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INTRODUCTION 

In accordance with the Tax Increment Financing (TIF) policies adopted by the City of Stoughton Common 

Council, Kettle Park West LLC (KPW LLC) is pleased to present its written proposal to the City of Stoughton 

for tax increment financing of the public infrastructure required for the second phase of Kettle Park West 

(KPW).  At full build‐out, Kettle Park West is projected to add more than $94,000,000 of tax base to the City 

of Stoughton. 

 

As discussed more fully below, the public infrastructure necessary to ready KPW Phase 2 for development 

is grouped into two categories: (i) On‐Site Infrastructure Projects (e.g. water, sanitary sewer, stormsewer, 

streets, etc.) and  (ii) Off‐Site  Infrastructure Projects  (e.g. highway upgrades,  forcemain, etc.).   The  total 

estimated cost of all On‐Site Infrastructure Projects is $5,447,694.  The total estimated cost of all Off‐Site 

Infrastructure Projects  is $5,740,862.   Together,  these  two categories  total $11,188,556.   These project 

costs will be repaid with a portion of the $34,579,371 of incremental tax revenue that is projected to be 

generated by Kettle Park West over the 20‐year lifespan of TID #7. 

 

The balance of  the  incremental  tax  revenues generated by Kettle Park West  is available  to  the City  to 

(i) retire the borrowing undertaken by the City for the Kettle Park West Commercial Center, (ii) fund city 

administrative costs, (iii) cover the cost of other eligible projects the City may wish to undertake and/or 

(iv) retire TID #7 early. 

 

OVERVIEW 

Forward Development Group,  LLC,  the developer of Kettle Park West, began working with  the City of 

Stoughton in 2009.  During the planning phase that took place between 2009 and 2013, there was extensive 

discussion about the new public infrastructure that would be necessary in order to make this area of the 

City ready for development.  Those discussions ultimately lead to the City Council’s approval, in April 2013, 

of a Pre‐Annexation Agreement with KPW LLC.  The Pre‐Annexation Agreement specifically acknowledged 

that “development of the Subject Property may be facilitated by the use of tax increment financing.” (See 

Appendix 1. Pre‐Annexation Agreement, dated April 19, 2013.) The detailed cost estimates attached to the 

2013 Pre‐Annexation Agreement totaled more than $12.6M, including stormwater management facilities, 

water and sanitary sewer utilities, grading, streets, highway work, engineering fees and a range of other 

costs.   Without  the  availability of  TIF  to  finance  these  public  improvements,  KPW  LLC  could  not have 

undertaken this development. 

 

The 2013 Pre‐Annexation Agreement contemplated  that Kettle Park West would be developed  in  three 

phases.  This phased approach to development was endorsed by the Common Council when it approved 

the 51 x 138 Detailed Neighborhood Plan in the spring of 2012. In‐depth preparations for the first phase of 

KPW—a 35‐acre portion of the site known as the “Kettle Park West Commercial Center”—began in 2013 

following the City Council’s approval of the Pre‐Annexation Agreement.   

 

In  the  fall of 2014,  the City Council approved Tax  Increment District #7  (TID #7), a 140‐acre TIF district 

encompassing the entire KPW planning area.  At the same time, the City Council also approved a TIF project 

plan that contemplated approximately $5M in TIF support for the Kettle Park West Commercial Center, to 

be anchored by a Walmart Supercenter.  Responding to criticism from an active group of constituents, the 

City Council chose to place several advisory referendum questions on the ballot in the spring of 2015, asking 

voters whether they agreed with the Council’s approval of TIF for the KPW Commercial Center.  Only 40% 

of the residents who voted in that election said they agreed with the Council’s decision to borrow money 

for that purpose, though voters were split more evenly on a question that removed city borrowing from 

the equation.  Notwithstanding the referendum results, the City Council subsequently voted to continue 

with the KPW project. 
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Construction  of  the  Kettle  Park West  Commercial  Center  began  in  the  fall  of  2015  and  is  proceeding 

according to schedule.  The community is already benefiting from the traffic upgrades that are being made 

to the US Highway 51 corridor and, in its first year, the Kettle Park West Commercial Center has already 

generated $10.8M of new tax base for the City, which is right on target with the projections the City made 

when the TIF was initially approved.  Plans are also now moving ahead for a hotel and senior housing project 

within the previously‐approved Kettle Park West Commercial Center (Lot 8 of KPWCC, recently replatted as 

Lots 15 and 16).  None of this would have been possible without the City’s use of TIF. 

 

With construction of Kettle Park West Commercial Center well underway, and with TID #7 performing as 

anticipated, KPW LLC has begun planning for the second phase of development.  This next phase includes: 

development of single‐family residential lots; development of parcels for market rate multi‐family buildings; 

development  of  a  parcel  designated  for  office  use;  grading,  restoration  and  improvement  of  a  large 

neighborhood park; expansion of the stormwater management system and preservation of existing natural 

habitat areas. 

 

In order to prepare the second phase of KPW for development, the City has required the construction of 

additional public infrastructure, including: highway/intersection upgrades at Hwy 51 and Roby Road and at 

Hwy 138 and Oak Opening Drive, installation of a collector street (Oak Opening Drive) through the site, new 

stormwater facilities, water main extension and park  improvements.  The current cost estimates for this 

second phase of public infrastructure (both On‐Site and Off‐Site) total $11,188,556.  Without the availability 

of TIF to cover these infrastructure costs, KPW LLC will be unable to develop the second phase. 

 

Kettle Park West LLC is asking for the City’s continued support of the plan to develop the Kettle Park West 

neighborhood. 

 

1. APPLICANT BACKGROUND AND EXPERIENCE 

Forward Development Group, LLC (FDG) was established as a development company focused on combining 

the  vision  of  responsible  development with  the  science  of  today’s  best  development  practices.   With 

expertise  in the development and construction  industry that spans over 25 years, we pride ourselves on 

our professionalism, experience and expertise to create, own and manage properties.  With our capability 

to customize the ownership and management aspects of our projects, we have created a platform for long‐

lasting and effective relationships with clients, tenants and investment partners. 

 

FDG focuses on seeking out and developing the best properties available in response to the rapidly changing 

needs of mixed‐use development clientele.  Our project portfolio encompasses a broad range of projects 

ranging  from  commercial  and  retail  spaces,  hotels  and  residential  projects  including  senior  housing, 

condominiums, multi‐family development and single‐family home sites. 

 

Bios of the FDG executive team members are attached as Appendix 2.   Collectively, the executive team 

support our investors and clients with decades of experience and diverse expertise in survey and mapping, 

architecture, engineering, land development, strategic planning, risk management, real estate ownership 

portfolios,  construction  management,  operational  planning,  capital  formation  and  syndication.    Our 

affiliation with  JSD Professional Services,  Inc. provides our clients access  to qualified professionals with 

technical knowledge and experience in civil engineering, structural engineering, transportation engineering, 

stormwater  management,  water  resources  management,  planning,  landscape  design,  surveying  and 

construction management. 

 



 

Kettle Park West LLC ‐‐ KPW Phase 2 
TIF Application 

4 

In  2011,  FDG  formed  an  affiliated  company,  Kettle  Park  West,  LLC,  specifically  for  the  purpose  of 

undertaking the development of Kettle Park West. 

