings, both 
 to the upper and lower entrances of building 1046. 
Personnel Changes: None 
Security/Crime Incidents: None 
Move-Outs: During this third quarter, we had two move-outs in Greenspire I/II, one due to declining health, the othe
 due to death of the resident.  With one actual move-in and some transfers, we have four units open in 
 Greenspire I/II, three upper and one lower. Two move-ins are scheduled for this month, which will leave 
 two (upper) units available.  One move-in occurred in Greenspire III, leaving one vacant unit but another 
 is scheduled to move out the end of October (health reasons), which will leave two vacant units but only 
 one unit of rental assistance.   We’re still dealing with the added challenge of renting these units with two 
 income limits; HUD’s is now lower than Rural Development.  
Marketing: The waiting list is now at 18 but some are in leases and cannot move until later; others still wait for specific 


units.  Several of our recent applications look to be somewhat less than desirable but that seems to be a 
condition of the entire rental market.  Ads continue and information is also available through the Rural 
Development website, HUD website and BMC website.  The majority of new applicants still come 
through the Senior Center and word of mouth.  Our booth at the Senior Expo was well attended; several 
applications were distributed to interested parties so hopefully, some better leads will result. 


Local Market Conditions  Nothing new to report. 
Local Development  Nothing new to report. 
60 day Objectives 
Operations: Wait for budget approval from Rural Development. Prepare for 2013 audit; initial reports are due October 
 31, and preliminary audit dates are scheduled for November 6 and 7.  Final dates are in January. 
 Begin preparation for annual holiday party, scheduled for December 6. 


-Training – (Ongoing training and modification for the civil rights requirements (including accessibility 
concerns). Change 4 to the HUD handbook was released in August—Wendy and Bev attended training 
sessions and continue to implement changes required by the update.   
- Revise and create all the new/revised “policies and procedures” to comply with ever-changing 
HUD/R.D. requirements. 
- Comply with ongoing security requirements for both HUD and Rural Development, including training 
and certification, required at a minimum on an annual basis. 
- Deal with continued resident concerns. 


Marketing: -Continued marketing with specified agencies; run additional print ads; revise AFHMP.  Participate in the 
 new WHEDA website scheduled to be operational in November.  
 
 
 







 
Maintenance: - Perform all duties listed in the seasonal preventive maintenance schedule, obtain and review bids for 


2014 projects, including 504 compliance items (patio doors in community rooms) and new cabinetry.  


Tree trimming/removal by a licensed trimmer is scheduled for the next few weeks.   
Personnel: - Ongoing training. 
Other: - Continue lease update project for Rural Development, which because of minor changes appears to be 


an ongoing event.   







 
 
 


MONTHLY VARIANCE REPORT 
March, 2013 


 
 
 
 
INCOME 


Total Rental Income year to date is 1.7% over the budgeted amount due to lower than anticipated 
vacancies. The financial revenue is over budget due to high reserve balances. (Effective in 2014, the 
major portion of this from the reserve accounts can no longer be considered “income”; the only interest 
income to be reported as revenue is interest from the operations account.)  Total of all revenue is 1.69% 
higher than budgeted amounts. 


 
EXPENSES 


ADMINISTRATIVE 
Year to date, we are under budget by 7.3%.  This will change once the initial billing for the audit is 
received.   
 


UTILITY EXPENSES 
Greenspire’s year-to-date expenses are a minimal 1.5% under budget.    


 
MAINTENANCE EXPENSES 


Total maintenance expense category is over budget by 12.5%, due to first quarter snow removal 
expenses and extraordinarily high elevator repair charges.  This category will continue to be over 
budgeted amounts because of the sound financial conditions and excess cash. 


 
TAX & INSURANCE EXPENSE 


This category is within .5% of budgeted amounts.  


 
CAPITAL IMPROVEMENTS 


These are amounts formerly allowed from reserve accounts and now are part “operational” expenses 
and part “reserve” expenses. 
Items included this quarter are carpeting/flooring replacement and stove replacements. 








