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OFFICIAL NOTICE AND AGENDA

The City of Stoughton will hold a Regular meeting of the Planning Commission on Monday, September
8, 2014 at 6:00 pm in the Council Chambers, Second Floor, Public Safety Building, 321 S. Fourth
Street, Stoughton WI.

AGENDA
1. Call to order
2. Consider approval of the Planning Commission meeting minutes of August 11, 2014; August 20, 2014

and August 25, 2014.
3. Council Representative Report.
4. Meeting Summary & Status of Developments.
5. Robert Boyd requests approval of an extra-territorial land division for property located across from

2395 County Highway B, Town of Pleasant Springs. (R-100-14)
 Recommendation to Council

6. Proposed ordinance amendments to the City of Stoughton Municipal Code of Ordinances, Chapter 78,
Section 78-810(1), related to avenue banner requirements. (O-21-14)

 Public Hearing
 Recommendation to Council

7. Proposed TID #6, Budget and Project Plan. (R-115-14)
 Public Hearing
 Recommendation to Council

8. Rob Boettcher requests to discuss allowing Outdoor Storage as a conditional accessory use within the
Business Park North (Planned Industrial District).

9. Discuss summary of vacant private property
10. Future agenda items
11. Adjournment
9/3/14mps

COMMISSIONERS:
Mayor Donna Olson, Chair Todd Krcma Eric Hohol
Ron Christianson, Vice-Chair Greg Jenson Scott Truehl
Matt Hanna
CC: PACKETS:
Rodney Scheel Michael Stacey (3) Matt Hanna
Todd Krcma Mayor Donna Olson Scott Truehl
E-MAIL NOTICES:
All Department Heads Council members Steve Kittelson
City Attorney Matt Dregne Stoughton Hub Derek Westby
Bill Livick Peter Sveum Scott Wegner
Planning Commissioners Area Townships Tracy Brooks
DErickson@madison.com tmiller@isadex.com Rob Boettcher
MAIL NOTICES:
Robert Boyd, 2395 County Highway B, Stoughton

IF YOU ARE DISABLED & IN NEED OF ASSISTANCE, PLEASE CALL 873-6677 PRIOR TO
THIS MEETING.
NOTE: AN EXPANDED MEETING MAY CONSTITUTE A QUORUM OF THE COUNCIL.
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Planning Commission Meeting Minutes
Monday, August 11, 2014 - 6:00 p.m.
Public Safety Building, Council Chambers, Second Floor, 321 S. Fourth Street, Stoughton,
WI.


Members Present: Mayor, Donna Olson, Chair; Ron Christianson, Vice-Chair; Eric Hohol; Greg
Jenson; Todd Krcma; Scott Truehl and Matt Hanna
Absent and Excused:
Staff: Planning Director, Rodney Scheel; and Zoning Administrator, Michael Stacey
Press: Mark Ignatowski
Guests: Tracy Brooks; Paul Meier; Lisa Nelson; Gregory Lee; Dennis Steinkraus; Deborah Johnson
Peabody; Ingrid West; Jim Bricker; Steve Tryon; Michael Engleberger; Phil Caravello; Yoni Zvi;
Dave Jenkins; Christa Westerberg; Mr. & Mrs. George Thode.


1. Call to order
Mayor Olson called the meeting to order at 6:00 pm.


2. Consider approval of the Planning Commission meeting minutes of July 14, 2014.
Motion by Krcma to recommend the Common Council approve the minutes of July 14, 2014 as
presented, 2nd by Christianson. Motion carried 7 - 0.


3. Council Representative Report.
Christianson reported R-87-14 was approved for the PJB CSM and R-88-14 was approved for
the Skaalen Farms CSM. There were also numerous first readings.


4. Meeting Summary & Status of Developments.
Scheel gave an overview of the status of developments. Hohol stated he would like a summary
of all available improved lots in the City. Staff will provide at the next meeting.


5. Proposed ordinance amendments to the City of Stoughton Municipal Code of Ordinances,
Chapter 78, Section 78-210, Nonconforming Use Regulations. (O-22-14)
Scheel summarized the proposed amendment. City Attorney Connie Anderson explained the
proposed ordinance and provided an explanatory sheet.


Krcma asked whether the 50% rule is applied for the lifetime of the structure or at the time of
application. Attorney Anderson explained that both really apply. Unlimited repairs can be made
to a structure but any structural upgrades can only be done up to 50% of the property value.
The value has to be provided by the applicant/owner at the time a building permit is requested.


Hohol questioned if there was any special regulations for historic properties. Attorney
Anderson stated each case has to evaluation individually.


Mayor Olson opened the public hearing.


No one registered to speak.


Mayor Olson closed the public hearing.
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Motion by Hohol to recommend Council approve O-22-14 amending Section 78-210,
Nonconforming Use Regulations as presented, 2nd by Truehl. Motion carried 7 – 0.


6. Proposed ordinance amendments to the City of Stoughton Municipal Code of Ordinances,
Chapter 78, Section 78-408, Nonconforming Structure Regulations. (O-23-14)
City Attorney Connie Anderson explained the proposed amendment.


Mayor Olson opened the public hearing.


No one registered to speak.


Mayor Olson closed the public hearing.


Motion by Truehl to recommend Council approve O-23-14 amending Section 78-408,
Nonconforming Structure Regulations as presented, 2nd by Krcma. Motion carried 7 – 0.


7. Paul Meier requests a conditional use permit to install a pier along the Yahara River at
220 W. Main Street. (R-97-14)
Scheel explained the request.


Mayor Olson opened the public hearing.


Gregory Lee spoke in favor of the request.


Mayor Olson closed the public hearing.


Motion by Truehl to recommend the Common Council approve R-97-14 to install a pier along
the Yahara River at 220 W. Main Street as presented, 2nd by Krcma. Motion carried 7 - 0.


8. Discuss proposed ordinance amendments to the City of Stoughton Municipal Code of
Ordinances, Chapter 78, Section 78-810(1), related to avenue banner requirements.
Scheel gave an overview of the request.


Truehl is concerned about the size not being large enough for larger sites. Hohol questioned
how worn out banners will be addressed. Krcma thought the banners were to be for the
downtown only. Hohol stated he is fine with an expansion of the banners to other commercial
properties in the City.


The Commission would like staff to check with other communities regarding size of banners and
language to control worn out banners.


A public hearing will be scheduled for September 8, 2014 for this zoning code amendment.


9. Walmart representatives request to give a presentation of the proposed Supercenter.







Planning Commission Meeting Minutes
8/11/2014
Page 3 of 3


S:\Clerks Office\minutes\Planning Commission\2014\Planning Minutes 8-11-14.doc


A powerpoint presentation was given by Walmart representatives. The presentation will be
available online through the City of Stoughton Media Services.


10. Future agenda items
Stoughton Hospital; Kettle Park West; Avenue Banner amendment.


11. Adjournment
Motion by Hohol to adjourn at 7:00 pm, 2nd by Jenson. Motion carried 7 – 0.


Respectfully Submitted,
Michael Stacey
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Joint Meeting of the Planning Commission and Public Safety Committee Minutes
Wednesday, August 20, 2014 – 6:00 p.m.
Fire Department Training Room, 401 E Main St, Stoughton WI


Planning Commission Members Present: Mayor, Donna Olson, Chair; Ron Christianson, Vice-Chair;
Eric Hohol; Scott Truehl; Greg Jenson; Todd Krcma and Matt Hanna
Public Safety Committee Members Present: Tim Swadley, Chair; Pat O’Connor; Paul Lawrence
Absent and Excused: Tom Majewski, Vice-Chair
Staff Present: Planning Director, Rodney Scheel; Police Chief, Greg Leck and Zoning Administrator,
Michael Stacey
Press: Mark Ignatowski
Guests: Tim Thorson; Dwayne Strandlie; Chris Schmitz; Julie Peterson; Michael Engelberger; Tricia Suess;
Steven Tryon; Kim Robinson; Mark Holzmann; Teresa Feidt


1. Call to Order. Mayor Olson called the meeting to order at 6:00 pm.


2. Council Referral – R-66-14 Stoughton Hospital request to discontinue a segment of Ridge Street
and a segment of Church Street.
Scheel gave an overview of the request.


Motion by Lawrence to recommend the Common Council approve R-66-14 as presented, 2nd by
Christianson.


Lawrence requested Scheel explain his memo and map recommendations.


Scheel explained his memo and map recommendations using the projected map for reference.


A lengthy discussion took place regarding the following:
 Truck access using Hillside Street.
 Lack of details for daily truck numbers.
 Hillside Street was recently reconstructed to promote truck traffic by widening the street and


improving curb radii. Lynn and Church streets do not have such improvements.
 General support for the Scheel memo/map excluding the 4-way stop at Giles and Lynn.
 Parking restrictions can be addressed through the Public Safety Committee as conditions are


monitored. Neighborhood participation is appropriate to address parking considerations.
 Concerns were raised about having stop signs where the grade is too steep for winter


conditions.