 

2. KETTLE PARK WEST LLC’s CONSULTANT TEAM 

Kettle Park West LLC will continue to employ the assistance of JSD Professional Services to provide civil 

engineering,  surveying,  general  planning  and  landscape  architecture  services  for  the  planning  and 

implementation of Kettle Park West Phase 2.  As necessary, additional specialized consulting services will 

be retained to support design and analysis of specific technical elements of the project.  Legal services will 

be provided by the law firm Michael Best and Friedrich, LLP. 

 

3. PROJECT DESCRIPTION 

The first phase of Kettle Park West—the Kettle Park West Commercial Center—is now under construction.  

This phase has created over 28 net acres of new commercial development sites, with more than 240,000 

SF of new building construction anticipated during the next 18 months. This successful project activity has 

set the stage for Phase 2 of the KPW neighborhood development. 

 

Phase 2 establishes the primary traffic circulation network northwest of US Highway 51 and State Highway 

138 as  shown  in  the adopted Westside Neighborhood Plan  (Jackson Street extended and Oak Opening 

Drive) and will open up 81 acres for development including: single family and moderate density residential 

parcels, a  small  site  for potential office development and over 38 acres of open  space  including public 

parkland, stormwater management facilities and a natural area conservancy. 

 

The details of the land uses proposed in the Phase 2 area are presented Exhibits 1 and 2. (Note: information 

summarized in Table 1 also relate to the current status of Phase 1 development activities.) 

 

Overall, the development characteristics within TID #7 are 23% Commercial, 1% Office, 26% Residential, 

28% public open space and 22% for ROW which is compliance with statutory requirements for a mixed‐use 

TID. 

 

4. LEGAL DESCRIPTION AND MAP OF TID #7 

The boundary of TID #7 remains unchanged  from  the original configuration approved on October 16th, 

2014. 

 

This TIF application references  the second phase of development within  the geographic area of TID #7.  

Proposed TIF‐eligible projects relate to required infrastructure improvements to support the development 

of lands encompassed by the certified survey maps for the Kettle Park Commercial Center and the Kettle 

Park West Preliminary Plat (conditionally approved on May 10th, 2016).  These projects are located either 

within  the boundaries of  these CSMs/plats or are within one‐half mile of  the boundary of TID #7.   The 

Boundary Map of TID #7 and Legal Description of the District Boundary are shown in Exhibits 3 and 4. See 

also the Project Plan for TIF District No. 7 as Appendix 3. 

 

5. PROJECT AREA OWNERSHIP 

As designated by the Dane County Land Information Office, Dane County Tax Assessment Office and the 

City Assessor’s Office, the 2016 Tax Parcel #’s and Land Owners for  lands within the district are  listed  in 

Exhibit  5.  The  total  project  area  for  Kettle  Park West  and  the  Kettle  Park West  Commercial  Center 

encompasses 109 acres; net of dedicated public rights‐of‐way.   Kettle Park West LLC holds  fee  interest, 

subject to mortgages, in approximately 48 acres and has options to purchase an additional 61 acres from 

the Leslie Mabie Estate. 
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6. PROJECT AREA ZONING MAP 

The  zoning  for  the proposed Kettle Park West Plat  is depicted on Map 3  (Exhibit 6).    This  zoning was 

proposed  to  the City and conditionally approved by  the Common Council on May 10, 2016.   The City’s 

approval conditions relate to phasing considerations involving property development and traffic forecasts 

for  the US Highway 51 and State Highway 138  intersections, coordination of Wisconsin Department of 

Transportation Access Permits and establishing the framework for  long‐range transportation planning to 

support continued community development on the City’s west and southwest peripheral areas. 

 

Per the City’s conditional approval of the preliminary plat for Phase 2, all development (except for Lot 15 

and Lot 16) within the Kettle Park West Plat is prohibited until, among other things: 

 a plan or agreement, acceptable to the City, is in place for the completion of street improvements 

within the Town of Rutland, including bike/pedestrian accommodations and traffic signals at the 

Roby Road/Deer Point Drive and USH 51 intersection; and 

 the connection of Oak Opening Drive to Highway 138 has been resolved to the City’s satisfaction. 

 

Conceptual engineering designs have been discussed with the Town of Rutland and the City of Stoughton 

and have been submitted to the Wisconsin Department of Transportation.  The Department is evaluating 

long‐ and short‐term improvements to the intersection of USH 51 and Roby Road/Deer Point Drive.  The 

Department is also reviewing access requirements for Oak Opening Drive/STH 138 concept plans.  The Town 

of Rutland has approved the conceptual plans for Oak Opening Drive and Deer Point Drive. 

 

7. NATURE OF ANY ANTICIPATED RELOCATION OF ECONOMIC ACTIVITY 

Kettle  Park  West  Commercial  Center  and  Kettle  Park  West  provide  opportunities  for  new  business 

recruitment  into the community and for the expansion of existing business enterprises – either through 

relocation or expansion.   The relocation of Walmart from  its current 40,000 SF building to a 152,000 SF 

building is a notable example of business expansion supported by the creation of new commercial sites at 

the KPW Commercial Center (Phase 1).  Phase 2, which is the subject of this application, consists primarily 

of  residential uses, park and open  space,  includes one  site  for potential office development, providing 

opportunity for new business recruitment or a growth opportunity for existing office tenants in Stoughton. 

 

8. DESCRIPTION AND JUSTIFICATION FOR TAX INCREMENT FINANCING 

The KPW Phase 2 development will require substantial public  infrastructure  including: the extension of 

planned collector streets, highway intersection safety and capacity upgrades, new water distribution and 

wastewater  collector  mains  and  regional  stormwater  management  facility  improvements.    These 

infrastructure projects are described below and are outlined in Exhibits 7 and 8. 

 

On‐Site Infrastructure Projects are those projects and project elements located within the boundary 

of  KPW  and  are  directly  related  to providing  the  necessary  infrastructure  (water,  sanitary  sewer, 

stormsewer,  streets  and  parkland)  to  support  the  approved  residential  neighborhood  and  the 

completion of the overall KPW stormwater management system [note: Items A and B were completed 

as part of Phase 1).  TOTAL ESTIMATED COST: $5,447,694 [items C through G] 

 

A. Installation of  initial  components of  the  regional  stormwater management  treatment and 

infiltration basins. 

B. Construction of the Jackson Street and US Highway 51 intersection and the construction of the 

interim State Highway 138 and US Highway 51 intersection improvement. 
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C. Completion of the Jackson Street Extension from Phase 1 (at the western edge of Lot 16) to 

Oak Opening Drive. 

D. Construction of Oak Opening Drive  from  the northern plat boundary  south  towards State 

Highway 138. 

E. Expansion of the Stormwater Treatment and Rate Control Management Facility located along 

Jackson Street. 

