
 
 
 

Project Plan 
 

Creation of  
Tax Incremental Finance District No. 5 

 

 
Village of McFarland, WI 

Project No. 9361005 
 
 

Drafted: December 1, 2017 
Date of Village Board Approval: December 11, 2017

TID #5: 

District Type: Rehabilitation/Conservation 

Creation Date: 12/11/2017 

Expenditure Period: 12/11/2039 

Termination Date: 12/11/2044 



 

i 

 
 
 
 
 
 

Project Plan – Creation of  
Tax Incremental Finance District No. 5 

 
Village of McFarland, WI 

 
Project No. 9361005 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prepared by: 
 
MSA Professional Services, Inc. 
2901 International Lane, Suite 300 
Madison, WI  
(608) 242-7779 
 
© 2017 MSA Professional Services, Inc. 

 



 

ii 

 TABLE OF CONTENTS 
 Page 
Section I. Introduction and Planning Schedule .............................................................................................................. 1 
Section II. Statement of Purpose & Orderly Development ............................................................................................ 2 
Section III. District Description ...................................................................................................................................... 5 
Section IV. Statement of Kind, Number, and Location of Public Works & Other Projects ............................................ 7 
Section V. List of Estimated Project Costs & Expenditures .......................................................................................... 10 
Section VI. Ineligible / Estimated Non-Project Costs ................................................................................................... 12 
Section VII. Economic Feasibility ................................................................................................................................. 13 
Section VIII. Equalized Value Test ................................................................................................................................ 21 
Section IX. Methods of Financing & Timetable............................................................................................................ 21 
Section X. Relocation ................................................................................................................................................... 23 
Section XI. Legal Opinion ............................................................................................................................................. 23 
Section XII. Glossary of TIF Related Terms................................................................................................................... 24 
 

 LIST OF TABLES 
Table 1: Project Schedule .............................................................................................................................................. 1 
Table 2: TID #5 Parcel List .............................................................................................................................................. 5 
Table 3: Estimated Project Costs & Expenditures ........................................................................................................ 10 
Table 4: Estimated Value of New (Re)Development ................................................................................................... 13 
Table 5: Projected Income ........................................................................................................................................... 17 
Table 6: Performance Analysis .................................................................................................................................... 20 
Table 7: Analysis of Impact on Overlying Taxing Jurisdictions ..................................................................................... 21 
Table 8: Equalized Value Test ...................................................................................................................................... 21 
 

LIST OF FIGURES 
Figure 1: Historical Imagery of TID #5 ............................................................................................................................ 2 
Figure 2: Representative Photos of Potential Types of New Development ................................................................ 14 
 
 LIST OF APPENDICES* 
 

Appendix A: TID Maps 
• TID Boundary Map 
• Existing Land Use Map 
• Property Conditions Map 
• Zoning Map 
• Future Land Use Map 
• Project Locations Map (additional detail provided by the following concept maps)  

o Main Street Vision Map – Draft McFarland Comprehensive Plan  
o US 51 Reconstruction Alternatives B & H - Draft WisDOT Plan 
o Heritage Plaza – McFarland Highway 51 Corridor Concept Plan  

Appendix B: Boundary Description 
Appendix C: Letters to Taxing Jurisdictions 
Appendix D: Letter to Parcel Landowners 
Appendix E: Affidavit of Publications 
Appendix F: Meeting Minutes 
Appendix G: Resolutions 
Appendix H: Joint Review Board Letter of Approval 
Appendix I: Legal Opinion 
 
*Note Appendix B-I will be compiled upon completion of the project meetings for submission to the Wisconsin 
Department of Revenue. 



Project Plan – Creation of Tax Incremental Finance District No. 5  
Village of McFarland, WI 
 

© 2017 MSA Professional Services, Inc. 
Page 1 

Section I. Introduction and Planning Schedule 
Wisconsin State Statute §66.1105 prescribes the process for creating a Tax Increment Finance District (TID). 
The law requires public input in the TID creation process, including a public hearing held by the Planning 
Commission at which TID information is discussed and citizens can reasonably voice their opinions on the 
proposed TID Project Plan.  A three-phased approval process is required to adopt TIF Districts including 
approval by the Planning Commission, Village Board, and the Joint Review Board (JRB).  
 