 
Budget Comparison Cash Flow (Accrual) 


Consolidated Statement 
Sep 13 
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 MTD Actual MTD Budget $ Var. % Var. YTD Actual YTD Budget $ Var. % Var. Annual 


REVENUES 
 
Occupancy Revenue 
Potential: 
Rents 42,983.00 42,983.00 0.00 0.00 386,847.00 386,847.00 0.00 0.00 515,796.00 
 42,983.00 42,983.00 0.00 0.00 386,847.00 386,847.00 0.00 0.00 515,796.00 
Less: 
Vacancies -1,960.41 -2,149.08 188.67 -8.78 -12,966.41 -19,341.72 6,375.31 -32.96 -25,789.00 
 -1,960.41 -2,149.08 188.67 -8.78 -12,966.41 -19,341.72 6,375.31 -32.96 -25,789.00 
Net Occupancy Revenue 41,022.59 40,833.92 188.67 0.46 373,880.59 367,505.28 6,375.31 1.73 490,007.00 
 
Financial Revenue 
Interest - replacement reserve 52.81 40.00 12.81 32.03 492.27 360.00 132.27 36.74 480.00 
Total Financial Revenue 52.81 40.00 12.81 32.03 492.27 360.00 132.27 36.74 480.00 
 
Other Revenue 
Laundry and vending 371.75 400.00 -28.25 -7.06 3,500.00 3,600.00 -100.00 -2.78 4,800.00 
NSF and late charges 0.00 0.00 0.00 0 50.00 0.00 50.00 0 0.00 
Damages and cleaning fees 0.00 16.66 -16.66 -100.00 0.00 149.94 -149.94 -100.00 200.00 
Miscellaneous revenue 200.00 200.00 0.00 0.00 1,800.00 1,800.00 0.00 0.00 2,400.00 
Total Other Revenue 571.75 616.66 -44.91 -7.28 5,350.00 5,549.94 -199.94 -3.60 7,400.00 
TOTAL REVENUES 41,647.15 41,490.58 156.57 0.38 379,722.86 373,415.22 6,307.64 1.69 497,887.00 
 
OPERATING EXPENSES 
 
Administrative Expense 
Advertising 0.00 184.17 184.17 100.00 566.50 1,657.53 1,091.03 65.82 2,210.00 
Education/seminars 0.00 47.91 47.91 100.00 130.00 431.19 301.19 69.85 575.00 
Office supplies 0.00 116.66 116.66 100.00 472.32 1,049.94 577.62 55.01 1,400.00 
Management fees 4,002.00 4,186.00 184.00 4.40 36,340.00 37,674.00 1,334.00 3.54 50,232.00 
Manager salaries 1,872.00 2,028.00 156.00 7.69 18,702.00 18,252.00 -450.00 -2.47 24,336.00 
Bookkeeping/Audit fees 0.00 0.00 0.00 0 8,520.00 10,600.00 2,080.00 19.62 10,600.00 
Telephone/pager/internet 322.84 243.34 -79.50 -32.67 2,384.68 2,190.06 -194.62 -8.89 2,920.00 
Other administrative expense 229.55 458.34 228.79 49.92 3,364.09 4,125.06 760.97 18.45 5,500.00 
Total Administrative Expense 6,426.39 7,264.42 838.03 11.54 70,479.59 75,979.78 5,500.19 7.24 97,773.00 
 
Utility Expense 
Electricity 2,579.72 3,333.33 753.61 22.61 29,008.20 29,999.97 991.77 3.31 40,000.00 
Water 680.88 708.33 27.45 3.88 6,106.34 6,374.97 268.63 4.21 8,500.00 
Sewer 927.46 833.34 -94.12 -11.29 8,098.20 7,500.06 -598.14 -7.98 10,000.00 
Total Utility Expense 4,188.06 4,875.00 686.94 14.09 43,212.74 43,875.00 662.26 1.51 58,500.00 
 
Maintenance Expense 
Garbage and trash removal 419.43 410.00 -9.43 -2.30 3,774.87 3,690.00 -84.87 -2.30 4,920.00 
Grounds contract 2,628.00 3,075.00 447.00 14.54 19,013.00 21,525.00 2,512.00 11.67 27,675.00 
Repairs payroll 1,872.00 2,028.00 156.00 7.69 18,702.00 18,252.00 -450.00 -2.47 24,336.00 
Repairs material 1,006.86 700.00 -306.86 -43.84 5,950.65 6,300.00 349.35 5.55 8,400.00 
Repairs contract 159.95 466.66 306.71 65.72 3,032.90 4,199.94 1,167.04 27.79 5,600.00 
Elevator maintenance/contract 659.63 525.00 -134.63 -25.64 10,450.82 4,725.00 -5,725.82 -121.18 6,300.00 
Snow removal 0.00 0.00 0.00 0 9,785.00 7,800.00 -1,985.00 -25.45 13,000.00 
Painting/Decorating 91.17 112.50 21.33 18.96 809.37 1,012.50 203.13 20.06 1,350.00 
Miscellaneous services 243.69 550.00 306.31 55.69 9,962.18 4,950.00 -5,012.18 -101.26 6,600.00 
Total Maintenance Expense 7,080.73 7,867.16 786.43 10.00 81,480.79 72,454.44 -9,026.35 -12.46 98,181.00 
 