F. Expansion of the Stormwater Infiltration Facility in the northeast corner of the plat. 

G. Grading and Initial Site Restoration for the Neighborhood Park Site  

 

Off‐site Infrastructure Projects are those projects and project elements located outside of the KPW 

Plat Boundary, but within one‐half mile of  the TID #7 boundary,  that  the City has determined are 

necessary to resolve existing deficiencies at the Roby Road and US Highway 51  intersection and to 

address projected long‐range impacts generated by the completed build‐out of the Kettle Park West 

plat.  These projects are conditions of approval of the preliminary plat for the Phase 2 area of Kettle 

Park West. TOTAL ESTIMATED COST: $5,740,862 

 

H. Improving  Oak  Opening  Drive/Deer  Point  Drive  in  the  Town  of  Rutland  from  the  KPW 

boundary to the Roby Road – US Highway 51 intersection 

I. Reconstruct and Signalize the Roby Road ‐ US Highway 51 Intersection 

J. Connect Oak Opening Drive and Construct a “T” Intersection (Type B‐2) with State Highway 

138 

K. Completion of the Jackson Street Storm Sewer Forcemain 

 

KPW LLC is proposing two differing financing mechanisms for these two classifications of project costs: 

 

 On‐Site Infrastructure [Projects C thru G].  Although KPW LLC remains open to other options, this 

application proposes that any projects in this category would be financed through a “developer‐

funded”  or  “Pay‐as‐you‐go”  TIF,  subject  to  terms  and  conditions  of  a written  TIF  agreement 

between KPW LLC and the City.   Under a “Pay‐as‐you‐go” TIF, the developer  is responsible  for 

securing  bank  financing  for  the up‐front  cost  of  the  improvements,  subject  to  an  agreement 

between the developer and the City that would provide for reimbursement of eligible expenses 

on an annual basis from the tax increment actually generated by new development within the TID.  

If  the  actual  tax  revenues  collected  by  the  City  fall  below  the  developer’s  projections,  the 

developer  is  responsible  for  the  shortfall.   This option minimizes  risk  to  the City  for expenses 

associated with the development on private property. 

 

 Off‐Site Infrastructure [Projects H thru K].  This category of project costs, while required by the 

city  to  be  constructed  in  conjunction  with  KPW  development,  consists  largely  of  highway 

improvements that benefit other adjoining lands (making those lands ready for development) and 

the  traveling public  at  large.    For  this  reason,  KPW  LLC proposes  that  these project  costs be 

financed through a traditional TIF  financing arrangement where the City  issues bonds that will 

provide for the up‐front funds necessary to complete these infrastructure projects, with the bonds 

to be repaid from the tax increment actually generated by new development. 

 

9.  SOURCES, AMOUNTS AND STATUS OF PROPOSED DEBT AND EQUITY FINANCING.  The projected sources, 

amounts of debt, and equity financing is outlined and attached as Exhibit 9. 

 

10.  PROPOSED TIF EXPENDITURES AND PAYBACK.  
The projected development sequence TID #7 payback schedule is outlined in Table 4 attached as Exhibit 10. 
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11. MARKET FEASIBILITY OF PROPOSED PROJECT ELEMENTS.  KPW LLC has completed several market studies 

covering the specific uses proposed as part of Kettle Park West Phase 2.  Summaries of these reports, which 

were provided to the City Council during deliberation on the preliminary plat, are attached as Appendix 4. 

 

12. PROJECTED REAL ESTATE PROPERTY VALUATION AND TAX INCREMENT GENERATED. Full build out of the 

Kettle Park West Development  is projected  to be  completed by  the end of 2022.   The  total  increment 

created for the Kettle Park West development (including: Phase 1 – the approved KPW Commercial Center 

and  the proposed Phase 2 – Kettle Park West Plat),  is projected  to exceed $94,000,000.   Based on  the 

applied mil  rate of $23.06 approved  in  the current TIF Project Plan,  this  increment will produce annual 

revenues in excess of $2,000,000. 

 

See Tables 3 and 4 (Exhibits 9 and 10) relating to projections of the annual and cumulative total real estate 

valuation of TID #7 based on current and projected property sales activity and typical building values. 

 

13. PROJECTED PERSONAL PROPERTY VALUATION AND TAX INCREMENT GENERATED. Kettle Park West LLC is 

selling real estate for development sites and does not have any knowledge or  information pertaining to 

market value (or taxable value) of any fixtures, equipment or inventory used or installed by any owners or 

tenants of the buildings constructed within the development, which may be taxed as personal property. 

 

14. PROSPECTIVE LEASE AND PURCHASE COMMITMENTS KNOWN TO DATE 

KPW Phase 2 consists of 81 acres intended for single family and moderate density residential development, 

a  small  site  for  potential  office  development,  and  open  space,  including  38  acres  of  public  parkland, 

stormwater management facilities and a natural area conservancy.  KPW LLC has seen strong interest for 

local area builders and from individuals who are interested in living at Kettle Park West.  This high level of 

interest is supported by the professional market studies KPW LLC has commissioned; summaries of which 

are attached as Appendix 4. 

 

15. DEVELOPMENT OPERATIONS AND MANAGEMENT (UPON BUILD‐OUT AND COMPLETION).  KPW LLC will 

be responsible for  installation of the public  infrastructure necessary to ready the  land for development.  

Ultimately,  a  variety  of  individuals  and  entities will  own  and will  be  responsible  for  operation  of  the 

buildings to be constructed within Phase 2 of Kettle Park West.  For example, KPW LLC intends to sell the 

single‐family home sites to individuals or local builders.  Those home sites will ultimately be maintained by 

the families who choose to purchase those homes.  The lots slated for multifamily residential development 

will be  sold  to  local  apartment developers, who will be  responsible  for maintaining  those buildings  in 

accordance with plans approved by the City. 

 

16. ANTICIPATED PUBLIC BENEFIT OF PROJECT. Kettle Park West  is a  successful public‐private  initiative  to 

implement elements of the City’s adopted Comprehensive Plan.  In addition to providing a cost effective 

funding mechanism for constructing critically needed public infrastructure with zero cost to City taxpayers, 

the TID, when completely built out, is projected to add over $94,000,000 to the City and School District tax 

base, resulting in annual tax revenues in excess of $2,000,000. 

 

As evidenced by over $36,100,000 of private construction projects currently underway  in Phase 1 of the 

Kettle Park Commercial Center that have been leveraged by the City’s creation of TID #7 including: 

 $11,650,000 in Site acquisition and improvements by KPW LLC not funded by TIF 

 $12,000,000 building construction for the new WalmartSuperCenter 

 $1,900,000 building construction for a new KwikTrip Convenience Store 

 $1,750,000 building construction for a new bank and professional building 

 $7,300,000 building construction for a new hotel and conference center 
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 $1,500,000 building construction for new multi‐tenant commercial buildings.  

 

It  is  clear  that  the  City’s  commitment  to  implementing  strategies  to  encourage  and  secure  private 

investment will continue  to be an extremely effective component of City development policy.   Phase 1 

accomplishments to date include: 

 Mitigation  of  transportation  system  deficiencies  (intersection  design  and  signalization  of  the 

Jackson  Street  intersection with US Highway  51  and  State Highway  138  intersection with US 

Highway 51) 

 Implementation of effective stormwater management improvements in the closed drainage basin 

in the Westside Neighborhood planning area 

 Preliminary  site development grading  to effectuate  site development  for  the  future Stoughton 

Utilities  Substation which will  serve  and  support  future  development  in  the  City’s west  side 

planning area 

 

These projects are not only having an immediate positive impact on public safety but have put into place 

several  critically  needed  foundational  components  of  the  City’s  infrastructure  that will  be  needed  to 

instigate and sustain addition private investment in the City’s planned Westside neighborhoods. 