Motion by Lawrence to amend the original motion to include the Scheel memo/map but to implement
a 2-way stop at Giles and Lynn stopping Giles Street, 2nd by Hohol.


Further discussion occurred as follows:
 Discussed closing or one-way for Coopers Causeway.
 Mr. Schmitz from Stoughton Hospital reminded the group that the new parking lot being


constructed at Main Street and Church Street is for Hospital employees. The proposed parking
lot at Church and Ridge Street is intended for Hospital and Dean clients and guests; not
employees.
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 Parking restrictions would be beneficial right away on Ridge Street near the hospital to
minimize the potential of employee parking on the street.


Lawrence made a friendly amendment to the motion to direct staff to work on parking
recommendations for on street parking within 60 days of instituting the discontinuance including
working with neighbors concerns and bring back to the Public Safety Committee for action. Hohol is
ok with the amendment.


Mayor Olson opened the meeting up to comments from guests.


Julie Peterson, 220 N. Lynn Street questioned why this is a truck traffic issue and not a Cooper’s
Causeway traffic issue.


Mark Holzmann, 200 N. Lynn Street had a picture of a semi-truck trying to turn west from Lynn Street
onto Main Street. Not concerned about stop signs at Giles and Lynn. He would like the no
outlet/deadend signage closer to the intersection at Giles and Lynn. Discussed slow zones.


Dwayne Strandlie, representing Stoughton Hospital stated deliveries to the Hospital are from Franklin
and Ridge east of the hospital and are typically from 7am to 3pm during the week.


Kim Robertson, 624 Ridge Street spoke of trucks trying to get up Ridge Street in the winter. Stated
stop signs should be located where they won’t cause an issue in the winter due to steep grades.


Tim Miller, 816 Johnson spoke in favor of keeping Cooper’s Causeway open.


Kay Cross, 224 N. Franklin Street spoke in favor of reopening Academy Street to the Hospital and
Giles Street from Academy to Church.


David Bartelt, 116 N. Lynn Street spoke of deliveries to his home.


Steven Tryon, 924 Roosevelt Street spoke of closing Cooper’s Causeway and spoke positively of the
hospital plans noting they are a major employer of the City. Also noted this is the only hospital where
guests have to cross a street from a parking lot to get to the hospital.


More discussion and rebuttal to comments occurred as follows:
 The median on Main Street at Lynn Street makes it very difficult for trucks turning right onto


Main Street.
 It is hard to enforce slow zones, difficult enough to enforce the 25 mph speed.
 Cooper’s Causeway discussion: leave open; close or one-way traffic.
 The Common Council did entertain discussions regarding Cooper’s Causeway within the last


few years related to honking and decided to keep it open.
 Need to see where traffic goes once Ridge Street is closed.
 Traffic calming devices can be considered to encourage use of Hillside Street instead of Lynn


Street.


The amendments to the original motion are as follows:
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Motion by Lawrence to amend the original motion to include the Scheel memo/map but to implement
a 2-way stop at Giles and Lynn stopping Giles Street, 2nd by Hohol. Lawrence made a friendly
amendment to the motion to direct staff to work on parking recommendations for on street parking
within 60 days of instituting the discontinuance including working with neighbors’ concerns and bring
back to the Public Safety Committee for action. Hohol is ok with the amendment. The amendments
were approved unanimously.


The original motion is as follows:


Motion by Lawrence to approve R-66-14 as amended to discontinue a segment of Ridge Street and a
segment of Church Street, 2nd by Christianson. Motion carried unanimously as amended.


3. Adjournment.
Motion by Lawrence to adjourn, 2nd by Hohol. Motion carried unanimously.


Respectfully Submitted, Michael Stacey
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SPECIAL MEETING MINUTES OF THE PLANNING COMMISSION
Wednesday, August 20, 2014 – 7:00 P.M.
Fire Department Training Room, 401 E Main St, Stoughton WI


Present: Mayor Donna Olson, Chair; Eric Hohol; Scott Truehl; Todd Krcma; Greg Jensen and Matt
Hanna.
Absent and Excused: Ron Christianson
Guests: Tim Thorson; Dwayne Strandlie; Chris Schmitz; Julie Peterson; Tricia Suess; Michael Engelberger;
Steven Tryon
Press: Mark Ignatowski
Staff: Planning Director, Rodney Scheel; Zoning Administrator, Michael Stacey;


1. Call to Order. Mayor Olson called the meeting to order.


2. Stoughton Hospital requests discontinuance of a segment of Ridge Street and a segment of
Church Street. (R-66-14)
Scheel explained this is just a continuation of the joint meeting and a recommendation is required from
this body.


Motion by Hohol to recommend the Common Council approve R-66-14 as recommended from the
Joint Meeting of the Planning Commission and Public Safety Committee, 2nd by Hanna. Motion
carried 6 – 0.


The recommendation from the joint meeting is as follows:


Motion by Lawrence to recommend the Common Council approve R-66-14 to discontinue a segment
of Ridge Street and a segment of Church Street, 2nd by Christianson.


Motion by Lawrence to amend the original motion to include the Scheel memo/map but to implement
a 2-way stop at Giles and Lynn stopping Giles Street, 2nd by Hohol.


Lawrence made a friendly amendment to the motion to direct staff to work on parking
recommendations for on street parking within 60 days of instituting the discontinuance including
working with neighbors concerns and bring back to the Public Safety Committee for action. Hohol is
ok with the amendment. The amendments were approved unanimously.


Original motion carried unanimously as amended.


3. Stoughton Hospital requests certified survey map approval to combine contiguous parcels at 900
Ridge Street. (R-86-14)
Scheel explained the request.


Motion by Hohol to recommend the Common Council approve R-86-14 contingent on Common
Council approval of R-66-14 related to the discontinuance of Ridge Street and Church Street as
recommended, 2nd by Truehl. Motion carried 6 – 0.
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4. Stoughton Hospital requests a conditional use permit for the reconfiguration of the main
parking area at 900 Ridge Street. (R-99-14)
Scheel gave an overview of the request.


Motion by Krcma to recommend Common Council approval contingent on the staff review letter
dated August 14, 2014 and Council approval of R-66-14 related to the discontinuance of Ridge Street
and Church Street as recommended, 2nd by Jenson.


Krcma questioned why access for employees from the west on Ridge Street is not being considered.
Chris Schmitz of Stoughton Hospital stated they do not want to encourage use of Ridge Street or the
parking area at Ridge and Church by employees. Employees are to use the new parking lot being
constructed at Main Street and Church Street; not the proposed parking lot at Ridge Street and Church
Street.


Motion carried 6 – 0.


5. Adjournment.
Motion by Jenson to adjourn at 7:16 pm, 2nd by Krcma. Motion carried 6 – 0.


Respectfully submitted,


Michael Stacey
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SPECIAL MEETING MINUTES OF THE PLANNING COMMISSION
Monday, August 25, 2014 - 6:00 p.m.
Public Safety Building, Council Chambers, Second Floor, 321 S. Fourth Street, Stoughton,
WI.


Members Present: Mayor Olson, Chair; Ron Christianson, Vice-Chair; Eric Hohol; Greg Jenson;
Todd Krcma and Matt Hanna
Absent and Excused: Scott Truehl
Staff: Zoning Administrator, Michael Stacey; Finance Director, Laurie Sullivan
Press: Mark Ignatowski
Guests: Tim Miller; Sonny Swangstu; and Dan Harkins


1. Call to order.
Mayor Olson called the meeting to order at 6:00 pm.


2. Review TID budget and Project Plan.
Laurie Sullivan provided materials and explained the reasoning for the proposed TID No. 6
Budget and Project Plan.


Hohol arrived at 6:06 pm


Sullivan noted the City is seeking the TIF to be able to purchase more land for future
development.


Hohol questioned where Guardian is at in their decision making process. Mayor Olson stated
they are working on a site plan and it may be a couple weeks before a decision is made.


Christianson questioned if the TID would be necessary with or without Guardian building here.
Sullivan stated that if Guardian delays and does not build in 2014 and waits until 2015 the
schedule would change to 2015. If Guardian decides not to build in Stoughton, the TID would
be on hold.


3. Recommend edits to plan.
None recommended.


4. Schedule Plan Commission public hearing for TID creation for September 8, 2014.
Motion by Hohol to set September 8, 2014 as the date for a public hearing regarding the TID
No. 6 creation, 2nd by Christianson.


Krcma questioned what would be done if the land costs more. Sullivan stated the plan would
be adjusted. Motion carried 6 – 0.