Tax & Insurance Expense 
Real estate taxes 21,427.36 21,060.00 -367.36 -1.74 42,854.73 42,120.00 -734.73 -1.74 42,120.00 
Property/liability insurance 5,229.40 1,941.67 -3,287.73 -169.32 15,655.54 17,475.03 1,819.49 10.41 23,300.00 
Fidelity bond insurance 314.00 334.00 20.00 5.99 314.00 334.00 20.00 5.99 334.00 
Workers' compensation 211.92 241.08 29.16 12.10 2,117.18 2,169.72 52.54 2.42 2,893.00 
Payroll taxes 588.70 551.00 -37.70 -6.84 5,850.60 4,959.00 -891.60 -17.98 6,612.00 
Medical plan contributions 172.86 175.00 2.14 1.22 1,555.74 1,575.00 19.26 1.22 2,100.00 
Total Tax & Insurance Expense 27,944.24 24,302.75 -3,641.49 -14.98 68,347.79 68,632.75 284.96 0.42 77,359.00 
TOTAL OPERATING EXPENSES 45,639.42 44,309.33 -1,330.09 -3.00 263,520.91 260,941.97 -2,578.94 -0.99 331,813.00 
NET OPERATING INCOME (NOI) -3,992.27 -2,818.75 -1,173.52 41.63 116,201.95 112,473.25 3,728.70 3.32 166,074.00 







 
Budget Comparison Cash Flow (Accrual) 
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 MTD Actual MTD Budget $ Var. % Var. YTD Actual YTD Budget $ Var. % Var. Annual 


 
Other Operating Expense 
Capital expenditures 
Appliances 590.00 810.00 220.00 27.16 2,781.69 7,290.00 4,508.31 61.84 9,720.00 
Carpeting/Vinyl 1,427.18 1,416.66 -10.52 -0.74 13,370.27 12,749.94 -620.33 -4.87 17,000.00 
HVAC 0.00 54.17 54.17 100.00 0.00 487.53 487.53 100.00 650.00 
Structures - windows 0.00 200.00 200.00 100.00 175.30 1,800.00 1,624.70 90.26 2,400.00 
Plumbing 0.00 294.16 294.16 100.00 930.13 2,647.44 1,717.31 64.87 3,530.00 
Bldg Improvments 24.00 614.58 590.58 96.09 24.00 5,531.22 5,507.22 99.57 7,375.00 
Total Other Operating Expense 2,041.18 3,389.57 1,348.39 39.78 17,281.39 30,506.13 13,224.74 43.35 40,675.00 
 
NON-OPERATING EXPENSES 
 
Financial Expense 
Interest - mortgage payable 5,300.01 5,300.09 0.08 0.00 47,700.09 47,700.81 0.72 0.00 63,601.00 
Total Financial Expense 5,300.01 5,300.09 0.08 0.00 47,700.09 47,700.81 0.72 0.00 63,601.00 
TOTAL NON-OPERATING EXPENSES 7,341.19 8,689.66 1,348.47 15.52 64,981.48 78,206.94 13,225.46 16.91 104,276.00 
NET INCOME -11,333.46 -11,508.41 174.95 -1.52 51,220.47 34,266.31 16,954.16 49.48 61,798.00 
 







 
Budget Comparison Cash Flow (Accrual) 


Greenspire I & II Apartments - (GSA) 
Sep 13 
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 MTD Actual MTD Budget $ Var. % Var. YTD Actual YTD Budget $ Var. % Var. Annual 


REVENUES 
 
Occupancy Revenue 
Potential: 
Rents 30,752.00 30,752.00 0.00 0.00 276,768.00 276,768.00 0.00 0.00 369,024.00 
 30,752.00 30,752.00 0.00 0.00 276,768.00 276,768.00 0.00 0.00 369,024.00 
Less: 
Vacancies -1,511.41 -1,537.58 26.17 -1.70 -8,147.41 -13,838.22 5,690.81 -41.12 -18,451.00 
 -1,511.41 -1,537.58 26.17 -1.70 -8,147.41 -13,838.22 5,690.81 -41.12 -18,451.00 
Net Occupancy Revenue 29,240.59 29,214.42 26.17 0.09 268,620.59 262,929.78 5,690.81 2.16 350,573.00 
 
