TIF Application

Guidelines



APPLICATION FOR TAX INCREMENT
FINANCING ("TIF") ASSISTANCE

— APPLICANT:

— ADDRESS:

— PHONE#:

— FAX #:

— CONTACT PERSON:
— PROJECT NAME:

On a separate sheet of paper please answer
the following questions:



1. In no more than three
pages provide relevant
information on the
Applicant's background
and development
experience. Include
resumes of key
individuals assigned to
the project.
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2. Identify the Applicant's
CO n S u |ta nts i nvo |Ve d O r Kellle Park West, Stoughton, W1

FMarward Development Group — Consuliant List

proposed to be involved

= Dan O'Callaghan, Michael- Best
One South Pinckney Street

in the project noting

Zaning & Enfitlement Aloinegy
L]
+ FRon Trachtencem, Desmond — Murphy
P} Box 20358
Madison, Wl 53701-2038

Einancial Advisor & Accountant

similar projects (i.e., S —

PC Box 7398
MWadisan, Wl 53707-v36E

civil engineer, land use s
planner, Applicant's e

Waukesha, W 53138

s i Walker, Mokarland State Bank
5911 Main St
P.O. Box 7

legal counsel,

Projgcl Manager
. ' [ [ +  Hans Justeson, J5D Professional Services
Applicant's financia
161 Harizen Dr., Ste 101
“erona, W 53593

Livil Enginesr

L]
a d V I S O r = Bill Dunlop. 5D Probessional Ssricss

fdadison Reyional Office
161 Harizon Dr.. Ste 101
wWarona, Wi 53543



3. Describe the proposed project,
including the size, scope,
phasing, construction
materials, and impact on
parking, traffic and adjoining 51-138 WESTSIDE
property. D|SCUSS any DETAILED NEIGHBORHOOQD PLAN
development, planning,
engineering, architectural or
legal issues which may impact
the City or adjoining property.
Specifically outline residential
development, if any, to be
included in the project.
Include any plans prepared for
the project, if available. At a
minimum, a concept plan shall
be submitted with the
application.



4. Define the boundaries of the proposed
project by address and on a map
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5. Identify the property which is currently in the control of the
Applicant via ownership or option. If under option note the
option expiration date.

Parcel #

052/0510-014-8375-0
052/0510-014-9820-3
052/0510-014-9320-2
052/0510-014-9810-5
052/0510-014-9840-9
052/0510-014-9570-5
052/0510-014-3060-5
052/0510-014-9001-4
052/0510-014-8500-2

Totals:

Kettle Park West Development- Parcels- Town of Rutland
2013 assessed 2012 Total

Owner name Acres value Taxes

1400 US Highway 51 LLC 5.706 & 1,600.00 5 23.99
Margaret Veek 1.267 74,200.00 1,309.33
Margaret Veek 075 6,300.00 120.00
Margaret Veek 3.076 265,700.00 4,688 55
Peter Bruno 2039 24g,500.00 439209
Leslie Mabia 176 4,900.00 8823
Leslie Mabie 243 7.,000.00 12882
Leslie Mabie 34.018 177,200.00 3,130.41
Leslie Mabie 40 10,300.00 1881

12876 § 796,600.00 $ 14,076.23

Kelle Fark Wesi development — Underlying property owoers
Stanghtan, ¥l

Laslie R and Teanerti: bibiy
3231 5IH 138

Stoughton, W1 54589

PO - Paveel O %

Tax Parcils

05205 1H0L4-3060-5 {pam)
52510 -REHNR2 {part)
Q5205100040014
U525 3T

Robert and Margact Yiek

1355 Yook Roud

Stoughlom, W1 51589

BOHA — Parcela O, T, & [

Tk Parcels:
032405 T1{1-014-9810-3
03203 10-014-9820-3
US2-U5 T A-9920-2

Petor H. and Laura Bume

1543 Veek Kad

Burmghlon, WT 51589

POS - Pacel T

"l Ttacel s .
03203101 4-9640-2

1400 U3 Hivhway 51 LLC
T Nox 7700
Madisen, W1 53HR

I3y: 1. Wall Properties 11.C, it's Manaper
PO - Patcet 11
T Parued:

(S2-0810-014-83754)



6. Is the property currently zoned for the proposed use? If not,
what zoning change will be required?

CITY OF STOUGHTON, 381 E. Main Street, Stoughton, WI 53559

ORDINANCE OF THE COMMON COUNCIL Kettle Park West
AN ORDINANCE PROVIDING FOR THE DIRECT ANNEXATION .
OF A PORTION OF THE TOWN OF RUTLAND Progressmn

TO THE CITY OF STOUGHTON, DANE COUNTY, WISCONSIN

Concept Introduced for 30 Acres to Planning Commission — Sept, 2010

Committee Action: Recommend Council Approval - with the Mayor voting Large Retail Ondinance Review—

Fiscal Tmpact: TBD Planning Commission — November, 2010
Planning Commission — December, 2010

File Number: 0-16-2013 Date Introduced: ~ June 25,2013 Planning Commission — March, 2011

Planning Commission — April, 2011
Council — May, 2011

RECITALS
Urban Service Area Amendment —
A On May 17, 2013, Mabie/Veek/Bumo/Guenther (“Owners”) filed a petition with the City Clerk Resolution to Submit USAA Materials to CARPC — Planning Commission — December, 2010
of the City of Stoughton seeking to annex to the City of Stoughton the lands described m Exhibit Boundary Agreement Discussions with Rutiand —Planning Commission — April, 2011

A & B (the “Territory™), pursuant to Wis. Stat. § 66.0217(2). Boundary Agreement with Rutiand — Discussion by Planning Commission — October, 2011

Boundary Agreement with Rutiand — Discussion by Planning Commission — December, 2011

B. A copy of the annexation pefition, together with an annexation map and a legal description of the da ; . .
: ) : P Boundary Agreement with Rutiand — Discussion by Planning Commission — January, 2012
Termitory, has been filed with the Wisconsin Department of Administration and the Town Clerk Boundary Agreement with Rutiand — Discussion by Planning Commission — February, 2012
of the Town of Rutland. Boundary Agreement with Rutiand — Discussion by Planning Commission — March, 2012
C The City has dered the rec 1 if any, that the Department of Admimistration has Traffic Impact Analysis
made regarding the annexation. Authorize 5D to Complete and Submit TIA to State — Planning Commission — August, 2011

Authorize JSD to Complete and Submit TIA to State — Council — August, 2011

D. The City of Stoughton Planning Commission has recommended that the Teritory be annexed to Authorize J50 to Submit TUA 1o State — Pl Commission — Segtember, 2011

the City, and that the Territory be assigned a temporary zoning classification of RH- Rural e % TIA 1o State - Planning Commission - September,

Holding.  to Wis. Stat. § 66.0217(8)(a). Authorize ISD to Submit TiA to State — Council — September, 2011

138-51 Westside Neighborhood Plan
Establish Framework for Neighborhood Planning Process — Planning Commission - Sept, 2011

NOW, THEREFORE, the Common Council of the City af Stoughton, Dane County, Wisconsin, Plan Flanning Commission - . 2011

does ordain as follows: Draft Neighborhood Plan — Planning Commission - December, 2011
Draft Neighborhood Plan — Planning Commission - January, 2012

Draft Neighborhood Plan — Planning Commission - February, 2012
Resolution to Amend Comp Plan and incorporate Nei ng G ion -
April, 2012

ORDINANCE

1. Recitals. The above recitals are material to and are incorporated in this Ordinance.
Comprehensive Plan Amendment

2 Termitory Annexed. The Temitory is annexed to the City of Stoughton pursuant to Wis. Resolution to Amend Comp Plan and incorporate Nej Fian—Planning C -
Stat. § 66.0217 April, 2012
- g . Ordinance to Amend Comp Plan and incorporate Neighborhood Plan — Coundil - June, 2012
3. Effect of Annexation From and afier the effective date of this ordinance, the Territory A ion B

shall be a part of the City of Stoughton for any and all purposes provided by law, and all

Pask st Ammaxation Maiseiald0- 16-13 Eteks Park Wost : isod dascription. doc




7. Will the proposed project result in the relocation of economic activity from another
location within the City? If so, discuss the nature of any anticipated relocations and
the impact the relocation would have on the neighborhood where such activity is
currently located.