5. Adjournment .
Motion by Hohol to adjourn at 6:30 pm, 2nd by Christianson. Motion carried 6 – 0.


Respectfully Submitted,
Michael Stacey
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CITY OF STOUGHTON RODNEY J. SCHEEL
DEPARTMENT OF DIRECTOR


PLANNING & DEVELOPMENT
381 East Main Street, Stoughton, WI. 53589


(608) 873-6619 www.cityofstoughton.com/planning


Date: September 3, 2014


To: Planning Commission Members


From: Rodney J. Scheel
Director of Planning & Development


Michael Stacey
Zoning Administrator/Assistant Planner


Subject: September 8, 2014 Planning Commission Meeting - Status of Developments and
Meeting Summary.


Status of Developments:
 West View Ridge - 4 improved lots remaining
 Stone Crest - 8 improved lots remaining
 Proposed Kettle Park West development – PD-GDP approved; PD-SIP’s, CSM’s in


process.
 Norwegian Heritage Center under construction
 Keith Comstock building under construction
 13 single family permits and one duplex permit issued so far in 2014
 44 improved single family lots are available
 10 improved two-family lots are available
 3 improved multi-family lots are available
 16 improved planned business lots are available


Meeting Summary:


Item #5 – R-100-14 Robert Boyd requests approval for an extra-territorial land division
(CSM) for property located across from 2395 County Highway B, Town of Pleasant Springs.
This request is to create a new single family residential lot for the daughter of the farm
owner/operator. The property is located at the outer boundary of the City’s 1 ½ mile extra-
territorial jurisdiction and is not depicted on the City’s land use plan. The CSM and related
materials are provided. A recommendation to Council is necessary. Staff recommends approval.


Item #6 – O-21-14 Proposed ordinance amendments to the City of Stoughton Municipal
Code of Ordinances, Chapter 78, Section 78-810(1), related to avenue banner requirements.
(O-21-14) This proposed amendment originally came as a request by McFarland State Bank to
amend the zoning ordinance to allow avenue banners on private light poles. The Planning
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Commission recommended Staff draft an amendment to allow avenue banners for commercially
zoned properties and to check with other communities to find out how banners are regulated
elsewhere. We have found that banners are typically not allowed in other communities. The
proposed ordinance amendment and related materials are provided. A public hearing and
recommendation to Council is necessary. Staff recommends limiting these types of banners to the
downtown historic district area.


Item #7 – R-115-14 Proposed TID #6 Budget and Project Plan
TID #6 is proposed to allow the opportunity to acquire more property and/or install infrastructure
to further expand the Business Park. This public hearing was set at the Special Planning meeting
of August 25, 2014. A recommendation to Council is necessary. Staff recommends approval.


Item #8 - Rob Boettcher requests to discuss allowing Outdoor Storage as a conditional
accessory use within the Business Park North (Planned Industrial District).
Mr. Boettcher owns Midwest Construction Materials, 220 Business Park Circle and is interested in
expanding his business to an adjacent lot which he recently acquired. Mr. Boettcher’s use
includes an area of outdoor storage which is currently not allowed in the Planned Industrial
District. Outdoor storage is allowed per the Business Park covenants. Staff previously interpreted
outdoor storage within the Light Industrial District (previous zoning code) as being allowed since
the code was vague on the issue. Mr. Boettcher would like to discuss the possibility of allowing
outdoor storage as an accessory conditional use within the Planned Industrial District.


Item #9 - Discuss summary of vacant private property
As requested at the last regular Planning meeting, a summary of all vacant private property has
been provided for discussion.








CITY OF STOUGHTON, 381 E. MAIN STREET, STOUGHTON, WISCONSIN


RESOLUTION OF THE COMMON COUNCIL


Approving an Extra-Territorial Jurisdictional (ETJ) Land Division Request, Certified Survey Map
(CSM) by Robert Boyd for property located across from 2395 County Highway B, Town of Pleasant
Springs, Wisconsin.


Committee Action: Recommend Council approval - with the Mayor voting


Fiscal Impact: None


File Number: R- 100 -2014 Date Introduced: September 23, 2014


The City of Stoughton, Wisconsin, Common Council does proclaim as follows:


WHEREAS, on September 8, 2014 the City of Stoughton Planning Commission reviewed the proposed ETJ
Land Division (CSM) request by Robert Boyd for property located across from 2395 County Highway B,
Town of Pleasant Springs, Wisconsin; and


WHEREAS, the certified survey map request is proposed to create a new single family residential lot for the
daughter of the farm owner/operator; and


WHEREAS, the City Comprehensive Plan is used as a guide for the general pattern of development as
determined by the Planning Commission and Common Council. This property is contained in the City’s
Extraterritorial Jurisdiction (ETJ), and extends too far from the City’s border to be identified on the planned
land use map; now therefore


BE IT RESOLVED, by the City of Stoughton Common Council that the extra-territorial jurisdictional land
division (CSM) request by Robert Boyd for property located across from 2395 County Highway B, Town of
Pleasant Springs, Wisconsin is hereby approved as presented.


Council Action: Adopted Failed Vote


Mayoral Action: Accept Veto


Donna Olson, Mayor Date


Council Action: Override Vote
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Staff Report


Zoning and Land Regulation Committee


Public Hearing: July 22, 2014 Petition: Rezone 10709
Zoning Amendment:
A-1EX Exclusive Agriculture
District to A-2(1) Agriculture
District


Town/sect:


Pleasant Springs
Section 21


Acres: 1.0
Survey Req. Yes


Applicant


Roland Rein
Reason:


Creating one residential lot Location:


North of 2395 County
Highway B


DESCRIPTION: The proposal is to create a new single family residential lot for the daughter of the farm
owner/operator. The farm consists of 287acres.


OBSERVATIONS: The property consists primarily of Class II soils. No other sensitive environmental features
observed.


TOWN PLAN: The property is located in the Town’s Agricultural Preservation Area. Development is limited to one lot
or other non-farm use per 35 acres owned as of June 6, 1978. As indicated on the attached density study report, 5
possible splits remain available to the farm.


RESOURCE PROTECTION: There are no areas of resource protection corridor on or near the proposed residential lot.


STAFF: The proposal appears consistent with town plan policies. If the petition is approved, the original farm unit will
remain eligible for 4 possible splits.


TOWN: The Town has approved the petition with no conditions.











545-105 (2/06) WEB


TOWN BOARD ACTION REPORT – REZONE


Regarding Petition #____________________


Dane County Zoning & Land Regulation Committee Public Hearing Date____________________


Whereas, the Town Board of the Town of_____________________________ having considered said zoning petition,


be it therefore resolved that said petition is hereby (check one): Approved Denied Postponed


Town Planning Commission Vote: _____ in favor _____ opposed _____ abstained


Town Board Vote: _____ in favor _____ opposed _____ abstained


Please note: The following space is reserved for comment by the minority voter(s), OR, for the Town to explain its
approval if the decision does not comply with the relevant provisions of the Town Plan.


THE PETITION IS SUBJECT TO THE FOLLOWING CONDITION(S) (Check all appropriate boxes):


1. Deed restriction limiting use(s) in the __________ zoning district to only the following:


2. Deed restrict the balance of A-1 EX Agricultural Exclusive zoned land owned by the applicant from the original
farm (as of date specified in the Town Plan) prohibiting non-farm development. Please provide property
description, or tax parcel number(s):


3. Deed restrict the applicant's property described below prohibiting division. Please provide property
description, or tax parcel number(s):


4. Condition that the applicant must record a Notice Document which states all residential development units
(a.k.a. splits) have been exhausted on the property, and further residential development is prohibited under
Town & County Land Use Planning policies. Please provide property description, or tax parcel number(s):


5. Other Condition(s). Please specify:


I, ____________________________, as Town Clerk of the Town of_________________, County of Dane, hereby


certify that the above resolution was adopted in a lawful meeting of the Town Board on_____________________


Town Clerk_________________________________________ Date:___________________________


0


5/20/2014


0


5/29/2014


0


7/22/2014


5


Pleasant Springs


Pleasant Springs


5


Cassandra Suettinger


Cassandra Suettinger


0


10709
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CITY OF STOUGHTON, 381 E. Main Street, Stoughton, WI 53589


ORDINANCE OF THE COMMON COUNCIL


Amending Ordinance Section: 78-810 (1) General Construction Standards for Signage, of the City of
Stoughton Municipal Zoning Code


Committee Action: Recommend approval - with the Mayor voting.


Fiscal Impact: N/A


File Number: O - 21 - 2014 Date
Introduced:


September 23, 2014 First Reading


October 14, 2014 Second Reading
The Common Council of the City of Stoughton do ordain as follows:


1. Sec. 78-810. General construction standards.


All signs constructed, erected, remodeled, relocated or expanded shall comply with the


following standards:


(1) Banners, pennants, streamers and strings of lights. No banners, pennants,


streamers, strings of lights or any other similar sign shall be permitted, except:


(a) For churches, schools, civic and nonprofit organizations.


(b) For residential requirements see section 78-811.


(c) For business and industrial districts, provided that banners, pennants,


streamers and strings of lights are affixed to the front wall and that lights do not


flash. Strings of lights may also be affixed to vegetation. Banners must comply


with the requirements of front wall signs per subsection 78-814(1). Banners and


other similar temporary signs for the front wall are exempt when placed for no


more than 30 days.