Financial Revenue 
Interest - replacement reserve 47.66 33.33 14.33 42.99 445.47 299.97 145.50 48.50 400.00 
Total Financial Revenue 47.66 33.33 14.33 42.99 445.47 299.97 145.50 48.50 400.00 
 
Other Revenue 
Laundry and vending 244.00 250.00 -6.00 -2.40 2,179.25 2,250.00 -70.75 -3.14 3,000.00 
NSF and late charges 0.00 0.00 0.00 0 50.00 0.00 50.00 0 0.00 
Damages and cleaning fees 0.00 8.33 -8.33 -100.00 0.00 74.97 -74.97 -100.00 100.00 
Total Other Revenue 244.00 258.33 -14.33 -5.55 2,229.25 2,324.97 -95.72 -4.12 3,100.00 
TOTAL REVENUES 29,532.25 29,506.08 26.17 0.09 271,295.31 265,554.72 5,740.59 2.16 354,073.00 
 
OPERATING EXPENSES 
 
Administrative Expense 
Advertising 0.00 129.17 129.17 100.00 396.55 1,162.53 765.98 65.89 1,550.00 
Education/seminars 0.00 33.33 33.33 100.00 91.00 299.97 208.97 69.66 400.00 
Office supplies 0.00 83.33 83.33 100.00 334.58 749.97 415.39 55.39 1,000.00 
Management fees 2,806.00 2,944.00 138.00 4.69 25,668.00 26,496.00 828.00 3.13 35,328.00 
Manager salaries 1,310.40 1,419.58 109.18 7.69 13,091.40 12,776.22 -315.18 -2.47 17,035.00 
Bookkeeping/Audit fees 0.00 0.00 0.00 0 5,964.00 7,420.00 1,456.00 19.62 7,420.00 
Telephone/pager/internet 226.00 166.67 -59.33 -35.60 1,669.52 1,500.03 -169.49 -11.30 2,000.00 
Other administrative expense 220.69 391.67 170.98 43.65 2,834.34 3,525.03 690.69 19.59 4,700.00 
Total Administrative Expense 4,563.09 5,167.75 604.66 11.70 50,049.39 53,929.75 3,880.36 7.20 69,433.00 
 
Utility Expense 
Electricity 1,745.20 2,250.00 504.80 22.44 19,139.92 20,250.00 1,110.08 5.48 27,000.00 
Water 446.14 458.33 12.19 2.66 4,041.68 4,124.97 83.29 2.02 5,500.00 
Sewer 705.78 566.67 -139.11 -24.55 5,826.38 5,100.03 -726.35 -14.24 6,800.00 
Total Utility Expense 2,897.12 3,275.00 377.88 11.54 29,007.98 29,475.00 467.02 1.58 39,300.00 
 
Maintenance Expense 
Garbage and trash removal 293.60 287.50 -6.10 -2.12 2,642.40 2,587.50 -54.90 -2.12 3,450.00 
Grounds contract 1,839.60 2,000.00 160.40 8.02 13,309.10 14,000.00 690.90 4.94 18,000.00 
Repairs payroll 1,310.40 1,419.58 109.18 7.69 13,091.40 12,776.22 -315.18 -2.47 17,035.00 
Repairs material 663.86 500.00 -163.86 -32.77 3,810.74 4,500.00 689.26 15.32 6,000.00 
Repairs contract 40.50 333.33 292.83 87.85 1,710.90 2,999.97 1,289.07 42.97 4,000.00 
Elevator maintenance/contract 659.63 458.33 -201.30 -43.92 10,328.82 4,124.97 -6,203.85 -150.40 5,500.00 
Snow removal 0.00 0.00 0.00 0 6,849.50 5,460.00 -1,389.50 -25.45 9,100.00 
Painting/Decorating 63.82 83.33 19.51 23.41 605.86 749.97 144.11 19.22 1,000.00 
Miscellaneous services 186.96 333.33 146.37 43.91 6,273.83 2,999.97 -3,273.86 -109.13 4,000.00 
Total Maintenance Expense 5,058.37 5,415.40 357.03 6.59 58,622.55 50,198.60 -8,423.95 -16.78 68,085.00 
 