 

These strategies have proven effective in re‐invigorating investor confidence in the community (after many 

years of  inaction and  inactivity) which,  in turn, has also begun to re‐establish an effective dialogue with 

WisDOT and other agencies to address regulatory and state project funding priorities affecting the City.  City 

authorization of the proposed projects in the next and subsequent phases of TID #7 will: 

 Expand and diversify housing opportunities in the community which will attract new households 

into the City and School District 

 Further improve the circulation and safety of the street network which will enhance the viability 

of business development locations along US Highway 51 and State Highway 138 

 Provide opportunity to develop a vibrant and attractive neighborhood park that will enhance the 

character and “Quality of Life” in the westside neighborhood and the City as a whole 

 

17.  DOCUMENTATION OF APPLICANT’S FINANCIAL RESOURCES AND PRIVATE FUNDING COMMITMENTS.  As 

a  condition  of  approval,  KPW  LLC  agrees  to  provide  the  City with  a  letter  from  a  financial  institution 

indicating that KPW LLC has sufficient financial resources to obtain the private financing for the project.  

This approach will ensure that the  letter provided by KPW LLC matches the specific borrowing structure 

approved by the City. 

 

18. PROPOSED PROJECT SCHEDULE: 
The preliminary/provisional schedule for the second phase of activity under TID #7 is as follows (subject to 

continued City collaboration and support, and favorable market conditions): 

 

Preliminary Construction Date: Spring 2017 

Preliminary Construction Completion Date: Fall 2017 

Phasing Anticipated: Two Phases (2017 and 2018) 

Date Occupied: Spring 2018 



EXHIBIT 1

Provisional Data

TID#7

Area

Acres Units * Acres Units*/GFA** Acres Units*/GFA** Acres Units*/GFA** Acres Units*/GFA** Acres Units*/GFA** %

Residential 28 428 0.00 0 4.00 96 0.00 0 32.04 327 36.04 423 26%

Low Density 9 50 11.83 43 11.83 43

Up to 5 DUA

Moderate Density 10 100 9.78 44 9.78 44

Up to 10 DUA

High Density 9 216 10.43 240 10.43 240

Up to 24 DUA

Senior Housing TBD 36 4.00 96 4.00 96

To be Determined

Mixed Use -- 26 0.00 0
Upper story(ies) in Mixed Use Neighborhood 

Commercial

Commercial 25 22.75 187,470          10.23 107,450          0 -                   0 -                   32.98 294,920          23%

Neighborhood Scale (Mixed Use) 4 0 0 0 0 0.00 0 0 0 0 0

Community Scale 21 22.75 187,470          10.23 107,450          0 -                   0 -                   32.98 294,920          

Large Format Retail 15.04 153,980           15.04 153,980           

Medium Format Retail 5.54 38,360             5.54 38,360             

Multi-tenant Specialty Retail 3.81 9,990               14,480             3.81 24,470             

Multi-tenant Professional Services 1.66 15,000             1.66 15,000             

Convenience Retail 2.24 8,500               2.24 8,500               

Dining and Entertainment 0 -                   

Lodging and Conference Center 4.69 54,610             4.69 54,610             

Employment Focused 22 0 -                   0 -                   0.00 -                   2.00 20,820             2.00 20,820             1%

Office 0 0 0 0 2.00 20820 2.00 20,820             

Manufacturing 0 0 0 0 0.00 0 0.00 -                   

Civic 0 0.00 -                   0%

Open Space 39 0 0 0 0 27.09 0 11.61 0 38.70 -                   28%

Parkland 9 16.40 16.40

Stormwater Mgt 20 10.69 10.69

Conservancies 10 11.61 11.61

Subtotal Improved Property 114 22.75 187,470           14.23 107,546           27.09 -                   45.65 20,820             109.72 315,740           

Residential Units 428          -                   96                    -                   327                  423                  

Local Street ROW 17 1.82 0 0 0 10.00 0 0.83 0 12.65 -                   9%

Neighborhood Streets 8 4.35 4.35

Collector Streets 9 1.82 5.65 0.83 8.30

Jackson Street, Oak Opening Drive 0.00

Subtotal including Local Streets 131 24.57 187,470          14.23 107,450          37.09 -                   46.48 20,820             122.37 315,740          

Arterial Highways 21 18.00 18.00 13%

USH 51, STH 138

TOTAL 152 42.57 187,470          14.23 107,450          37.09 -                   46.48 20,820             140.37 315,740          100%

Residential Units 428          -                   96                    -                   327                  423                  

* Unit counts based on zoning densities

** Gross Floor Area (GFA) of buildings based on Master Plan projections and building plans

TotalKettle Park West

Implementation: Implementation:

Kettle Park West

Detailed TID #7 Land Use - Phase 1 and 2

Tax Increment District Number 7

Phase 1 Phase 1A Phase 2 Phase 2A

Westside 

Neighborhood Plan
KPW Commercial Center

Land Use

2015-17 Anticipated 2016-18 Anticipated 2017-19 Anticipated 2018-222012
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EXHIBIT A 
ANNEXATION DESCRIPTION 

Part of Lot 2, Certified Survey Map No. 3430 as recorded in Volume 13, pages 268-270, as 
Document No. 1658279, all of Lots 1, 2, and 3, Certified Survey Map No. 3435 as recorded in 
Volume 13, pages 279-281, as Document No. 1658680, all of Lot 1, Certified Survey Map No. 
9632 as recorded in Volume 55, pages 194-197, as Document No. 3199102, and all of the 
Northwest Quarter of the Southeast Quarter, and part of the Northeast Quarter of the Southeast 
Quarter, part of the Southeast Quarter of the Southeast Quarter and part of the Southwest Quarter 
of the Southeast Quarter, all in Section 1, Township 5 North, Range 10 East, Town of Rutland, 
and part of the Southwest Quarter of the Southwest Quarter of Section 6, Township 5 North, 
Range 11 East, Town of Dunkirk, Dane County, Wisconsin, Described as follows: 

Beginning at a point on the South line the Southwest Quarter of Section 6, aforesaid, being North 
87 degrees 24 minutes 18 seconds East of the Southwest Corner of said Southwest Quarter a 
distance of 667.62 feet, said point also being on the Corporate boundary of the City of 
Stoughton; thence South 87 degrees 24 minutes 18 seconds West along the South line of said 
Southwest Quarter, 662.61 feet to a point that is 5.00 feet East of the West line of the Southwest 
Quarter of Section 6, aforesaid; thence North 00 degrees 17 minutes 13 seconds West parallel 
with the West line of the Southwest Quarter of Section 6, aforesaid, 184.63 feet; thence North 87 
degrees 07 minutes 28 seconds West parallel with the North right-of-way line of State Trunk 
Highway ‘138’ a distance of 298.58 feet; thence South 00 degrees 16 minutes 13 seconds East, 
5.01 feet to the North right-of-way line of State Trunk Highway ‘138’; thence North 87 degrees 
07 minutes 28 seconds West along said right-of-way line, 21.50 feet; thence South 00 degrees 12 
minutes 45 seconds East along said right-of-way line, 8.67 feet; thence North 89 degrees 53 
minutes 46 seconds West along said right-of-way line, 178.13 feet; thence South 00 degrees 00 
minutes 00 seconds East, 162.51 feet to the South line of the Southeast Quarter of Section 1, 
aforesaid; thence North 87 degrees 05 minutes 45 seconds West along said section line, 1941.76 
feet to the Southerly extension of the East line of Certified Survey Map No. 7803, as recorded in 
Volume 41, pages 76-77 as Document No. 2670794; thence North 00 degrees 05 minutes 30 
seconds West along the East line of said Lot 1 a distance 604.54 feet to the Northeast corner of 
said Lot 1; thence North 87 degrees 50 minutes 42 seconds West along the North line of said Lot 
1, a distance of 203.18 feet to the West line of said Southeast Quarter; thence North 00 degrees 
04 minutes 33 seconds West along said West line, 2039.87 feet to the Northwest corner of said 
Southeast Quarter; thence South 86 degrees 41 minutes 54 seconds East along the North line of 
said Southeast Quarter, 1986.12 feet to the West line of Lot 1, Certified Survey Map No. 8144 as 
recorded in Volume 43, pages 285-290, as Document No. 2745975; thence South 00 degrees 09 
minutes 16 seconds West, 146.55 feet; thence South 00 degrees 05 minutes 13 seconds East, 
279.26 feet to the Southwest corner of Lot 2, Certified Survey Map No. 8144; thence South 00 
degrees 06 minutes 55 seconds East along the West line of Certified Survey Map No. 9632 as  