(d) For business districts, one avenue banner up to 20 square feet in area is


allowed for each private light pole. An avenue banner is attached at the top and


bottom of the banner to the light pole. Avenue banners shall be removed or


replaced when faded to the point of illegibility or when damaged in any way.


2. This ordinance shall be in full force and effect from and after its date of publication.


Dates


Council Adopted:


Mayor Approved:
Donna Olson, Mayor


Published:


Attest:
Deputy Clerk







CITY BANNER ORDINANCE TEMPORARY/PERMANENT REQUIREMENTS


CAMBRIDGE YES TEMPORARY MAX SIZE 48" X 18"


FITCHBURG YES TEMPORARY ALLOWED TWICE A YEAR FOR 45 DAYS


FORT
ATKINSON NO


MCFARLAND YES TEMPORARY ALLOWED TWICE A YEAR FOR 30 DAYS


MILTON YES TEMPORARY
NO LONGER THAN 3 WEEKS;
PROMOTING PUBLIC EVENTS ONLY


MILWAUKEE YES TEMPORARY


ALLOWED ON A YEARLY BASIS FOR A
PERMIT FEE OF $15; RENEWABLE AT
THE END OF EACH YEAR; APPLICANT IS
RESPONSIBLE FOR INSTALLATION,
MAINTENANCE, REMOVAL; NOT TO
ADVERTISE BUSINESS


MT. HOREB YES TEMPORARY
PUBLIC EVENTS ONLY; REMOVE
WITHIN 48 HOURS OF EVENT


RACINE YES PERMANENT


MAX SIZE 20 SQUARE FEET;
APPLICANT IS REPSONSIBLE FOR
PURCHASE, INSTALLATION,
MAINTENANCE, REMOVAL; NOT TO
BE USED TO ADVERTISE A BUSINESS


SUN PRAIRIE YES PERMANENT


PURPOSE OF RECOGNIZING
NEIGHBORHOODS; MAX. SIZE IS 24" X
60"; APPLICANT IS RESPONSBILE FOR
INSTALLATION AND MAINTENANCE,
MUST RESPOND WITHIN 3 WORKING
DAYS TO REQUESTS FOR
PLACEMENT/REMOVAL


VERONA NO







Community Banking Since 1904


McFarland Corporate Office: 5990 US Highway 51, PO Box 7 • McFarland, WI 53558 • Office: 608.838.3141 • Fax: 608.838.4450
Stoughton - Downtown Office: 207 South Forrest Street • Stoughton, WI 53589 • Office: 608.873.6681 • Fax: 608.873.6920 
Stoughton - Lake Kegonsa Office: 3162 County Road B • Stoughton, WI 53589 • Office: 608.873.2010 • Fax: 608.873.0527
Sun Prairie Office: 2580 Ironwood Drive • Sun Prairie, WI 53590 • Office: 608.837.2911 • Fax: 608.837.2924


www.msbonline.com


NMLS# 596586


June 26, 2014


City of Stoughton Planning Commission
381 E. Main Street
Stoughton, WI 53589


Re: Requesting Discussion Item at July 14th Meeting to amend Section 78-810 Zoning Ordinance


Dear City of Stoughton Planning Commission Members:


I am writing to request a discussion item at your next Planning Commission Meeting on July 14th regarding a 
zoning ordinance amendment as it relates to Section 78-810 – General Construction Standards; specifically the 
ability to display avenue banners (parking lot light post banners). 


In an effort to stimulate increased business to our downtown office located at 207 South Forrest Street, Stoughton 
WI, it would be our desire and request that the ordinance be changed to allow for avenue banners for businesses 
located along Main Street in the downtown area from Page Street to the Railroad tracks.


Should you have any questions or a need for additional clarification prior to determining if valid for a discussion 
item, please don't hesitate to contact me at 608.838.5033 or tbrooks@msbonline.com.


Sincerely,


 
Tracy Brooks
McFarland State Bank  | Marketing Director
















PLAN COMMISSION RESOLUTION NO. R-115-14
APPROVING TAX INCREMENT DISTRICT NO. 6


PROJECT PLAN


WHEREAS, the City of Stoughton Plan Commission has prepared and reviewed a Project Plan
for Tax Increment District (TID) No. 6 and finds the amendment to be feasible and conforming
to the requirements described in ss. 66.1105(4)(f); and


WHEREAS, the City of Stoughton Plan Commission has invited the public to review the TID
No. 6 Project Plan and comment upon such Plan amendment at a Public Hearing held on
September 8, 2014, and that the Public Hearing was duly noticed in conformance with ss.
66.1105(4)(e);


NOW, THEREFORE, BE IT RESOLVED after due consideration, the City of Stoughton Plan
Commission hereby approves the Project Plan for Tax Increment District No. 6; and


BE IT FURTHER RESOLVED that City of Stoughton Plan Commission hereby submits the
Project Plan for Tax Increment District No. 6 to the City of Stoughton City Council for approval.


This Resolution is being adopted by the City of Stoughton Plan Commission at a duly scheduled
meeting on September 8, 2014.


, Chair


, Secretary
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Section A Introductions 
 
Wisconsin's Tax Incremental Law was created to help cities and villages rehabilitate blighted areas and improve or 
develop industrial sites.  In creating Wisconsin's Tax Incremental Law, the State Legislature expressed its concern 
that cities and villages had neither the incentive nor the financial resources necessary to carry out projects that 
benefited not only the city or village, but all jurisdictions which share in the tax base. 
 
The Tax Incremental Law gives cities and villages the authority, under certain conditions, to designate a specific area 
within its boundaries as a Tax Incremental Financing District and requires them to prepare a plan to develop or 
redevelop the District.  Cities or villages may use all increased property taxes generated by the increased property 
value generated by such development or redevelopment to pay for eligible costs, which they incur to improve the 
District.  This law assumes that all governmental units that tax properties within the District will eventually benefit from 
the increased value which will be generated.  The municipality that created the District is allowed to retain the 
increased taxes generated during the existence of the District to pay for the costs of the public improvements. 
 
State Statute places certain limitations on the creation of Tax Incremental Financing Districts.  Only whole parcels of 
property that are assessed for general property tax purposes and which are contiguous can be included within a 
District.  In addition, at least fifty percent (50%) of the real property in a District must meet at least one of the following 
criteria: 
 


1. It is a blighted area; 
2. It is an area in need of conservation or rehabilitation work;  
3. It is an area suitable for industrial sites and has been zoned for industrial use; or 
4. It is an area suitable for mixed-use development. 


 
It also must be found that: 
 


1. The improvement of the area is likely to enhance significantly the value of substantially all the other 
real property in the District; 


2. The project costs relate directly to eliminating blight, directly serve to rehabilitate or conserve the 
area or directly serve to promote industrial and/or mixed use development; and 


3. The equalized value of taxable property of the District plus the value increment of all existing 
Districts does not exceed 12 percent of the total equalized value of taxable property within the City.   


 
Before a Tax Incremental Financing District can be created, a Joint Review Board, which is comprised of 
representatives of the authorities having the power to levy taxes in the District and one public member, must approve 
the municipality's action relative to the creation of the District.  
 
A Tax Incremental Financing District shall terminate when the earlier of the following occurs:  
 


1. That time when the City or Village has received aggregate tax increments with respect to such 
District in an amount equal to the aggregate of all project costs under the Project Plan and any 
amendments to the Project Plan for such District.  


2. Twenty years after the District is created for mixed use TIDs.  
3. The local legislative body, by resolution, dissolves the District, at which time the City or Village shall 


become liable for all unpaid project costs actually incurred, except this paragraph does not make 
the City or Village liable for any tax incremental bonds or notes issued. 


 
The Project Plan for Tax Incremental Financing District No. 6, “the District,” in the City of Stoughton has been 
prepared in compliance with s. 66.1105(4), Wisconsin Statutes.  TID No. 6 is defined by the boundary shown on Map 
1 found on Page 11.  Pursuant to s. 66.1105(4)(f), the Project Plan shall include:   
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● A statement listing the kind, number and location of all proposed public works or improvements 
within the district; 


● an economic feasibility study; 
● a detailed list of estimated project costs;  
● a description of the methods of financing all estimated project costs;  
● the time when the related costs or monetary obligations are to be incurred; 
● a map showing existing uses and condition of real property in the district;  
● a map showing proposed improvements and uses in the district;  
● proposed changes of zoning ordinances, master plan, if any, maps, building codes and city 


ordinances; 
● a list of estimated non-project costs; 
● a statement of the proposed method for the relocation of any persons to be displaced; 
● an indication as to how creation of the tax incremental district promotes the orderly development of 


the city/village; 
● an analysis of the overlying taxing districts; 
● a map showing the district boundaries; and 
● an opinion of the village attorney advising whether the plan is complete and complies with s. 