 Walmart is an existing City Retail business
since mid 1980’s.

* The store is leased not owned by Walmart.

 Walmart desires to upgrade its retail market in
Stoughton.

* The existing building owner does not
anticipate that there will be a vacancy for
long.



8. State the need and justification for TIF assistance. Explain how the applicant intends
to demonstrate compliance with the "but for" test. Substantiate that other alternative
methods of financing have been thoroughly explored

benefic for the City and reglan. The City and FOG have heen collabarating willi the Wisransin
Dapartrienl of Transportation [WisDOT) ta set in malivn a plan of impeavament for this inkersechion
and the adjaining highway appraaches,

Additionally, the City, WDOT and FOG have eolaburated on the appropriale lazatians and design for the
mulliple commercial drivewsay aned public stroel inlersections that arc needed 1o sappart a sincessful
"nmmnrclal development nn the KPW site. As noted, the KPW will infuse aver 527,000,000 inlo the
rax base which will provides the opperlurily 0 enable significant public investvent in the
Iy needed trans portalion improvements at USH 51 % STH 138,

cril
Acuess bo the perimeter highways is crilical for the success of the EPWCE.  wWOOT has provisinnally

Approvid the specific aveuss drivefpublic streat lovalions along USH 51 and BTH 138 which must be
rmorporated into siks dewelnpment plans

Gap Amaunt
R mewing puhlic financing 45 & source of funds resulls in a significant shurlfall for the everall projeet.

Projerted costs for Phase | are 514,999,714, Remaving the public funding would resull i gources of
funds totaling 59,841,557, leaving @ shortfall of 55,158,157, We also need Lo account for the
develnper's expectad investrmant return for a projecl of this nature, toluling 31,671,618, Taking inte
arcounl Lhe cost shortfall and developers expactod retirn, the gap Lotals 57,029,775, matching aur
[pulic financing reguast.

Prolected costs for Flase || are 5,502,201, Removing L public funding would result i sources ol
furids Lotaling 59,504,384, [saving a shortfall of 5947 /77, We also need to account [ the developer's
expecled nvestmant retuen for @ project of this ratire, totaling $1,850,676 . |aking into avcount the
cost shartfull and the develaper's rkpected retuin, the gap totals 52,818,700,

el Roitlanote Behind Propased Assistance

wilkieul public tinancing for each phase of Kettla vark West, the developer would have no incentive to
proceed with the proposed project and sach phase would result inan investment lnss. By providling the
requesteed public funding, the City will 2555t in crealing o Lransformarive real estate devalopmenl
mrojcel Wat will significantly increase the Lax base, provids 3 new repianal stormater favility an create
needed improvements to both S, Highway 51 snd State bunk Highway 138, whirh will holp in
impreving trattic flow.

Page 3



# 9 and # 10: Details are in the Development Agreement

9. ldentify sources,
amounts, and status of all
debt financing and/or
equity funding available
to complete the Project.
Does the applicant
anticipate the debt to be
privately financed by the
construction lender or
developer or publicly
sold? Please prepare
information in the
following table format'.

10. Provide an outline of the

costs associated with the
development of the
proposed project(s) and
related parcel(s) located
within the TIF district.
Identify in the outline
those costs you would
propose to fund with TIF
and the proposed
payback time frame.



Development Agreement

AGREEMENT TO UNDERTAKE DEVELOPMENT
(Kettle Park West Development)

THIS AGREEMENT TO UNDERTAKE DEVELOPMENT entered imto as of the
day of 2014 (the “Agresment”), by and between the City of
a Wisconsin i jon (the “City™), and Kettle Park West, ILC. a
Wisconsin limited liability :orrponhorn (ﬂle “Developer™).

RECITALS

1 DewJ.epeI propeses to purchase ﬂxerealpmperty descn'bed on Attachment A attached
hereto (the "Property”). and intends to undert: ip on the Property in
accordance with the Planned Development Ihsmct zoning of the Kettle Park West Commercial
Property approved by the City in Ordinance No. 0-23-2013. Developer has also requested City
approval of a land division plat known as Kettle Park West - Commercial Center.