Tax & Insurance Expense 
Real estate taxes 14,999.15 14,742.00 -257.15 -1.74 29,998.31 29,484.00 -514.31 -1.74 29,484.00 
Property/liability insurance 3,660.58 1,366.67 -2,293.91 -167.85 10,958.88 12,300.03 1,341.15 10.90 16,400.00 
Fidelity bond insurance 219.80 234.00 14.20 6.07 219.80 234.00 14.20 6.07 234.00 
Workers' compensation 148.34 168.75 20.41 12.09 1,481.98 1,518.75 36.77 2.42 2,025.00 
Payroll taxes 412.08 385.75 -26.33 -6.83 4,095.34 3,471.75 -623.59 -17.96 4,629.00 
Medical plan contributions 121.00 122.50 1.50 1.22 1,089.00 1,102.50 13.50 1.22 1,470.00 
Total Tax & Insurance Expense 19,560.95 17,019.67 -2,541.28 -14.93 47,843.31 48,111.03 267.72 0.56 54,242.00 
TOTAL OPERATING EXPENSES 32,079.53 30,877.82 -1,201.71 -3.89 185,523.23 181,714.38 -3,808.85 -2.10 231,060.00 
NET OPERATING INCOME (NOI) -2,547.28 -1,371.74 -1,175.54 85.70 85,772.08 83,840.34 1,931.74 2.30 123,013.00 
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Greenspire I & II Apartments - (GSA) 
Sep 13 
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 MTD Actual MTD Budget $ Var. % Var. YTD Actual YTD Budget $ Var. % Var. Annual 


 
Other Operating Expense 
Capital expenditures 
Appliances 0.00 625.00 625.00 100.00 2,191.69 5,625.00 3,433.31 61.04 7,500.00 
Carpeting/Vinyl 1,427.18 1,083.33 -343.85 -31.74 9,617.68 9,749.97 132.29 1.36 13,000.00 
HVAC 0.00 25.00 25.00 100.00 0.00 225.00 225.00 100.00 300.00 
Structures - windows 0.00 200.00 200.00 100.00 0.00 1,800.00 1,800.00 100.00 2,400.00 
Plumbing 0.00 220.83 220.83 100.00 363.77 1,987.47 1,623.70 81.70 2,650.00 
Bldg Improvments 24.00 562.50 538.50 95.73 24.00 5,062.50 5,038.50 99.53 6,750.00 
Total Other Operating Expense 1,451.18 2,716.66 1,265.48 46.58 12,197.14 24,449.94 12,252.80 50.11 32,600.00 
 
NON-OPERATING EXPENSES 
 
Financial Expense 
Interest - mortgage payable 3,244.84 3,244.92 0.08 0.00 29,203.56 29,204.28 0.72 0.00 38,939.00 
Total Financial Expense 3,244.84 3,244.92 0.08 0.00 29,203.56 29,204.28 0.72 0.00 38,939.00 
TOTAL NON-OPERATING EXPENSES 4,696.02 5,961.58 1,265.56 21.23 41,400.70 53,654.22 12,253.52 22.84 71,539.00 
NET INCOME -7,243.30 -7,333.32 90.02 -1.23 44,371.38 30,186.12 14,185.26 46.99 51,474.00 
 







 
Balance Sheet (Accrual) 


Greenspire I & II Apartments - (GSA) 
Sep 13 
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 ASSETS 
  Current Assets 
 Petty cash 200.00 
 Cash in bank 88,672.58 
 Tenant accounts receivable 3.00 
 Accounts receivable - other 140.70 
 Tenant security deposits 22,585.47 
 Prepaid property insurance 7,189.03 
 Reserve - McFarland State Bank 65,222.40 
 Replacement reserve 258,391.91 
 Total Current Assets 442,405.09 
  
 Fixed Assets 
 Land 70,850.50 
 Land improvements 119,097.50 
 Buildings 1,457,741.04 
 Building improvements 639,258.15 
 Building equipment 35,173.70 
 Building equipment - portable 1,211.00 
 Furnishings 121,808.14 
 A/D - land improvements -109,276.25 
 A/D - buildings -1,198,161.00 
 A/D - building improvements -350,516.47 
 A/D - building equipment -36,199.34 
 A/D - furnishings -89,922.41 
 Net Fixed Assets 661,064.56 
 TOTAL ASSETS 1,103,469.65 
   
 LIABILITIES AND OWNER EQUITY 
 LIABILITIES 
  
 Current Liabilities 
 Accounts payable 6,564.68 
 Accrued interest 246.14 
 Tenant security deposits 17,955.00 
 Interest on S/D account 2,004.66 
 Prepaid rent 17.00 
 HAP Variance 320.00 
 Total Current Liabilities 27,107.48 
  
 Long Term Liabilities 
 Mortgage payable 816,736.77 
 Total Long Term Liabilities 816,736.77 
 TOTAL LIABILITIES 843,844.25 
  