66.1105(4)(f), Wisconsin Statutes. 
 
 
Section B Statement Listing the Kind, Number, and Location of All Proposed Public Works or 


Improvements Within and Outside of the District 
 
The public works and improvement activities located within Tax Incremental Financing District No. 6 are listed on 
Table I found on page 4, which provides a listing of all District activities; and Map 3 on Page 13, which shows the 
location of the proposed project costs, public works and improvements.  The estimated project costs shall be refined 
as future development occurs and specific project activities are undertaken.  Some public improvements may occur 
off-site, but are necessary expenditures in terms of benefiting the TIF District. Project costs incurred for territory that 
is located within a one-half mile radius of the district’s boundaries may also be financed tax increments. Any 
economic incentives granted will be consistent with the TIF statutory requirements.  
 
 
A.  Capital Costs for Development of the TID: 
 
Capital costs most often include projects located within the boundaries of the District.  Infrastructure costs for projects 
located outside of the District, benefiting or necessary for the development within the District may also be eligible 
District projects.  Such costs must be shared in a reasonable manner relating to the amount of benefit to the District.  
Infrastructure costs may include: 
 


1. Land acquisition, relocation, and building demolition to facilitate development or redevelopment within 
the District. 


2. Street construction or reconstruction, installation/upgrading of sanitary sewer, water, and storm water 
infrastructure to facilitate development or redevelopment. 


3. Installation or improvements to other utilities including electric, natural gas, telecommunications, cable 
TV, fiber optic, etc. 


4. Construction of sidewalks, trails and other related improvements to facilitate pedestrian travel in and 
around the District. 


5. Installation/construction of landscaping improvements, streetscaping, and wayfinding. 
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B.  Administrative Costs:  
 
Administrative costs may include, but are not limited to, a portion of City staff time, consultants and others directly 
involved with planning and administering of the District over the statutory expenditure period.  The City is anticipating 
incurring costs over the term of the District for certain administrative costs associated with the proposed 
developments. 
 
 
C.  Organization Costs:  
 


Organization costs may include, but are not limited to, financial consultant fees, attorneys, engineers, planners, 
economic or environmental feasibility studies, traffic studies, preparation of this Project Plan, financial projections, 
preliminary engineering to determine project costs, maps, legal services, and other payments made which are 
necessary or convenient to the District. 
 


 


D.  Financing Costs:  
 


Financing costs include interest, finance fees, bond discounts, bond redemption premiums, bond legal opinions, bond 
fees, ratings, capitalized interest, bond insurance and other expenses related to financing. 
 
The previous activities shall provide necessary facilities and incentives that should enable and encourage 
development and redevelopment within the District.  A detailed list of estimated project costs, including anticipated 
year of installation, is included in Table I on the following page. 
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TID NUMBER SIX- TABLE I 
 


Proposed Project Costs, Public Works and Improvements 


 
Subject to change based on final financing plan for individual projects. The City reserves the right to adjust the 
total amount financed for certain identified eligible projects contained within this Project Plan. 


Estimated Costs for Development


Original     
Cost 


Estimate 2014 2015 2016 2017 2018 2019 2020 2021 2022-2028 Total


Land Acquisition
Initial 37 Acres ($37,500/acre) $0 -            -            
Remaining 35 Acres (est. $37,500/acre) $1,312,500 -            1,312,500  1,312,500  
Total $1,312,500 -            -            1,312,500  -            -            -            -            -            -            1,312,500  


Soft Costs
Engineering/Design $150,000 75,000      75,000      150,000     
Administrative $170,000 5,000        20,000      10,000      10,000      20,000      10,000      10,000      10,000      75,000      170,000     
Consulting $170,000 5,000        20,000      10,000      10,000      20,000      10,000      10,000      10,000      75,000      170,000     
Total $490,000 10,000      115,000     20,000      20,000      115,000     20,000      20,000      20,000      150,000     490,000     


Business Park Expansion
Sanitary Sewer $213,200 213,200     213,200     
Water Main $298,000 298,000     298,000     
Storm Sewer $343,450 343,450     343,450     
Detention Basins $280,000 280,000     280,000     
Site Grading and Street Construction $769,200 769,200     769,200     
Shared Use Path Construction $0 -            -            -            
Street Lighting $30,000 30,000      30,000      
Erosion Control and Restoration $49,350 49,350      49,350      
Miscellaneous $93,500 93,500      93,500      
Utility Extension $53,000 53,000      53,000      
Subtotal $2,129,700 -            1,280,400  -            -            849,300     -            -            -            -            2,129,700  
Contingency (25%) $532,425 -            192,060     -            -            127,395     -            -            -            -            532,425     
Total $2,662,125 -            1,472,460  -            -            976,695     -            -            -            -            2,662,125  


Looping Water Main to Marie Drive
Water Main $0 -            -            -            
Subtotal $0 -            -            -            -            -            -            -            -            -            -            
Contingency (25%) $0 -            -            -            -            -            -            -            -            -            -            
Total $0 -            -            -            -            -            -            -            -            -            -            


Williams Drive Reconstruction
Sanitary Sewer $0 -            
Water Main $0 -            
Storm Sewer $0 -            
Detention Basin $0 -            
Site Grading and Street Construction $0 -            
Street Lighting $0 -            
Erosion Control $0 -            
Miscellaneous $0 -            
Subtotal $0 -            -            -            -            -            -            -            -            -            -            
Contingency (25%) $0 -            -            -            -            -            -            -            -            -            -            
Total $0 -            -            -            -            -            -            -            -            -            -            


Other Costs
Interest Expense $3,200,000 260,000     260,000     200,000     200,000     180,000     170,000     1,930,000  3,200,000  
Developer Cash Grants -            
Total $3,200,000 -            -            260,000     260,000     200,000     200,000     180,000     170,000     1,930,000  3,200,000  


Subtotal Land Acquisition $1,312,500 -            -            1,312,500  -            -            -            -            -            -            1,312,500  
Subtotal Soft Costs $490,000 10,000      115,000     20,000      20,000      115,000     20,000      20,000      20,000      150,000     490,000     
Subtotal Infrastructure $2,662,125 -            1,472,460  -            -            976,695     -            -            -            -            2,662,125  
Subtotal Other Costs $3,200,000 -            -            260,000     260,000     200,000     200,000     180,000     170,000     1,930,000  3,200,000  


-            


Totals $7,664,625 10,000      1,587,460  1,592,500  280,000     1,291,695  220,000     200,000     190,000     2,080,000  7,664,625  
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Section C Local Action 
 
Before a Tax Incremental Financing District can be created, the City Plan Commission must hold a public hearing(s) 
on the proposed creation of the District, the proposed boundaries thereof and the proposed Project Plan for the 
District.  The public hearing on the creation of and the boundaries for the District may be held separately from or 
concurrent with a public hearing on the proposed Project Plan.  The City has chosen to hold the public hearings 
concurrently.  After the public hearing, the City Plan Commission must submit the recommended Tax Incremental 
Financing District boundaries and Project Plan to the local legislative body for action if it desires to create a District.  
Before adopting such resolution, the local legislative body may amend both the proposed District boundaries and 
Project Plan.  The Public Hearing for the District has been scheduled for the Plan Commission on September 8, 2014.  
Notice of the Public Hearing shall be published in the Stoughton Courier Hub on August 21, 2014 and August 28, 
2014 and have also been sent to all property owners within the District.  The resolution approving the District shall be 
introduced to the Common Council for approval on September 23, 2014. 
 
State Statutes require the City seeking to create a Tax Incremental Financing District convene a Joint Review Board 
(JRB) to review the proposal.  The first meeting of the JRB must be held within fourteen days after the Notice of the 
above-referenced hearing(s) is published.  For any Tax Incremental Financing Districts proposed by the City of 
Stoughton, the membership of the Joint Review Board shall consist of a representative chosen by the City, a 
representative chosen by the County, a representative chosen by the Technical College District, a representative 
chosen by the School District, and one public member.  The public member and the chair of the JRB must be 
selected by a majority vote of the other JRB members.  It is the responsibility of the JRB to review the public record, 
planning documents and the resolution passed by the local legislative body creating the District, and to either approve 
or not approve such resolution based on certain criteria by a majority vote after receiving the resolution.  The first 
meeting of the JRB is anticipated to be scheduled between the dates of August 28 and September 8, 2014, with the 
final meeting to act on the Common Council’s resolution anticipated to be scheduled between the dates of October 7 
and October 22, 2014. 
 
Capacity to Create Tax Incremental Districts 
 
In 2004 the State Legislature amended the Tax Incremental Financing Law to allow up to 12% of the total equalized 
value of taxable property within the City be included within Tax Incremental Districts.  The City of Stoughton’s 2014 
total equalized value is 1,664,973,700.  The City can include up to twelve percent (12%) of the total equalized value 
of the community in existing and new tax incremental finance districts.  12% of the City’s equalized value is 
$199,796,844.  
 