Table 1: Project Schedule 

Date Meeting/Action 

May 6, 2017 Community Development Authority meeting to review initial TID Boundary and TID Type 
November 13, 2017 JRB meeting:  election of chair and public member 
November 20, 2017 Public Hearing 
November 20, 2017 Planning Commission Meeting 
December 11, 2017 Village Board Meeting 

December 18, 2017 JRB Meeting: final approval 
By October 31, 2018 Project Plan submitted to the Wisconsin Department of Revenue (WIDOR) for Certification 

 
The Project Plan for TID #5 in the Village of McFarland, Wisconsin, has been prepared in compliance with 
Section 66.1105, Wis. Stats.   The Project Plan establishes the need for the TID, lists the expected improvements 
within the TID, provides an estimated time schedule for completion of the projects and an estimated budget.  
The Project Plan is to be adopted by resolution of the Joint Review Board and Village Board on the 
recommendation of the Village Planning Commission as the official plan and guide for public and private sector 
development, rehabilitation, and conservation activities within the boundaries of TID #5. 
 
Implementation of the Project Plan and construction of the public and private improvements listed will still 
require individual consideration and authorization by the Village Board.  Public expenditures for projects listed 
in  the  Project  Plan  should and  will   be  based  on  the ability of the Village to finance the projects, market 
conditions, and  the  status of development at the time a project is scheduled for construction.  The Village 
Board is not mandated to make the public expenditures described in this plan, but is limited to the types of 
expenditures listed herein.  Any changes to the territory or types of eligible projects will require a formal 
amendment to the Project Plan with public review (including a public hearing), Planning Commission, Village 
Board and Joint Review Board approval.  Redistribution of project expenditures from one project category to 
another will not require an amendment to the Project Plan. 
 
The current status of Wisconsin state legislation allows TID #5 to have a 22-year expenditure period (i.e. 
through December 11, 2039) and a maximum life of 27 years (i.e. through December 11, 2044), not including 
potential extensions of three additional years.  The District boundary may be amended only four times during 
the life of the TID under current law.  In addition, the Village may also amend the project types and costs at 
any time during the 22-year expenditure period.  There are no limitations to the number of times the Village 
can complete a non-territory Project Plan amendment.  It is the intent of the Village to continually monitor 
State legislative changes regarding Section 66.1105, Wis. Stats. in order to determine its potential effect on 
this and future TIF Districts within the Village of McFarland.     
 
As required by Section 66.1105, Wis. Stats., a copy of this Project Plan will be submitted to the Department of 
Revenue and used as the basis of their certification of the creation TID #5 in the Village of McFarland.   
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Section II. Statement of Purpose & Orderly Development 
The specific purpose of TID #5 is to carry out various redevelopment, rehabilitation, conservation and urban 
renewal projects within the District, or within 0.5 miles of the boundary of the District.  The District includes 
properties in the vicinity of US 51 and Farwell Street (refer to Appendix A for a map of the District).  US 51 and 
Farwell Street are the two most heavily traveled roads in the Village.  US 51 serves as the main regional highway 
connecting McFarland to the City of Madison and federal highways US 12 and Interstate 90.  Farwell Street 
serves as the primary local collector street connecting McFarland High School, the Downtown, and residential 
neighborhoods to US 51.  WisDOT traffic counts on Farwell Street between Burma Road and US 51 have ranged 
from 5,900 to 6,500 AADT, and on US 51 north of Farwell Street from 18,500 to 19,800 AADT, from 2009-2015.   
 
The area of US 51 and Farwell Street serves as the main commercial retail center of the Village.  Most of the 
parcels and buildings within the District were developed in the 1960s and 1970s and are thus over 50 years 
old.  As shown in the historical images in Figure 1 only buildings on Map ID 27 (storage units) and 31 (Pick-n-
Save) were built after 1987.  Most of the commercial buildings were constructed with lower quality building 
materials and designs as compared to modern development and are showing their age (e.g. rusting, peeling 
paint, dented or damaged exterior facades, old signage, etc.). All of the buildings in the District are single story 
developments, except for the multi-family developments which are only two stories.  Many of the lots are small 
which restricts the ability to expand existing buildings.  In addition, 76% of the parcels in the District have real 
estate property values ratios (e.g. improvement values / land values) less than the average ratio of all 
properties in the Village of 2.58.  Approximately 47% of the properties have real estate property value ratios 
under 1.0, indicating that the land is more valuable than the improvements on the parcel.  All of these 
conditions signify that a majority of the parcels in the District are either in a state of decline and are 
underutilized, or are threatened by a state of decline over the next 27 years; therefore, the Village desires to 
establish TIF District #5 in order to provide the benefits of tax incremental financing to spur revitalization of 
private and public property.    
 