 OWNER EQUITY 
 Owner contributions 134.00 
 Accumulated income (loss) 257,926.67 
 Net income (loss) 1,564.73 
 NET OWNER EQUITY 259,625.40 
 TOTAL LIABILITIES AND EQUITY 1,103,469.65 
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 MTD Actual MTD Budget $ Var. % Var. YTD Actual YTD Budget $ Var. % Var. Annual 


REVENUES 
 
Occupancy Revenue 
Potential: 
Rents 12,231.00 12,231.00 0.00 0.00 110,079.00 110,079.00 0.00 0.00 146,772.00 
 12,231.00 12,231.00 0.00 0.00 110,079.00 110,079.00 0.00 0.00 146,772.00 
Less: 
Vacancies -449.00 -611.50 162.50 -26.57 -4,819.00 -5,503.50 684.50 -12.44 -7,338.00 
 -449.00 -611.50 162.50 -26.57 -4,819.00 -5,503.50 684.50 -12.44 -7,338.00 
Net Occupancy Revenue 11,782.00 11,619.50 162.50 1.40 105,260.00 104,575.50 684.50 0.65 139,434.00 
 
Financial Revenue 
Interest - replacement reserve 5.15 6.67 -1.52 -22.79 46.80 60.03 -13.23 -22.04 80.00 
Total Financial Revenue 5.15 6.67 -1.52 -22.79 46.80 60.03 -13.23 -22.04 80.00 
 
Other Revenue 
Laundry and vending 127.75 150.00 -22.25 -14.83 1,320.75 1,350.00 -29.25 -2.17 1,800.00 
Damages and cleaning fees 0.00 8.33 -8.33 -100.00 0.00 74.97 -74.97 -100.00 100.00 
Miscellaneous revenue 200.00 200.00 0.00 0.00 1,800.00 1,800.00 0.00 0.00 2,400.00 
Total Other Revenue 327.75 358.33 -30.58 -8.53 3,120.75 3,224.97 -104.22 -3.23 4,300.00 
TOTAL REVENUES 12,114.90 11,984.50 130.40 1.09 108,427.55 107,860.50 567.05 0.53 143,814.00 
 
OPERATING EXPENSES 
 
Administrative Expense 
Advertising 0.00 55.00 55.00 100.00 169.95 495.00 325.05 65.67 660.00 
Education/seminars 0.00 14.58 14.58 100.00 39.00 131.22 92.22 70.28 175.00 
Office supplies 0.00 33.33 33.33 100.00 137.74 299.97 162.23 54.08 400.00 
Management fees 1,196.00 1,242.00 46.00 3.70 10,672.00 11,178.00 506.00 4.53 14,904.00 
Manager salaries 561.60 608.42 46.82 7.70 5,610.60 5,475.78 -134.82 -2.46 7,301.00 
Bookkeeping/Audit fees 0.00 0.00 0.00 0 2,556.00 3,180.00 624.00 19.62 3,180.00 
Telephone/pager/internet 96.84 76.67 -20.17 -26.31 715.16 690.03 -25.13 -3.64 920.00 
Other administrative expense 8.86 66.67 57.81 86.71 529.75 600.03 70.28 11.71 800.00 
Total Administrative Expense 1,863.30 2,096.67 233.37 11.13 20,430.20 22,050.03 1,619.83 7.35 28,340.00 
 
Utility Expense 
Electricity 834.52 1,083.33 248.81 22.97 9,868.28 9,749.97 -118.31 -1.21 13,000.00 
Water 234.74 250.00 15.26 6.10 2,064.66 2,250.00 185.34 8.24 3,000.00 
Sewer 221.68 266.67 44.99 16.87 2,271.82 2,400.03 128.21 5.34 3,200.00 
Total Utility Expense 1,290.94 1,600.00 309.06 19.32 14,204.76 14,400.00 195.24 1.36 19,200.00 
 
Maintenance Expense 
Garbage and trash removal 125.83 122.50 -3.33 -2.72 1,132.47 1,102.50 -29.97 -2.72 1,470.00 
Grounds contract 788.40 1,075.00 286.60 26.66 5,703.90 7,525.00 1,821.10 24.20 9,675.00 
Repairs payroll 561.60 608.42 46.82 7.70 5,610.60 5,475.78 -134.82 -2.46 7,301.00 
Repairs material 343.00 200.00 -143.00 -71.50 2,139.91 1,800.00 -339.91 -18.88 2,400.00 
Repairs contract 119.45 133.33 13.88 10.41 1,322.00 1,199.97 -122.03 -10.17 1,600.00 
Elevator maintenance/contract 0.00 66.67 66.67 100.00 122.00 600.03 478.03 79.67 800.00 
Snow removal 0.00 0.00 0.00 0 2,935.50 2,340.00 -595.50 -25.45 3,900.00 
Painting/Decorating 27.35 29.17 1.82 6.24 203.51 262.53 59.02 22.48 350.00 
Miscellaneous services 56.73 216.67 159.94 73.82 3,688.35 1,950.03 -1,738.32 -89.14 2,600.00 
Total Maintenance Expense 2,022.36 2,451.76 429.40 17.51 22,858.24 22,255.84 -602.40 -2.71 30,096.00 
 