The City has 3 outstanding Tax Incremental Districts with $50,060,900 of equalized value. This district is expected 
generate approximately $28,055,905 of new incremental value upon establishment, which would be below the 
maximum equalized value percentage.  Therefore, this district can be created within the 12% capacity limit enacted 
by statute.  The Department of Revenue will certify the values in the proposed tax incremental district to confirm 
compliance with this requirement. 
 
The City should carefully monitor the annual growth within this district and existing districts, as well as the capacity to 
create additional districts.   
 
 
Section D General Description of Tax Incremental District Number 6 
 
The purpose of Tax Incremental Financing District Number 6 is to be a public financing tool for development of 
additional land suitable for industrial and light industrial businesses in the City of Stoughton, including job creation. 
The first phase of development is anticipated to result in the addition of 80-100 new jobs in the community.  Phase 2 
is anticipated to create additional jobs over the construction period as development occurs.  Within the boundaries of 
this Tax Incremental District are sites suitable for industrial and business/office development.  The area is 
approximately 70 acres in size.  The project boundaries are described in the next section. 
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The proposed project shall include the development of land for future business expansion and growth.  Proposed 
project costs within the district shall also include future cash grants for reimbursement of construction of business 
expansion, utility extension, road extension, storm sewer and grading work for individual building constructions, as 
applicable.  Public improvements shall also include the installation new streets to facilitate development within the 
area.   
 
With the adoption of this Project Plan, the City Common Council is enabled to make TIF-eligible expenditures for 
development of these areas, as well as off-site expenditures if they are related to the District.  The infrastructure 
improvements will provide services to approximately 70 acres of new developable land.   
 
 
Section E District Boundary 
 
The boundaries of Tax Incremental Financing District Number 6 are shown on Map 1 on Page 11 and are further 
described in Appendix A.  The District includes the properties with the following identification numbers and legal 
descriptions: 
 
Parcel ID  Legal Description              
 
281/0611-324-9175-2 


and 281/611-324-9680-
2 


Parts of the SE ¼ of the SE ¼ and the SW ¼ of the SE ¼ of Section 
32, T.6N., R.11E., Town of Pleasant Springs, Dane County, 
Wisconsin, being more fully described as follows: 
 
Commencing at the Southeast corner of Section 32; thence 
S89°21’30”W, 470.58 feet to the Southwest corner of Dane County 
Certified Survey Map number 7842 and the point of beginning; 
thence continue S89°21’30”W along  the North line of the plat of 
Stoughton Business Park North, 1932.45 feet; thence N01°25’30”E, 
255.84 feet; thence S89°21’30”W, 262.23 feet to the West line of the 
SW ¼ of the SE ¼; thence N00°00’18”W along said West line, 
487.64 feet; thence N89°21’30”E, 2188.77 feet to the Northwest 
corner of the aforesaid Certified Survey Map number 7842; thence 
S00°01’55”W along the West line of said survey, 744.33 feet to the 
point of beginning. The above described containing 35.823 acres, 
being subject to a right of way for Williams Drive. 
 


 
 
Section F Economic Feasibility Study 
 
Purpose 
 
The purpose of this study is to determine if the projected revenues generated from the District as a result of the 
proposed development can finance the costs associated with the implementation of the Project Plan.  
 
General Development Description 
 
This section focuses on the new development projections and corresponding incremental new value.  These 
projections have been prepared based on assumptions provided by the City and proposed developer. 
 
The tax increment revenue projections in this section are based on the potential development of certain buildings 
and/or sites to accommodate land uses.  The development projections are based on information provided by the 







City of Stoughton, Wisconsin 


SPRINGSTED Page 7 


proposed developer along with an understanding of the general market conditions and feasibility within the area.    
These projections are summarized in Table II below.  
 


TID NUMBER SIX – TABLE II 


Projected Development 


PROJECT Value 
Square 


Feet 


Expected Date 


of 


Construction 


Phase 1 Development $12,000,000 204,000 2014 


Phase 2 Development    


Parcel 1 $3,187,652 37,178 2017 


Parcel 2 $3,221,265 37,571 2018 


Parcel 3 $2,117,632 24,699 2020 


Parcel 4 $823,523 9,605 2021 


Parcel 5 $1,630,240 25,352 2022 


Parcel 6 $1,378,141 21,432 2024 


Parcel 7 $1,232,484 19,166 2026 


Parcel 8 $1,232,484 19,166 2028 


Parcel 9 $1,232,484 19,166 2030 


TOTAL VALUE INCREMENT $28,055,905 417,335  


 
The City has estimated that the project will create incremental new value of approximately $28,055,905. Any future 
projects with private developers may be required to enter into an assessment agreement to guarantee future values. 
Estimates of incremental new value of the project are based on estimated square footage and business type.   
 
The objective of the District creation is to facilitate construction of future phases of industrial, light industrial and 
business development, including the expansion of existing businesses. Total development of the area has been 
estimated to create a total of $28,055,905 in incremental value.  We anticipate that prospective businesses may be 
required to sign individual development agreements prior to any City-incurred development expenditures, specifically 
any cash grants.  The economic feasibility projections are based on the utilization of approximately 20 years of the 
allowed tax increment collection period, which is the maximum for industrial use TIDs.   


 


The economic feasibility analysis should be considered as a baseline projection that is annually monitored to ensure 
projected targets are met.  The purpose of the annual monitoring is to determine that total incremental value has been 
achieved rather than whether a specific identified project created those increments.  Future public borrowing and/or 
expenditures should be based on this annual review process.  It is the intent of this Project Plan to maximize the 
potential of Tax Incremental Financing District Number 6 to accomplish the proposed public improvements identified 
in Table I found on Page 4.   


 


Table II and Map 5 summarize the development assumptions that have been used in the economic feasibility 
analysis.  These projections have been prepared based on information received from the developer and City staff.  
The projections in Table II include assumptions on square footage and business type that have been proposed in the 
preliminary site plan.  Assumptions of the taxable value by type of use are based on a review of comparable real 
estate values. 
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The incremental new value projections included in Table II are not total construction costs estimates, but are factored 
to equate to the anticipated equalized value to which an annual mill rate will be applied.  The actual construction costs 
may be higher than projected value because construction costs may include soft costs not necessarily assessed by 
the City.  Real estate valuation can also significantly fluctuate from year to year.  For that reason, there should be an 
annual review and evaluation of the stability of the increment value prior to making annual borrowing and/or spending 
decisions. 
 
In compliance with the statutory requirements of tax incremental financing, a finding has been made that the private 
development activities projected would "not otherwise occur without the use of tax incremental financing."  It must be 
understood that these projected private development increments will not naturally occur without the proactive 
implementation of this Project Plan.  The implementers of the Project Plan will need to be aggressive in stimulating 
the identified private development projects.  The posture cannot be to expect that private developers will have 
financially feasible projects without implementation of the public improvement activities identified in this Plan.  
 
The economic feasibility analysis for Tax Incremental District Number 6 is presented in Tables I, II and III.  Table III 
shows the projected tax increments from the District based on the development assumptions made in Table II.  The 
projections assume the total incremental new value will be $28,055,905 by 2031.   


 
 


TID Number 6 – TABLE III 
Projected Tax Increment 


 


 


Annual Annual Cumulative Cumulative Total Annual


Increased Increased Value of New Value Due to Estimated TID 2013 Increment PV


Value of New Value of New Buildings & with Personal Taxable Base Value Net Total Revenue Annual
Year Buildings Improvements Improvements Inflation Property Value Value Increment Tax Rate /1000 TI Revenue


(1) (2) (3) (3) (4) (5) (6) (7) (8) (9) (10) (11)


12/31/2014 -                        -                            -                       -                    -                       -              -                      -               -                       -                    


12/31/2015 12,000,000     -                       12,000,000         12,000,000    -                    12,000,000   -              12,000,000   23.060    -                       -                    


12/31/2016 -                        12,000,000         12,000,000    -                    12,000,000   -              12,000,000   23.060    -                       -                    


12/31/2017 1,593,826       13,593,826         13,593,826    -                    13,593,826   -              13,593,826   23.060    276,720         257,191      


12/31/2018 3,204,458       16,798,284         16,798,284    -                    16,798,284   -              16,798,284   23.060    276,720         244,944      


12/31/2019 1,610,633       18,408,917         18,408,917    -                    18,408,917   -              18,408,917   23.060    313,474         264,264      


12/31/2020 1,058,816       19,467,733         19,467,733    -                    19,467,733   -              19,467,733   23.060    387,368         311,009      


12/31/2021 1,882,339       21,350,072         21,350,072    -                    21,350,072   -              21,350,072   23.060    424,510         324,598      


12/31/2022 815,120           22,165,192         22,165,192    -                    22,165,192   -              22,165,192   23.060    448,926         326,922      


12/31/2023 815,120           22,980,312         22,980,312    -                    22,980,312   -              22,980,312   23.060    492,333         341,459      