2. Chapter 66 of the City of Stoughton Mimicipal Code requires that an agreement be made
for the installation of improvements needed to serve the Plat.

2 Developer is unable to develop ﬂie Property without financial assistance in constructing
certain public impr to US. Highway 51 and State Highway
138. Developer also requires financial assistance to offset the cost of substantial site grading and
stormwater management costs within the Property.

3 The City wants to facilitate the development of the Property, but is unable to do so unless
certain conditions are satisfied, including the creation of a Tax Increment Finance District that
includes the Property, pursuant to Wis. Stat. § 66.1103.

4 In order to make the development financially feasible, the City finds it appropriate to
enter this Agreement to set forth certain obligations and understandings in the event a Tax
Increment District is created and the other conditions set forth in this Agreement are satisfied, all
as deseribed in, and subject to the reservations contained in, this Agreement.

3. IheCltyﬁndsmddemrmmmatunlesslheCnyprmmesthemmcmmem
devel e ibed in this Agm Developer will not develop the Property.

6. The City finds that the development of the Property and the fulfillment of the terms and
conditions of this Agreement are in the vital and best interests of the City and its residents, by
expanding the tax base and creating employment and commercial opportunities, thereby serving
public purposes in accordance with state and local law.

T The City Council on Janmary 28, 2014. adopted Fesolution No. 0-12-2014, approving this
Agreement and authonizing the City, through its duly authorized officials and agents, to execute
this Agreement

8
e

Furk Devilinsay 20140341586 Developmes Apeemen (Vesion E - Jun 26| ready for



11. In one page or less,
discuss and document
information used to
describe the market
feasibility of each
element of the
proposed project. If a
formal feasibility or
comparable studies
have been prepared,
attach such reports as
an appendix to this
application.

Kettle Park West Commercial Center
Economic and Public Service

Considerations
US Highway 51 at State Highway 138
Stoughton, Wisconsin

KETTLE
PARK
Nl WEST

" S g Prafessional Services, Inc.

» Engineers » Sorveyors » Planners

FDG))

Building relationships with a commitment to client
Ifaction Forward Development Group

satisfaction through trust, quality and experience.

JSD Project Number: 09-3951
Date: October, 2013



12. Estimate the incremental property taxes to be
generated by the project.

Sprngsted Incorporated
380 Jackson Street, Suite 300
Sami Paul, MN 55101-2887

Springsted 0
Fax 651-223-3002
‘W sgringsied.com
DRAFT MEMORANDUM
TO: Donna Olzon, Mayor of Stoughton
Lawrie Sullivan, Director of Finance and Economic Development
Rodney Schesl, Director of Planning and Development
FROM: Mikaela Huot, Vice President/'Conzultant
Jogeph Murray, Vice President/Client Reprecentative
DATE: December 26, 2013
SUBJECT: Updated Preliminary Feasibilty Analysis for Ketie West Development

The Gity of Stoughton has retained Springsted to review the information submitied by the developer for the proposed
development of an area to be referred to as Ketfle West. The developer has proposed the purchase of the site and

new in phases. Significant public imp will be y for of the
site and the developer has requested public assistance o finance hose improvements.

Based on available information, Springsted will be prepared to assist the City with financial review of the project
by providing the following analyses:

* Revenue projection and cash flow analysis of the proposed project to determine financial feasibility and
@sgess City's risk profile

* FReview and analysis of the proposed public assistance request for the development project to
determine necessity and appropriateness ("Bui-For” and Needs Analysic Determinafion Reporf)

. with fon of the ar as ¥

The purpose of this memo is to provide a summary of the preliminary tax increment revenue projections based on the
information provided by the developer. The i ion includes the i of a Tax

District fo provide financing for certain eligible public improvement costs assodated with the project. The esfimates
of incremental new value on fhe project site are baced on the information provided by the developer using the
additional tax increment assumptions outlined below.

Fublic Sectar ddvisnrs



More Financial Feasibility documents
for #12.