                                                                             EXHIBIT 4
    LEGAL DESCRIPTION OF TID #7 BOUNDARY
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recorded in Volume 55, pages 194-197 as Document No. 3199102 a distance of 888.03 feet; 
thence South 87 degrees 57 minutes 29 seconds East, 1.15 feet; thence South 00 degrees 20 
minutes 15 seconds West, 198.79 feet to the Southwest corner of Lot 2 of said Certified Survey 
Map No. 9632; thence North 89 degrees 42 minutes 22 seconds East along the South line of said 
Lot 2 a distance of 519.85 feet to the Westerly right-of-way line of U.S.H. '51'; thence North 01  
degrees 42 minutes 26 seconds East along said Westerly right-of-way line, 171.19 feet; thence 
South 88 degrees 07 minutes 03 seconds East, 123.54 feet to the East line of the Southeast 
Quarter of said Section 1 and the Westerly corporate boundary of the City of Stoughton; thence 
South 00 degrees 17 minutes 13 seconds East along the East line of said Southeast Quarter and 
said Westerly corporate boundary, 42.54 feet; thence North 88 degrees 23 minutes 40 seconds 
East, 41.11 feet to the Easterly right-of-way line of U.S.H. '51'; thence South 03 degrees 23 
minutes 52 seconds East along said easterly right-of-way line, 122.33 feet to a point of curve; 
thence Southeasterly 1,089.67 feet along an arc of a curve to the left, having a radius of 976.74 
feet, the chord bearing South 30 degrees 13 minutes 16 seconds East, 1,034.04 feet; thence South 
63 degrees 11 minutes 08 seconds East, 113.67 feet; thence South 00 degrees 58 minutes 35 
seconds East, 179.65 feet to the Point of Beginning. 
 
Parcel contains 6,107,862 square feet or 140.217 acres. 
 
 
 
 
 
 
 



Exhibit 5 

Listing of Tax Parcel Numbers and Land Owners in TID #7 
Parcel Number ‐ 281/0510‐014‐9640‐2 

LOT 2 CSM 14057 CS94/150&158‐8/26/2015 F... 

WAL‐MART REAL ESTATE BUSINESS TR   

PO BOX 8050 

BENTONVILLE AR 72712 

 

Parcel Number ‐ 281/0510‐014‐9660‐2 

LOT 3 CSM 14057 CS94/150&158‐8/26/2015 F... 

KETTLE PARK WEST LLC   

161 HORIZON DR STE 101A 

VERONA WI 53593 

 

Parcel Number ‐ 281/0510‐014‐9680‐2 

LOT 4 CSM 14057 CS94/150&158‐8/26/2015 F... 

LOT 4 ‐ KETTLE PARK WEST LLC   

161 HORIZON DR STE 101A 

VERONA WI 53593 

 

Parcel Number ‐ 281/0510‐014‐9860‐2 

LOT 5 CSM 14058 CS94/159&165‐8/26/2015 F... 

FH OF MCFARLAND INC   

PO BOX 7 

MCFARLAND WI 53558 

 

Parcel Number ‐ 281/0510‐014‐9880‐2 

LOT 6 CSM 14058 CS94/159&165‐8/26/2015 F... 

KWIK TRIP INC   

1626 OAK ST 

LA CROSSE WI 54603 

Parcel Number ‐ 281/0510‐014‐9900‐2 

LOT 7 CSM 14058 CS94/159&165‐8/26/2015 F... 

KETTLE PARK WEST LLC   

161 HORIZON DR STE 101A 

VERONA WI 53593 

 

 

 



Parcel Number ‐ 281/0510‐014‐9700‐2 

OUTLOT 1 CSM 14057 CS94/150&158‐8/26/201... 

KETTLE PARK WEST LLC   

161 HORIZON DR STE 101A 

VERONA WI 53593 

 

Parcel Number ‐ 281/0510‐014‐8150‐2 

LOT 8 CSM 14059 CS94/166&169‐8/26/2015 F... 

KETTLE PARK WEST LLC   

161 HORIZON DR STE 101A 

VERONA WI 53593 

 

Parcel Number ‐ 281/0510‐014‐8170‐2 

OUTLOT 2 CSM 14059 CS94/166&169‐8/26/201... 

KETTLE PARK WEST LLC   

161 HORIZON DR STE 101A 

VERONA WI 53593 

 

Parcel Number ‐ 281/0510‐014‐8190‐2 

OUTLOT 3 CSM 14059 CS94/166&169‐8/26/201... 

KETTLE PARK WEST LLC   

161 HORIZON DR STE 101A 

VERONA WI 53593 

 

Parcel Number ‐ 281/0510‐014‐8062‐2 

SEC 1‐5‐10 PRT NE1/4SE1/4 COM INTERS WLY... 

MABIE REV TR, STANLEY A   

PO BOX 780 

STOUGHTON WI 53589 

 

Parcel Number ‐ 281/0510‐014‐8502‐2 

SEC 1‐5‐10 NW1/4SE1/4 EXC PRD #5179685 

MABIE REV TR, STANLEY A   

PO BOX 780 

STOUGHTON WI 53589 

 

Parcel Number ‐ 281/0510‐014‐9045‐2 

SEC 1‐5‐10 SW1/4SE1/4 EXC HWY R/W & EXC ... 