12/31/2024 689,071           23,669,383         23,669,383    -                    23,669,383   -              23,669,383   23.060    511,129         337,615      


12/31/2025 689,071           24,358,453         24,358,453    -                    24,358,453   -              24,358,453   23.060    529,926         333,363      


12/31/2026 616,242           24,974,695         24,974,695    -                    24,974,695   -              24,974,695   23.060    545,816         327,008      


12/31/2027 616,242           25,590,937         25,590,937    -                    25,590,937   -              25,590,937   23.060    561,706         320,503      


12/31/2028 616,242           26,207,179         26,207,179    -                    26,207,179   -              26,207,179   23.060    575,916         312,963      


12/31/2029 616,242           26,823,421         26,823,421    -                    26,823,421   -              26,823,421   23.060    590,127         305,415      


12/31/2030 616,242           27,439,663         27,439,663    -                    27,439,663   -              27,439,663   23.060    604,338         297,875      


12/31/2031 616,242           28,055,905         28,055,905    -                    28,055,905   -              28,055,905   23.060    618,548         290,362      


12/31/2032 -                        28,055,905         28,055,905    -                    28,055,905   -              28,055,905   23.060    632,759         282,888      


12/31/2033 -                        28,055,905         28,055,905    -                    28,055,905   -              28,055,905   23.060    646,969         275,468      


Totals: 28,055,905$   -$                     8,437,274$   5,153,837$ 
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Tables I and III show the anticipated project costs and projected tax increment revenues for financing of the proposed 
public improvement project costs of the District.  The City anticipates financing the proposed project costs through a 
combination of bonds, pay-as-you-go reimbursement and developer cash grants.  Tables I and III indicate that 
projected tax increments are expected to be sufficient to support the project costs through the maximum term of the 
district.   
 
The retirement of the District, taking into consideration the assumptions identified in Table I (Proposed Project Costs, 
Public Works & Improvements) and Table II (Projected Development Assumptions), is based on the property tax 
collection that was in place at the time of the Public Hearing held on September 8, 2014. 
 
The future development assumptions have been based on a review of market conditions that existed in 2014 and 
potential future development opportunities.  It is expected and recommended that the City annually review the 
financial condition of Tax Incremental District Number 6.  The economic feasibility analysis indicates that the District is 
feasible, provided the development assumptions have been achieved. The City should not spend at levels projected 
in Table I without developer agreements that guarantee repayment of expenditures or without a "risk assessment" 
that defines the maximum financial exposure the City finds acceptable.  The City should analyze the fiscal condition of 
Tax Incremental Financing District Number 6 on the basis of how well the development assumptions are being met.  
Decisions to continue spending annually should be based on the status of the district. The City will only finance those 
project costs that are financially feasible and supported by new revenues generated by the project.   
 
Section G Financing 
 
Financing for the proposed project will be done primarily on an upfront or pay-as-you-go basis. The City anticipates 
using a combination of bonds and internal loans to finance the upfront costs necessary for projects to proceed. With 
pay-as-you-go financing the developer finances the improvement costs upfront and is reimbursed with future tax 
increment revenues.   TIF borrowing may be done annually or on a project-specific basis and it is not anticipated that 
the total amount of project costs would be considered for one borrowing.  The City may also pursue grant funding to 
finance a portion of the project costs. 
 
Tables I and III, which is also referenced in the Economic Feasibility Study Section, give a summary of project costs, 
proposed cash flow schedule, and projected tax increment revenues on an annual basis during the duration of the 
District. Current projections indicate that all project costs of the district should be financed by tax increment revenue 
within the twenty year statutorily-required retirement period.  The TID Project Plan has been written to enable project 
costs to be completed in order to encourage new development and redevelopment within the District boundaries.  An 
annual analysis should be made to strategize financing alternatives in consideration of potential shortfalls between tax 
increments collected and debt service required to pay the bonds.  Excess tax increments will be available to cover 
potential shortfalls with repayment to the City prior to retirement of the District.  The City anticipates annually 
reviewing future expenditures and determining economic feasibility prior to authorizing additional expenditures.   
 
The total scope of activities is estimated within the project cost estimates in Table I.  Any non-tax revenues received 
may reduce the applicable TIF project expenditure which, in turn, will reduce the total amount of TIF project costs.  
This reduction will allow the City more flexibility in determining the timeframe for other project expenditures. 
 
Section H Existing Land Uses and Conditions 
 
Map 2, found on Page 12, has been provided to give a general description of the conditions within the area.  Map 4, 
found on page 14, is a zoning map that generally describes the existing uses within the District.  These two maps 
should be used in combination when studying the Project Plan. 
 
The map shows that more than fifty percent (50%) of the lands within the TIF boundary have been found to be 
suitable for industrial development.  The purpose and intent of this district is to encourage new industrial 
development. 
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Section I Proposed Land Use 
 
The land use proposed in Tax Incremental District Number 6 is primarily light industrial and business/office.  The 
proposed TID will promote the orderly development within the City by reducing and/or eliminating under-utilized land 
uses, while remaining financially feasible for the City to replace such uses with more appropriate uses.  Map 5 on 
Page 15 illustrates the proposed land uses within the district. 
 
 
Section J Existing and Proposed Zoning 
 
Map 4, found on Page 14, shows the TIF District boundary overlaid onto an existing zoning map.   
 
It is anticipated that many of these zoning districts will remain with their associated parcels unless future proposed 
uses are in conflict with the existing zoning.   
 
 
Section K Building Codes and City Ordinances 
 
No changes are currently being anticipated in the City’s Building Code or other City codes.  
 
 
Section L Relocation 
 
No acquisition is anticipated within this district, however if acquisition would occur within Tax Incremental District 
Number 6 which causes displacements, the City will conform to the requirements as set forth by the Department of 
Commerce in the State of Wisconsin Relocation Laws. If federal funds are used in the relocation process, the federal 
relocation process will also be followed. 
 
Section M Estimated Amount of Bonded Indebtedness 
 
The purpose of TID No. 6 is to assist with the expansion of business and commerce growth within the City of 
Stoughton.  The creation of this district should provide a financial resource for the City to promote orderly 
development by making sites suitable for development that otherwise may not be occurring, by providing new 
employment opportunities that would not otherwise be available, and, in general, promoting the public health, safety 
and general welfare.  The development stimulated by the use of this TID shall increase the overall tax base of the 
City, increase employment, increase household income, and generally improve the quality of life in the City. 
 
Section N Findings 
 
A. A minimum of 50% of the area occupied by real property within TID No. 6 is suitable for industrial 


development.   
B. The improvement of TID No. 6 is likely to significantly enhance the value of substantially all of the other real 


property in the district.   
C. The project costs relate directly to promoting mixed use development, consistent with the purpose for which 


the district is created.  
D. The equalized value of taxable property of TID No. 6, plus the value increment of all existing districts, does 


not exceed 12% of the total equalized value of taxable property within the City. 
 
Section O City Attorney Opinion 
 
The City Attorney for the City of Stoughton, Wisconsin has reviewed the Project Plan for Tax Incremental Finance 
District Number 6, City of Stoughton, Wisconsin, dated ______________, and has found that it is complete and 
complies with Section 66.1105, Wisconsin Statutes.  The City Attorney letter is included as Appendix D. 
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MAP 1 -- TAX INCREMENTAL FINANCING DISTRICT NUMBER 6 BOUNDARY  
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MAP 2 – EXISTING LAND USE & CONDITIONS 
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MAP 3 – LOCATION OF PROPOSED PUBLIC IMPROVEMENTS 
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MAP 4 – EXISTING ZONING 
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MAP 5 – PROPOSED LAND USE & ZONING 
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APPENDIX A 


LEGAL DESCRIPTION 


 


The description of the proposed boundaries of the Tax Incremental District being considered is located in the City of 
Stoughton, Dane County, Wisconsin, generally, more particularly described as follows: 


 
281/0611-324-9175-2 


and 281/611-324-9680-
2 


Parts of the SE ¼ of the SE ¼ and the SW ¼ of the SE ¼ of Section 
32, T.6N., R.11E., Town of Pleasant Springs, Dane County, 
Wisconsin, being more fully described as follows: 
 
Commencing at the Southeast corner of Section 32; thence 
S89°21’30”W, 470.58 feet to the Southwest corner of Dane County 
Certified Survey Map number 7842 and the point of beginning; 
thence continue S89°21’30”W along  the North line of the plat of 
Stoughton Business Park North, 1932.45 feet; thence N01°25’30”E, 
255.84 feet; thence S89°21’30”W, 262.23 feet to the West line of the 
SW ¼ of the SE ¼; thence N00°00’18”W along said West line, 
487.64 feet; thence N89°21’30”E, 2188.77 feet to the Northwest 
corner of the aforesaid Certified Survey Map number 7842; thence 
S00°01’55”W along the West line of said survey, 744.33 feet to the 
point of beginning. The above described containing 35.823 acres, 
being subject to a right of way for Williams Drive. 
 