Tax & Insurance Expense 
Real estate taxes 6,428.21 6,318.00 -110.21 -1.74 12,856.42 12,636.00 -220.42 -1.74 12,636.00 
Property/liability insurance 1,568.82 575.00 -993.82 -172.84 4,696.66 5,175.00 478.34 9.24 6,900.00 
Fidelity bond insurance 94.20 100.00 5.80 5.80 94.20 100.00 5.80 5.80 100.00 
Workers' compensation 63.58 72.33 8.75 12.10 635.20 650.97 15.77 2.42 868.00 
Payroll taxes 176.62 165.25 -11.37 -6.88 1,755.26 1,487.25 -268.01 -18.02 1,983.00 
Medical plan contributions 51.86 52.50 0.64 1.22 466.74 472.50 5.76 1.22 630.00 
Total Tax & Insurance Expense 8,383.29 7,283.08 -1,100.21 -15.11 20,504.48 20,521.72 17.24 0.08 23,117.00 
TOTAL OPERATING EXPENSES 13,559.89 13,431.51 -128.38 -0.96 77,997.68 79,227.59 1,229.91 1.55 100,753.00 
NET OPERATING INCOME (NOI) -1,444.99 -1,447.01 2.02 -0.14 30,429.87 28,632.91 1,796.96 6.28 43,061.00 
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 MTD Actual MTD Budget $ Var. % Var. YTD Actual YTD Budget $ Var. % Var. Annual 


 
 
Other Operating Expense 
Capital expenditures 
Appliances 590.00 185.00 -405.00 -218.92 590.00 1,665.00 1,075.00 64.56 2,220.00 
Carpeting/Vinyl 0.00 333.33 333.33 100.00 3,752.59 2,999.97 -752.62 -25.09 4,000.00 
HVAC 0.00 29.17 29.17 100.00 0.00 262.53 262.53 100.00 350.00 
Structures - windows 0.00 0.00 0.00 0 175.30 0.00 -175.30 0 0.00 
Plumbing 0.00 73.33 73.33 100.00 566.36 659.97 93.61 14.18 880.00 
Bldg Improvments 0.00 52.08 52.08 100.00 0.00 468.72 468.72 100.00 625.00 
Total Other Operating Expense 590.00 672.91 82.91 12.32 5,084.25 6,056.19 971.94 16.05 8,075.00 
 
NON-OPERATING EXPENSES 
 
Financial Expense 
Interest - mortgage payable 2,055.17 2,055.17 0.00 0.00 18,496.53 18,496.53 0.00 0.00 24,662.00 
Total Financial Expense 2,055.17 2,055.17 0.00 0.00 18,496.53 18,496.53 0.00 0.00 24,662.00 
TOTAL NON-OPERATING EXPENSES 2,645.17 2,728.08 82.91 3.04 23,580.78 24,552.72 971.94 3.96 32,737.00 
NET INCOME -4,090.16 -4,175.09 84.93 -2.03 6,849.09 4,080.19 2,768.90 67.86 10,324.00 
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 ASSETS 
 Current Assets 
 Petty cash 60.00 
 Cash in bank 25,929.20 
 Tenant accounts receivable 5.00 
 Accounts receivable - other -140.70 
 Tenant security deposits 12,712.28 
 Prepaid property insurance 3,081.00 
 Tax/PILOT escrow deposits 7,170.35 
 Reserve - AnchorBank 64,398.55 
 Reserve - McFarland State Bank 21,006.05 
 Replacement reserve 35,547.69 
 Total Current Assets 169,769.42 
  
 Fixed Assets 
 Land 46,340.00 
 Land improvements 37,326.00 
 Buildings 953,578.51 
 Building improvements 118,827.00 
 Building equipment 12,636.01 
 Building equipment - portable 519.00 
 Furnishings 53,726.38 
 A/D - land improvements -32,589.00 
 A/D - buildings -560,474.00 
 A/D - building improvements -90,147.00 
 A/D - building equipment -10,332.00 
 A/D - furnishings -29,358.00 
 Net Fixed Assets 500,052.90 
 TOTAL ASSETS 669,822.32 
  