MABIE REV TR, STANLEY A   

PO BOX 780 

STOUGHTON WI 53589 





Kettle Park West Exhibit 7
Phase 2 Public Infrastructure Costs

Calendar Years 2017 thru 2020

Projected Year

Project Plan Cost Financed Amount

On Site Improvements

 (Developer Financed)
Grading in Non‐Public Portion 785,320$                        2017 1,505,111$           

2018 1,505,111            

Residential Streets 1,396,000                      2019

2020

Construction Contingency 327,199                        

3,010,222$           

Other Soft Costs 501,703                         

Total Improvements (Developer Financed) 3,010,222$                    

On Site Improvements

 (TIF Funded ‐ Developer Financed)
C Jackson Street Extension 349,500$                        2017 2,880,057$           

2018 1,657,692            

D Oak Opening Drive 2,325,000                       2019 903,025               

2020

E Bio‐Retention Facility Expansion 110,000                        

5,440,774$           

F Infiltration Basin Expansion 180,000                         

G Grading of Pond/Parks/ROW 609,840                        

Construction Contingency 536,151                        

 Total Construction Costs 4,110,491$                    

Non‐Construction Costs (Developer Only) 822,098                        

Total Developer Controlled Costs 4,932,589$                    

Stoughton Utilities 102,762$                       

City of Stoughton 205,525                         

Other Utility Related Costs 100,000                         

Total City Controlled Costs 408,287$                       

Origination Costs 99,898$                         

Total On‐Site (TIF Funded‐Developer Financed) 5,440,774$                    

Grand Total of Developer Financed Items 8,450,996$                    

Off Site Improvements 

 (TIF Funded ‐ City Financed)

H Oak Opening Drive/Deer Point Drive  562,500$                        2017 ‐$                           

2018 ‐                            

I Roby/Deer Point ‐ USH 51 Intersection 1,731,712                      2019 3,202,366            

2020 2,538,496            

J State Hwy 138/Oak Opening Drive

  Option 1 ‐ Type B Intersection 1,914,344                      5,740,862$           

K Force Main (Jackson St.) 533,750                        

Watermain Extension ‐ STH 138 249,748                        

Stoughton Utilties 249,603                        

City of Stoughton 249,603                        

Other Utility Related Costs 249,603                        

Total Off‐Site (TIF Funded‐City Financed) 5,740,862$                    

Total On Site and Off Site (TIF Funded) 11,181,636$                  

Grand Total of Construction Costs 14,191,858$                   14,191,858$          
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Calendar Years 2017 thru 2020

Estimated Projected

Project Plan Quantity Measure Price Cost Comments

On‐Site Costs (Developer Funded):

A & B Relate to KPW ‐ Commercial Center Phase ‐$                                 

C Jackson Street Extension 466 LF 750$                            349,500                        
Includes grading, sanitary, water, storm, 

street construction and landscape 

restoration

D Oak Opening Drive 3100 LF 750$                            2,325,000                     
Includes grading, sanitary, water, storm, 

street construction and landscape 

restoration

E   Bio‐Retention Facility Expansion 1 LS 110,000$                     110,000                        
Expand existing basin ‐ Amount per Phase 

1 Public Bid was $55,000 

F   Infiltration Basin Expansion 1 LS 180,000$                     180,000                        
Expand existing basin ‐ Amount per Phase 

1 Public Bid was $90,000

G
General Grading of Pond/Parks/ROW 1,219,680       SF 0.50$                           609,840                        

Construction Contingency 15% 536,151                        

 Total On Site Construction Costs 4,110,491$                  

Non‐Construction Costs (Developer Only) 20% 822,098                       

  Engineering Fees

  Geo‐Technical

  Inspection

  Etc.

Total Developer Controlled Costs 4,932,589$                 

Stoughton Utilities 2.5% 102,762$                       Cost for the public portion of the project 

to be provided by Stoughton Utilities

City of Stoughton 5.00% 205,525                        

Cost for the public portion of the project 

to be provided by the City of Stoughton.  

These costs to include administration, 

plan review, inspection, testing and all 

other charges that will be assessed to the 

TIF.

Other Utility Related Costs 100,000                         Gas, Telephone, Etc.

Total City Controlled Costs 408,287$                      

Origination Costs 2% 99,898$                        

TOTAL ON‐SITE IMPROVEMENTS 5,440,774$                   Does Not Include Interest Costs

Off‐Site Costs (City Funded):

Oak Opening/Deer Point Extension to Hwy 51 ‐

H   Oak Opening Drive/Deer Pointe 1500 LF 375$                            562,500$                      
Street reconstruct only.  Does not include 

any underground infrastructure or USH 51 

inprovements.

I   Hwy 51 Intersection at Deer Point 1 LS 1,229,860$                 1,229,860                     

Improvement of intersection, per DOT 

standards, including traffic signalization 

(Detail Attached)

  HWY 51 Property and Easement Acquisition 1 LS 36,150$                       36,150                          

  Utility Costs 1 LS 100,000$                     100,000                        

  Non‐Construction Costs 20% 365,702                        

    Total Oak Opening/Deer Point Extenstion 1,731,712$                  Does Not Include Any City Costs

J State Hwy 138/Oak Opening Drive ‐ Type B

  Intersection (Option 1) Additional Detail Attached

    Property  and Easement Acquisition 1 Parcel 1,003,000$                 1,003,000$                    Price of Property has been negotiated

    State Hwy 138 & Oak Opening Drive Construction 1 LS 508,954$                    508,954                        

    Utility Costs 1 LS 100,000$                    100,000                        

    Non‐Construction Costs 20% 302,391                        

   Total for Option 1 (Type B Intersection) 1,914,344$                  Does Not Include Any City Costs

K   Force Main (Jackson St.) 2135 LF 250$                            533,750$                       Connection East of Hwy 51

Watermain Extension ‐ STH 138

  10 Inch Watermain 1500 LF 85$                             127,500                       

  Hydrants 5 EA 3,500$                        17,500                         

  Valves  4 EA 2,500$                        10,000                         

  Erosion Control 3333 SY 3$                               8,333                           

  Restoration  3333 SY 2$                               6,666                           

  Other Construction 1 LS 15,000$                      15,000                          

  Construction Contingency 15% 27,750                          

  Non‐Construction Costs 20% 37,000                          

Total Watermain Extension STH 138 249,748$                     

City Controlled Costs

  Stoughton Utilties 5% 249,603$                     

  City of Stoughton 5% 249,603                       

  Other Utility Related Costs 5% 249,603                       

Total City Controlled Costs 748,808$                     

TOTAL OFF‐SITE IMPROVEMENT INCLUDING OPTION 1 (STH 138) 5,740,862$                 

TOTAL ON‐SITE AND OFF‐SITE INCLUDING OPTION 1 (STH 138) 11,181,636$               



KETTLE PARK WEST
Location: Stoughton, Wisconsin

EXHIBIT 8

EXHIBIT 8

PHASE 1 (KPW Commercial Center)
A. Stormwater Management (First phase of water quality treatment and        
infiltration basins)
B. Perimeter Highway Improvements

On-Site Infrastructure Projects
(Proposed Developer Obligation Debt TIF)
C.  Complete Jackson Street Extension
D.  Construct Oak Opening Drive
E.  Bio-Retention Facility Expansion (water quality treatment)
F.  Infiltration Basin Expansion
G.  Mass grading and site restoration of park site area

PHASE 2 (KPW 2) 

MAP 4 - General Location of KPW                     
            Phase 2 Infrastructure Projects

NOTE: Master Plan Dated 07-11-2016 shown for illustration and 
reference only. Proposed uses and illustrated buildings are subject to 
modification

Off-Site Infrastructure Projects
(Proposed Conventional City Issued TIF)
H. Reconstruct Oak Opening Drive/Deer Point Drive to USH 51
I. Reconstruct Deer Point Drive (Roby Road) x USH 51 Intersection
J. STH 138 x Oak Opening Drive Intersection
K. Install Storm Sewer Force Main on Jackson Street