37,565,000
City of Stoughton, Wisconsin

General Obligation Tax Increment Bonds, Series 2015 . .
Kettle Park West

Stoughton, Wisconsin

Total Issue Sources And Uses

Feasibil s and D i
Dated 10/01/2015 | Delivered 1000172015 5 -"'\Alw % %0 X e
on-5its ——
Improvemants Oft-its off-Sits
Developer Improvements Improvements
(100%;] Developer [T00%) Clfy (30%)  Is8uUS Summary
Sources Of Funds
Par Amount of Bongs..... $545,000.00 $1.415.000.00 $605,000.00 52.665.000.00
Total Sources. $545,000.00 $1.415,000.00 $505.000.00 $2.655,000.00
Uses Of Funds !
601,359.00 1,326,550.40 568,521.60 2,496,441.00
22,525.00 4857250 20952.50 93,050.00
10,086 44 212763 946093 41,675.00
7.740.00 16,960.00 7.260.00 31,980.00
3,279.56 (230.53) (1,195.03) 1,854.00
Total Uses. $£45,000.00 $1,415,000.00 $£05,000.00 $2.6£5,000.00

2005 GO T Boed 1,549 | Lo Scommary | 12473014 | 201 P




13. Provide an estimate of the market value of all
fixtures and equipment to be used by all owners or
tenants of the proposed project which will be taxed

as personal property.

*Not Applicable

*Personal property is not used as part
of the TIF calculation.



14. Identify any proposed tenants of the project. Have leases
been negotiated or signed? What type of lease is
contemplated?

*The Development Agreement (previously presented)
identifies the Big Box Retailer and 3 more smaller retail
stores as Phase 1 of the project.



15. Who will own and operate the developed
property?

*Again, the Development agreement
outlines the terms




16. Briefly describe the benefits of the proposed project to
the City, particularly in economic and quality of life terms.




17. Attach a letter from a financial institution indicating that the
applicant has sufficient financial resources to obtain the private
financing for the project.

* Dev. Agreement

e Personal contact with Banker




18. Describe the project
SCh ed u |e : Kettle Park West

Progression

— Preliminary Construction oo 20 PG S 0

Large Retail Ordinance Review —
Planning Commission — Movember, 2010
[] Planning Commission — December, 2010
a r a e ° Planning Commission — March, 2011
Planning Commission — April, 2011
Council —May, 2011

— Preliminary Construction e e oo s - 3

Boundary Agreement Dizcussions with Rutland — Planning Commission — April, 2011

Approved by CARPC — June, 2011
° . Boundary Agreement with Rutland — Discussion by Planning Commission —October, 2011
O I I I p e t I O n D a t e Boundary Agreement with Rutland — Discussion by Planning Commission — December, 2011
° Boundary Agreement with Rutland — Discussion by Planning Commission — lanuary, 2012
Boundary Agreement with Rutland — Discussion by Planning Commission — February, 2012
Boundary Agreement with Rutland — Discussion by Planning Commission —March, 2012

— Phasing Anticipated: e

Authorize J5D to Complete and Submit TIA to State — Planning Commission — August, 2011
Authorize 15D to Complete and Submit TIA to State — Council — August, 2011

Authorize 150 to Submit TIA to 5tate — Planning Commission — September, 2011

— Date Occupied or M o e

138-51 Westside Neighborhood Plan
Establish Framework for Neighborhood Planning Process — Planning Commission - Sept, 2011
O e n e d . Neighborhood Plan Warkshop — Planning Commission - November, 2011
L Diraft Neighborhood Plan — Planning Commission - December, 2011
Diraft Neighborhood Plan — Planning Commission - January, 2012
Draft Neighborhood Plan — Planning Commission - February, 2012
Resolution to Amend Comp Plan and incorporate Neighborhood Plan — Planning Commission -
April, 2012

Comprehensive Plan Amendment
Resolution to Amend Comp Plan and incorporate Neighborhood Plan — Planning Commission -
April, 2012
Ordinance to Amend Comp Plan and incorporate Neighborhood Plan — Council — June, 2012

Annexation Process



Proposed Project Timeline
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