Figure 1: Historical Imagery of TID #5 

  

 1957             1968 
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The Village has also identified several infrastructure projects within the District.  This includes the 
reconstruction of Farwell Street in 2018 and improvements to stormwater management basins.  The condition 
of the pavement of Farwell Street has degraded to the point that the Village needs to reconstruct the street.  
In addition, Farwell Street lacks sidewalks on the south side of the road.  Given the area has a high volume of 
traffic upgrading these facilities is essential to the revitalization of the District.  In addition, since the District 
serves as a gateway to the community, the Village desires to improve the aesthetics of public and private 
property (e.g. decorative entryway features, wayfinding and street signage, landscaping, lighting, etc.).   The 
District is also served by a regional stormwater retention basin and a backwater channel area that is in need of 
dredging to improve water quality and boating access to residential properties.    
 



Project Plan – Creation of Tax Incremental Finance District No. 5  
Village of McFarland, WI 
 

© 2017 MSA Professional Services, Inc. 
Page 4 

The Village recognizes that without the creation of TID #5 the Village would not have sufficient financial 
resources to complete public infrastructure improvement projects within the District.  Furthermore, the Village 
recognizes that by using tax increment financing to offset some costs, the municipality may convince 
developers and property owners to make improvements to private development within the District that may 
not otherwise occur.  The creation of TID #5 will encourage the revitalization and redevelopment of blighted 
and otherwise economically distressed and underutilized property in the District.  It is for these reasons that 
the Village of McFarland is creating TID #5. 
 
Summary of Findings 
In creating TID #5, the Village of McFarland has made the following findings, consistent with Section 66.1105 
of Wisconsin Statutes: 
 
 The District is contiguous and contains only whole units of parcels.  The boundaries of the District are 

of sufficient definiteness to identify with ordinary and reasonable certainty the territory included 
therein; and 

 The creation date of the district for purpose of allocating tax increment is January 1, 2018; and 

 Not less than 50% of the real property in the District is suitable for rehabilitation or conservation work 
and for carrying out the objectives of an urban renewal project; and 

 Not more than 25% of the area in the District is considered vacant property under Section 
66.1105(4)(gm)(1) of Wisconsin Statutes; and 

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

 The project costs directly serve to promote orderly development consistent with the purposes for 
which the District is created; and 

 The equalized value of the taxable property of the District plus the aggregate value increment of all 
existing districts within the Village does not exceed 12% of the total value of equalized taxable property 
within the Village; and   

 The Project Plan for the District is feasible; and 

 Improvements to the District are likely to encourage and promote conformity with the Village’s 
planning policies and procedures; and 

 The development described in the Project Plan would not occur without the creation of TID #5. 
 
TID #5 is being created as a Rehabilitation and Conservation TIF District.  Per State Statute §66.1337(2m)(a), 
“rehabilitation or conservation work” includes any of the following: 
 
1. Carrying out plans for a program of voluntary or compulsory repair and rehabilitation of buildings or other 
improvements. 
 
2. Acquisition of real property and demolition, removal or rehabilitation of buildings and improvements on the 
property where necessary to eliminate unhealthful, unsanitary or unsafe conditions, lessen density, reduce 
traffic hazards, eliminate obsolete or other uses detrimental to the public welfare, to otherwise remove or 
prevent the spread of blight or deterioration, or to provide land for needed public facilities. 
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3. Installation, construction or reconstruction of streets, utilities, parks, playgrounds, and other improvements 
necessary for carrying out the objectives of the urban renewal project. 
 
4. The disposition, for uses in accordance with the objectives of the urban renewal project, of any property 
acquired in the area of the project. The disposition shall be in the manner prescribed in this section for the 
disposition of property in a redevelopment project area. 
 
Per State Statute §66.1337(2m)(b), “urban renewal project” includes any of the following: 
 
(b) "Urban renewal project" includes undertakings and activities for the elimination and for the prevention of 
the development or spread of slums or blighted, deteriorated or deteriorating areas and may involve any work 
or undertaking for this purpose constituting a redevelopment project or any rehabilitation or conservation 
work, or any combination of the undertaking or work. 

 
Section III. District Description 
TID #5 is being created as a Rehabilitation and Conservation TIF District.   
 
Boundary Description 
A map depicting the boundary of the District is provided in Appendix A.  The formal boundary description of 
TID #5 is provided in Appendix B.  The area of the District is approximately 38 acres, 31 acres excluding right-
of-way.  Table 2 provides a list of parcel numbers and associated attributes.   
 