1. USH 51 x Jackson Street Intersection Improvement (off-site)
2. USH 51 and STH 138 widening (off-site)

A
G

AE K

TID BOUNDARY

C

B-1

B-2

I

H

F

J

2017

2018

2019

2020

YEAR OF CONSTRUCTION

D

D



1st Qtr 2nd Qtr 3rd Qtr 4th Qtr 1st Qtr 2nd Qtr 3rd Qtr 4th Qtr 1st Qtr 2nd Qtr 3rd Qtr 4th Qtr Total

Financing:

  Equity Financing -                  1,250,000  -                  -                  -                -                  -                  -                -                -                    -                    -            1,250,000       

  Debt Financing -                  3,250,000  -                  -                  -                800,000      -                  -                -                -                    -                    -            4,050,000       

TIF Reimbursement:

Grading/Streets and Related Infrastructure (Private) -                  2,723,847  2,723,847  -                  -                -                  -                  -                -                -                    -                    -            5,447,694       

Grading/Streets and Related Infrastructure (Public) -                  -                  -                  -                  -                2,870,431  2,870,431  -                -                -                    -                    -            5,740,862       

Grand Total: 16,488,556$  

Year  1 (2017) Year  2 (2018) Year  3 (2019)

Kettle Park West
Sources/Amounts of Debt/Equity Financing Exhibit 9



KPW 2 Projected Development Sequence and Projected Assessment

Date: 1/12/2016, 1/15/2016, revised 2/16/2016 to correct KPWCC lot 7A,B,C, revised 2/21/2016 to adjust for changing condos to duplexes and additional park area dedication, 2/29/16 Exhibit 10

Land and Building EAV Assumptions

Land Improvement
Single Family Lots 65,000$           per Improved Lot 250,000$             unit Assume 5 per year
SFD Condos 65,000$           per Improved Lot 225,000$             unit Assume 4 per year
Duplexes 90,000$           per Improved Lot 400,000$             per building (2 units) Assume 3 building per year
Med Density Multi Family 390,000$         per building site 100,000$             unit Assume 26 unit buildings built in 2018
High Density Multi Family 5.00$                 per square foot (lot) 75,000$                 unit Assume 1 building each year
Hospitality 6.70$                 per square foot (lot) 62,500$                 unit See phasing
Senior Housing 7.00$                 per square foot (lot) 75,000$                 unit See phasing
Retail/Professional Office 9.37$                 per square foot (lot) 30$                        per square foot (lot)

indicates land EAV first entered in Assessment Roll; 2016 Dollars; No adjustment for inflation
 indicates building EAV first entered in Assessment Roll; 2016 Dollars; No adjustment for inflation.

Assessment Year  ‐‐ Land and Units EAV coming on‐line on January 1

Land Bldg Total Land Bldg Total Land Bldg Total Land Bldg Total Land Bldg Total Land Bldg Total

HD Residential
Lot 17
SF 115,434                                                            577,170$                    ‐$                     577,170$                           577,170$             ‐$                       577,170$                           577,170$            4,875,000$                   5,452,170$                           577,170$           4,875,000$           5,452,170$                             577,170$               4,875,000$        5,452,170$                         
Units 65 units 65                      65
Lot 18
SF 105,851                                                            529,255$                    529,255$                           529,255$             4,500,000$          5,029,255$                        529,255$            4,500,000$                   5,029,255$                           529,255$           4,500,000$           5,029,255$                             529,255$               4,500,000$        5,029,255$                         
Units 60 units 60                      60
Lot 19
SF 109,020                                                            ‐$                                    545,100$             ‐$                       545,100$                           545,100$            ‐$                               545,100$                              545,100$           4,500,000$           5,045,100$                             545,100$               4,500,000$        5,045,100$                         
Units 60 units 60                      60
Lot 20
SF 124,565                                                            622,825$             ‐$                       622,825$                           622,825$            ‐$                               622,825$                              622,825$           ‐$                        622,825$                                622,825$               5,100,000$        5,722,825$                         
Units 68 units 68                      68

MD Residential
Lot 13 ‐ Change to a 26 unit building 390,000$                    390,000$                           390,000$             ‐$                       390,000$                           390,000$            2,600,000$                   2,990,000$                           390,000$           2,600,000$           2,990,000$                             390,000$               2,600,000$        2,990,000$                         

1 26
Lots 22 ‐ 25 ‐4 Duplex lots 450,000$                    450,000$                           450,000$             1,600,000$          2,050,000$                        450,000$            3,200,000$                   3,650,000$                           450,000$           3,200,000$           3,650,000$                             450,000$               3,200,000$        3,650,000$                         
Bldgs/Units 8 8                        5 4 4

Single Family Lots
Lots on Buttercup 28                      1,820,000$                 1,820,000$                        1,820,000$         2,750,000$          4,570,000$                        1,820,000$         5,500,000$                   7,320,000$                           1,820,000$        7,000,000$           8,820,000$                             1,820,000$           7,000,000$        8,820,000$                         

1‐12, 29‐38, 54‐56 28                      11 11 6
Lots on Wild Senna  15                      ‐$                                    1,020,000$         ‐$                       1,020,000$                        975,000$            1,250,000$                   2,270,000$                           975,000$           2,500,000$           3,475,000$                             975,000$               3,750,000$        4,725,000$                         

39‐46, 47‐53 15                      5 5 5
SFD Condos

CSM‐Lot 1 275,000           ‐$                                    1,170,000$         ‐$                       1,170,000$                        1,170,000$         1,350,000$                   2,520,000$                           1,170,000$        2,700,000$           3,870,000$                             1,170,000$           4,050,000$        5,220,000$                         
18 18                      6 6 6

Professional Office
Lot 14 107,120           1,003,691$                 1,003,691$                        1,003,691$         1,003,691$                        1,003,691$         1,003,691$                           1,003,691$        1,003,691$                             1,003,691$           3,213,600$        4,217,291$                         

1

Projected Annual Totals Phase 2 ‐$                               4,770,116$                    16,978,041$                31,403,041$                   39,958,041$                    50,871,641$                   

TID #7 Phase 1 Area Land Bldg Total Land Bldg Total Land Bldg Total Land Bldg Total Land Bldg Total Land Bldg Total
Lot 2 Large Format Retail

675,367                                                            3,087,500$                   11,912,500$        15,000,000$                     3,087,500$                 11,912,500$      15,000,000$                     3,087,500$         11,912,500$       15,000,000$                      3,087,500$         11,912,500$                 15,000,000$                        3,087,500$        11,912,500$         15,000,000$                          3,087,500$           11,912,500$      15,000,000$                       

Lot 3 Office Clinic Current use is temporary stormwater management ?