 
 In addition to the parcels listed above, the boundaries of the proposed District shall include 
projects that extend within ½ mile of the boundary. 
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APPENDIX B 


PUBLIC HEARING NOTICE 
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APPENDIX C 
PROOF OF PUBLICATION 


 


 


 


(Will be inserted upon receipt from the Stoughton Courier Hub) 
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APPENDIX D 
CITY ATTORNEY REVIEW LETTER 


 


 


 


(Will be inserted) 
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Guardian IG, LLC 
 
Insulated Glass panels that incorporate clear glass, coated glass (Low E) and a proprietary spacer system 
 Products made to order with some stock inventory 
 
Employment: 10 – 15 office; 40 – 50 operations employees/shift (2 shifts planned) 
 
Building:  240’ x 850’ plus about 10,000 square feet of office space 
 
Land Desired: up to 40 acres 
 
 


Site Advantages: 
 
City owns the land 
 
Rectangular shape of land compliments their building geometry 
 
Water and Sewer readily available 
 
Electric service needs can be met 
 
Able to react to tight timeline requested by developer 
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SPECIAL MEETING MINUTES OF THE PLANNING COMMISSION
Monday, August 25, 2014 - 6:00 p.m.
Public Safety Building, Council Chambers, Second Floor, 321 S. Fourth Street, Stoughton, WI.


Members Present: Mayor Olson, Chair; Ron Christianson, Vice-Chair; Eric Hohol; Greg Jenson;
Todd Krcma and Matt Hanna
Absent and Excused: Scott Truehl
Staff: Zoning Administrator, Michael Stacey; Finance Director, Laurie Sullivan
Press: Mark Ignatowski
Guests: Tim Miller; Sonny Swangstu; and Dan Harkins


1. Call to order.
Mayor Olson called the meeting to order at 6:00 pm.


2. Review TID budget and Project Plan.
Laurie Sullivan provided materials and explained the reasoning for the proposed TID No. 6
Budget and Project Plan.


Hohol arrived at 6:06 pm


Sullivan noted the City is seeking the TIF to be able to purchase more land for future
development.


Hohol questioned where Guardian is at in their decision making process. Mayor Olson stated
they are working on a site plan and it may be a couple weeks before a decision is made.


Christianson questioned if the TID would be necessary with or without Guardian building here.
Sullivan stated that if Guardian delays and does not build in 2014 and waits until 2015 the
schedule would change to 2015. If Guardian decides not to build in Stoughton, the TID would
be on hold.


3. Recommend edits to plan.
None recommended.


4. Schedule Plan Commission public hearing for TID creation for September 8, 2014.
Motion by Hohol to set September 8, 2014 as the date for a public hearing regarding the TID
No. 6 creation, 2nd by Christianson.


Krcma questioned what would be done if the land costs more. Sullivan stated the plan would
be adjusted. Motion carried 6 – 0.


5. Adjournment .
Motion by Hohol to adjourn at 6:30 pm, 2nd by Christianson. Motion carried 6 – 0.


Respectfully Submitted,
Michael Stacey





















SUMMARY OF VACANT PROPERTY
As of September 2014


Eastwood Addition – 1995
117 Ashberry Lane – SR-4 101 Ashberry Lane – TR-6 1701 Cedarbrook Lane – PB
1700 E. Main Street – PB 1805 Cedarbrook Lane – PB 201 Ashberry Lane – TR-6


Hill-Olson Addition to Hillcrest – 1990
745 Nottingham Rd. 2008 Buckingham Rd.
753 Nottingham Rd. 761 Nottingham Rd.
769 Nottingham Rd. 1659 Erin Hill (All SR-4)


Chalet Subdivision – 1973
1425 Chalet Ct. 1417 Chalet Ct. 1424 Chalet Ct.
1409 Chalet Ct. 1401 Chalet Ct.
1408 Chalet Ct. 1416 Chalet Ct. (All RH - Not Improved)


HOM Addition – 1994
1501 Margit Court – SR-5 (not improved) 800/802 Veterans Road – TR-6
1508 Margit Court – SR-5 (not improved) 1332/1334 E. Academy Street – TR-6
1509 Margit Court – SR-5 (not improved) 1324/1326 E. Academy Street – TR-6
1516 Margit Court – SR-5 (not improved) 1500 Margit Court– PB
1517 Margit Court – SR-5 (not improved) 701 Veterans Road – SR-5 (not improved)
709 Veterans Road – SR-5 (not improved)


Claude Gunderson
1116 Smedal Drive – TR-6


John Nygaard’s Virgin Lake Estates – 1994
2415 Roby Road 2300 Wood View Drive
1008/1016 Nygaard Street 2301 Wood View Drive


(ALL PB)


Dvorak Addition – 1994
700 Nygaard Street – PB


Jerry Peterson
1224 W. South Street – TR-6


Kegonsa Ridge – 1994
434 Hanson Road – TR-6


Stikelstad’s Second Highfield Addition to Norseview Heights - 1997
2208 Lincoln Ave. – PB 2300 Lincoln Ave. – PB 2301 Lincoln Ave. – MR-10


7th Addition to Norse View Heights – 1991
2009 Carl Avenue (not improved) 400 Marie Drive (not improved)
2010 Carl Avenue (not improved) 416 Marie Drive (not improved)
408 Marie Drive (not improved) 407 Marie Drive (not improved)
324 Marie Drive (not improved)







2017 Carl Avenue (not improved) 2125 Carl Avenue (not improved)
2018 Carl Avenue (not improved) 2201 N. Page Street
2025 Carl Avenue (not improved) 2125 N. Page Street
2026 Carl Avenue (not improved) 2133 N. Page Street
2101 Carl Avenue (not improved) 2117 N. Page Street
2102 Carl Avenue (not improved) 2025 N. Page Street
2109 Carl Avenue (not improved) 2109 N. Page Street
2110 Carl Avenue (not improved)
2118 Carl Avenue (not improved) All SR-4


Abel Plat - 1990
1114 Abel Court – SR-4 1122 Abel Court – TR-6
1115 Abel Court – SR-4 1123 Abel Court – TR-6
1130 Abel Court – MR-10 1131 Abel Court – MR-10 (all not improved)


Rollin Natter
NW Corner of Hwy N & Hwy 51 E. – RH Lot west of Matson Realty – PB


Business Park North – 1994
300 Business Park Circle - PI


Westview Ridge – 2003
SR-4 – 4


Stone Crest – 2003
SR-4 – 9


Barberry Fields – 2004
SR-4 – 4


Ehle Property
RH - not platted


AJ Arnett (Art Sveum) on end of N. Page
RH – not platted


Art Sveum Property on Williams & Hwy B
RH – not platted


Pine Street – Gagnon
SR-6 – 1


Hillside Street – Brantmeyer
TR-6 – 1


Hamilton Street - Thode
SR-6 - 2







Lincoln Ave. – Stockstad
SR-4 – 4


916 Lincoln Ave. – Nitzsche
SR-4


324 Nora Street - Rick and Lora Roberts
TR-6


Isham Street
Teigen – 3 lots All SR-6
4 not improved


East Street
Stenson SR-6 – 2 not improved Drogsvold SR-6 – 1 not improved


Roby/Chapin – Seamonson
SR-4 – 1


Roby/Johnson – Ladwig
SR-4 – 1


Matson – Highway 51 East
RH – 2 lots - not platted


Eastwood Third Addition – 2003
1701 Eastwood Dr. 1725 Eastwood Dr. 401 Shady Oak Trl.
409 Shady Oak Trl 421 Shady Oak Trl 400 Shady Oak Trl
408 Shady Oak Trl 416 Shady Oak Trl 424 Shady Oak Trl


All SR-4 - not improved


Linnerud-Granrud-Rikkers Property
RH – not platted


Eastwood Second Addition - 2003
PD – 1 lot not improved (14 residential units planned)


Nordic Ridge - 2008
SR-4 – 134 lots not improved TR-6 – 10 lots not improved MR-24 – 1 lot not improved
PD – 33 lots not improved


1125 Garden Avenue
SR-6


501 W. Main Street
SR-6


314 W. Main Street
PB







324 S. Van Buren Street
PB – 3 Lots


AJ Arnett Property on County Hwy N
RH – 2 Not platted


TOTALS:


Improved
SR-4 Single Family: 37
SR-6 Single Family: 8
TR-6 Two Family: 10
MR-10 Multi-Family: 1
PB Planned Business: 16
PI Planned Industrial: 1
RH Rural Holding: 1


Not improved
SR-4 Single Family: 171
SR-5 Single Family: 7
SR-6 Single Family: 7
TR-6 Two Family: 21
MR-10 Multi-Family: 2
MR-24 Multi-Family: 1
RH Rural Holding: 14
PD Planned Development: 34
*Not improved means there is no street frontage and/or the land has not been platted.