 LIABILITIES AND OWNER EQUITY 
 LIABILITIES 
  Current Liabilities 
 Accounts payable 2,820.81 
 Accrued interest 1,291.45 
 Tenant security deposits 12,008.00 
 Interest on S/D account -39.37 
 Prepaid rent 6.00 
 Total Current Liabilities 16,086.89 
  
 Long Term Liabilities 
 Mortgage payable 871,914.44 
 Total Long Term Liabilities 871,914.44 
 TOTAL LIABILITIES 888,001.33 
  
 OWNER EQUITY 
 Owner contributions 57,967.77 
 Accumulated income (loss) -261,522.17 
 Net income (loss) -14,624.61 
 NET OWNER EQUITY -218,179.01 
 TOTAL LIABILITIES AND EQUITY 669,822.32 
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AT&T - WISCONSIN EXCLUSIVE EASEMENT


UT#9221400 Ease #69764 R/W #2013-99
For a valuable consideration of one dollar ($1.00), receipt of which is hereby
acknowledged, the undersigned City of Stoughton, (Grantor) hereby grants
and conveys to Wisconsin Bell Inc., d/b/a. AT&T - Wisconsin, a Wisconsin
Corporation, and its affiliates and licensees, successors and assigns
(collectively “Grantees”) an exclusive easement in, under, over, upon and
across the Easement Area (described below), for the purposes of and in
order to construct, reconstruct, modify, supplement, maintain, operate and/or
remove facilities for the transmission of signals used in the provision of
communication, video and/or information services and/or any other services
or uses for which such facilities may be used including, but not limited to,
equipment cabinets or enclosures and support posts or pads, cables, wires,
pedestals or other above-ground cable or wire enclosures, marker posts and
signs, and other related or useful equipment, fixtures, appurtenances and
facilities, together with the right to have commercial electrical service
extended across the Property (described below) and Easement Area to
provide service to such facilities and the right of ingress and egress across
the Property and the Easement Area for the purpose of access to and use of
the easement granted herein.


The property is legally described as:


The Exclusive Easement Area is legally described as: see exhibit ”A” for legal description.


Grantee facilities within the Easement Property shall be underground unless otherwise explicitly allowed by Grantor. The Grantee’s
approved above-ground facility is an above-ground cabinet substantially similar to the cabinet shown on Exhibit B, attached hereto,
or a smaller or less intrusive cabinet or facility. Grantor understands that the nature of Grantee’s business will change over time,
and therefore Grantor agrees to negotiate in good faith the potential future above-ground facilities.


The Grantor represents and warrants to the Grantee that Grantor is the true and lawful owner of the Property and has full right and
power to grant and convey the rights conveyed herein.


Grantee hereby agrees to restore all property disturbed by its activities in use of the easement to the condition existing prior to the
disturbance.


Grantee shall have the right to remove or trim such trees and brush in the Easement Area as is necessary to exercise the rights
conveyed herein.


The Grantor shall not construct improvements in the Easement Area or change the finish grade of the Easement Area without the
consent of the Grantee.


The Grantor agrees that, due to the exclusive nature of the grant herein conveyed, no other use of the Easement Area shall be made
by anyone, including Grantor, without the consent of the Grantee.


This Easement is binding upon and shall inure to the benefit of the heirs, successors, assigns, and licensees of the parties hereto.


DOCUMENT NUMBER


RETURN ADDRESS:
Matthew D Grimm
2005 Pewaukee Rd.
Waukesha, WI. 53188
PARCEL NUMBER:
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SIGNED THIS_________ DAY OF ____________, 2013.


GRANTOR:


______________________________ _________________________________
(Signature) (Signature)


_________________________________
(Printed) (Printed)


ACKNOWLEDGMENT


State of Wisconsin )
)


County of )


I, , being a notary public in and for the state and county aforesaid, do hereby certify that


________________________________________________________________________________________________________


________________________________________________________________________________________________________
personally known to me to be the same persons whose name is subscribed to the foregoing instrument, appeared before me this day
in person and acknowledged that they signed and delivered the said instrument as their free and voluntary act for the uses and
purposes therein set forth.


Given under my hand and notarial seal this day of , 2013.


_________________________________________
Notary Public


My Commission expires:__________________


This document was drafted by Gerald A. Friederichs, Wis. Bar Member No. 1014144, AT&T - Wisconsin Legal Department, 14 th,
Floor, 722 North Broadway, Milwaukee, WI 53202


Insertions by: Matthew D Grimm ROW Manager for AT&T
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