108,163                                                            940,000$                       940,000$                    940,000$             1,500,000$          2,440,000$                        940,000$            1,500,000$                   2,440,000$                           940,000$           1,500,000$           2,440,000$                             940,000$               1,500,000$        2,440,000$                         

Lot 4 Specialty Retail (Multi‐Tennant) 133,324           ‐$                      ‐$                      ‐$                     ‐$                       
Lot 4A

77,679                                                              1,250,000$                   727,835$                    727,835$             1,080,000$          727,835$            1,080,000$                   727,835$           1,080,000$           727,835$               1,080,000$       
Lot 4B

55,645                                                              521,381$                    1,080,000$        521,381$             1,080,000$          521,381$            1,080,000$                   521,381$           1,080,000$           521,381$               1,080,000$       
‐$                               ‐$                       ‐$                                   1,249,216$                 1,080,000$        2,329,216$                        1,249,216$         2,160,000$         3,409,216$                      1,249,216$        2,160,000$                 3,409,216$                         1,249,216$       2,160,000$          3,409,216$                           1,249,216$          2,160,000$        3,409,216$                         

Lot 5 Mult‐tenant Professional Services

72,286                                                              913,000$                       913,000$                          913,000$                    1,194,570$        2,107,570$                        913,000$             1,194,570$          2,107,570$                        913,000$            1,194,570$                   2,107,570$                           913,000$           1,194,570$           2,107,570$                             913,000$               1,194,570$        2,107,570$                         

Lot 6 Convenience Retail (with Fuel)

97,873                                                              1,137,500$                   1,137,500$                       1,137,500$                 1,370,222$        2,507,722$                        1,137,500$         1,370,222$          2,507,722$                        1,137,500$         1,370,222$                   2,507,722$                           1,137,500$        1,370,222$           2,507,722$                             1,137,500$           1,370,222$        2,507,722$                         

Lot 7 Specialty Retail (Multi‐Tennant) 165,382          
Lot 7A 80,150            

28,750                                                              ‐$                      500,000$             ‐$                      500,000$                      ‐$                     500,000$              ‐$                        500,000$           
Lot 7B

51,400                                                              1,355,000$                   ‐$                       1,355,000$                 775,000$            1,355,000$         775,000$             1,355,000$         775,000$                      1,355,000$        775,000$              1,355,000$           775,000$           
Lot 7C

85,290                                                              ‐$                               ‐$                      750,000$                      ‐$                     750,000$              ‐$                        750,000$           
1,355,000$                   ‐$                       1,355,000$                       1,355,000$                 775,000$            2,130,000$                        1,355,000$         1,275,000$          2,630,000$                        1,355,000$         2,025,000$                   3,380,000$                           1,355,000$        2,025,000$           3,380,000$                             1,355,000$           2,025,000$        3,380,000$                         

Lot 15 Hospitality
(Part of original CSM Lot 8) 1,222,500$                   1,222,500$                       1,222,500$                 5,500,000$        6,722,500$                        1,222,500$         5,500,000$          6,722,500$                        1,222,500$         5,500,000$                   6,722,500$                           1,222,500$        5,500,000$           6,722,500$                             1,222,500$           5,500,000$        6,722,500$                         
                                                           186,323 

Senior Housing
Lot 16 (Part of original CSM Lot 8)
SF 222,499                                                            1,557,493$                 3,500,000$        5,057,493$                        1,557,493$         7,575,000$          9,132,493$                        1,557,493$         7,575,000$                   9,132,493$                           1,557,493$        7,575,000$           9,132,493$                             1,557,493$           7,575,000$        9,132,493$                         
Units Conceptually planned for 101 units 101                    101

Projected Annual Totals Phase 1 19,628,000$                 35,854,501$                  43,949,501$                44,699,501$                   44,699,501$                    44,699,501$                   

Phase 1 and 2 Combined 19,628,000$                 40,624,617$                  60,927,542$                76,102,542$                   84,657,542$                    95,571,142$                   

 * Note area variance from  orig. lot 7 due to 5 ft strip 

2018 2020

2017 2018 2019 2020 2021

20212019

Note 1:  Presumes Lots are Buildable as of Late Fall 2017 and 2018 and that foundation permits are issued concurrent with installation of street infrastructure so that the buildings can go vertical in Winter 2017
18 and are substantially complete by Late Fall/Early Winter 2018

2017 2022

2022
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Pre-Annexation Agreement







































Appendix 2 
FDG Executive Team Member Profiles 

 

 

 

Dave M. Jenkins, Founder /Owner / Managing Member.  Mr. Jenkins is responsible for the vision, success 

and  growth  of  Forward  Development  Group,  LLC.    His  vision  to  see  opportunity  for  development  or 

redevelopment of a property allows Forward Development Group to build unique and successful projects.  

Mr.  Jenkins  also  created  JSD  Professional  Services,  Inc.,  providing  complete  services  in  planning  and 

development,  civil  engineering,  transportation  engineering,  water  resources,  landscape  architecture, 

construction services and survey and mapping.   JSD Professional Services  Inc.  is currently  located  in five 

office locations including Verona, Waukesha, Kenosha, Wausau and Appleton, Wisconsin. 

 

 

Dennis  Steinkraus,  Development  Manager.  Mr.  Steinkraus  is  responsible  for  the  management, 

coordination and site development of the properties controlled by Forward Development Group, LLC.  Mr. 

Steinkraus  supervises  all  land  development  activities,  consultants,  contractors,  project  schedule  and 

budget  administration  and  is  the  primary  contact with  governmental  agencies.   Mr.  Steinkraus  is  the 

former  President  of  Benton  Land & Development,  LLC where  he  supervised  the  development  of  over 

1,000  single‐family  homes  sites  for  a  large  production  builder  in  the  metropolitan  Madison  and 

Milwaukee markets.   Mr. Steinkraus holds memberships  in the Wisconsin Society of Land Surveyors and 

the International Council of Shopping Centers. 

 

 

Ron Henshue, Finance / Construction Manager.  Mr. Henshue is responsible for the financial projections, 

debt financing and reporting as well as the management of all aspects of construction of the properties 

including  estimating, project management,  close out  and profitability of  Forward Development Group, 

LLC.   With  over  30  years’  experience managing  financial  and  construction  projects, Mr.  Henshue  has 

assisted  in  the planning  and  formation of 10  companies  and has  facilitated over 50  strategic planning 

sessions.   Mr. Henshue currently serves on the Board of Directors and Finance Committee  for Habit  for 

Humanity of Dane County. 

 

 

Victor L. Mohoney, Business Development Manager.  Mr. Mohoney assists with strategic planning relating 

to real estate development and capital formation.  Mr. Mohoney has over 30 years’ experience in the real 

estate arenas that include commercial brokerage and leasing as well as real estate development and debt 

and  equity  syndication.   Mr. Mohoney was  responsible  for  the  development  of  over  $100 Million  in 

affordable elderly housing under the Section 42 Tax Credit Program, has developed multi‐family housing, 

raised investment capital for local, regional, and national real estate developers and has raised debt and 

equity capital responsible for many of the largest real estate portfolios in the State of Wisconsin. 

 

 

D’anne  L.  Long, Marketing  /  Residential  Sales Manager.   Ms.  Long  is  responsible  for  the  executive 

administration and marketing of all of the properties controlled by Forward Development Group, LLC.  Ms. 

Long has over 20 years’ experience  in  the  residential  sales market  in Wisconsin and Michigan.   As  the 

managing real estate broker, Ms. Long oversees the sales of the single‐family residential home sites.  Prior 

to joining Forward Development Group, Ms. Long specialized in residential/new home construction sales 

in the greater Madison and Milwaukee markets since 2003.   Ms. Long holds membership with the  local, 

regional and national Association of Realtors® and the Madison Area Builders Association. 

 
 



                                           Appendix 3
Project Plan for TIF District No. 7










































