Table 2: TID #5 Parcel List 

  
  

MAP ID PARCEL # OWNER PROPERTY ADDRESS ACRES LAND VALUE IMPROVEMENT VALUE TOTAL VALUE ASS. YEAR ASS. CLASS
1 061003251464 NORTHERN BANKSHARES INC 6000 US HIGHWAY 51 0.62 113,700$          41,300$                                155,000$               2017 G2
2 061003251768 SWN INC 0.51 171,700$          -$                                         171,700$               2017 G2
3 061003251964 SWN INC 6010 US HIGHWAY 51 0.70 296,700$          336,000$                             632,700$               2017 G2
4 061003329014 LOEDER ENTERPRISES LLC 4701 BURMA RD 0.55 270,300$          240,000$                             510,300$               2017 G2
5 061003321530 DMG HOLDINGS LLC 6115 US HIGHWAY 51 0.97 118,400$          46,600$                                165,000$               2017 G2
6 061003329351 JOSHUA JENKINS 4703 BURMA RD 0.43 107,900$          17,200$                                125,100$               2017 G2
7 061003329451 Current Owner 6104 RIVERCREST DR 0.26 63,000$             -$                                         63,000$                  2017 G2
8 061003329401 JOSHUA JENKINS 6100 RIVERCREST DR 0.27 40,300$             -$                                         40,300$                  2017 G2
9 061003253271 LUCKY STRIKES MCFARLAND LLC 1.52 212,000$          259,200$                             471,200$               2017 G2

10 061003253819 HARLAND RENTAL LLC 4715 FARWELL ST 0.56 134,400$          205,700$                             340,100$               2017 G2
11 061003270014 THOMAS B GANNON 4719 FARWELL ST 0.75 142,800$          324,500$                             467,300$               2017 G2
12 061003270121 THOMAS B GANNON 0.77 129,100$          -$                                         129,100$               2017 G2
13 061003270238 THOMAS B GANNON 0.76 129,100$          -$                                         129,100$               2017 G2
14 061003270345 MCFARLAND PAINT AND HARDWARE INC 4725 FARWELL ST 0.79 144,400$          434,900$                             579,300$               2017 G2
15 061003268778 DAKOTA RE INVESTMENTS LLC 4810 & 4816 FARWELL ST 0.87 134,100$          768,400$                             902,500$               2017 G2
16 061003269302 BLUESTEM LLC 4802 FARWELL ST & 4806 MCFARLAND CT 0.14 -$                      -$                                         -$                           2017 G2
17 061003269400 BLUESTEM LLC 4804 & 4806 FARWELL ST 0.39 132,900$          86,800$                                219,700$               2017 G2
18 061003274332 4722 FARWELL LLC 4722 FARWELL ST 0.29 85,800$             90,800$                                176,600$               2017 G2
19 061003274225 Current Owner 4720 FARWELL ST 0.27 121,500$          83,800$                                205,300$               2017 G2
20 061003274510 PATRICK A MACHOVEC LLC 4716 FARWELL ST 0.33 71,500$             75,700$                                147,200$               2017 G2
21 061003254452 AUTO CLEAN LLC 4710 FARWELL ST 0.44 161,700$          238,600$                             400,300$               2017 G2
22 061003254014 SRH LLC 4706 FARWELL ST 0.35 123,600$          144,000$                             267,600$               2017 G2
23 061003254201 SPK LAND LLC 4700 FARWELL ST 1.07 309,000$          671,000$                             980,000$               2017 G2
24 061003268983 Current Owner 4814 DALE ST 0.68 99,900$             957,100$                             1,057,000$          2017 G2
25 061003269197 Current Owner 4806 & 4808 DALE ST 0.65 98,900$             945,900$                             1,044,800$          2017 G2
26 061003274010 NAK DEVELOPMENT LLC 4714, 4716 & 4718 DALE ST 1.10 134,900$          859,500$                             994,400$               2017 G2
27 061003254701 OLSON REV TR, KENNETH & PATSY 4712 FARWELL ST 0.91 149,500$          264,400$                             413,900$               2017 G2
28 061003264003 CRESS-OHC LLC 5801 US HIGHWAY 51 1.06 300,900$          288,700$                             589,600$               2017 G2
29 061003225215 SPARTAN PROPERTIES OF MCFARLAND LLC 5611 LAKE EDGE RD 0.41 74,400$             303,200$                             377,600$               2017 G2
30 061003225519 SPARTAN PROPERTIES OF MCFARLAND LLC 5613 LAKE EDGE RD 0.92 169,600$          -$                                         169,600$               2017 G2
31 061003211506 GUNDLACH PROPERTIES LLC 5709 US HIGHWAY 51 6.46 713,400$          2,611,000$                         3,324,400$          2017 G2
32 061003212061 WILLIAM J CURTIN SR FAMILY LTD PARTNERSHIP 4800 DALE CURTIN DR 4.34 256,000$          862,300$                             1,118,300$          2017 G3
33 061003213871 SIMPLY HOMES PROPERTY MANAGEMENT LLC 0.66 190,900$          -$                                         190,900$               2017 G2
34 061003216001 WILLIAM J CURTIN SR FAMILY LTD PARTNERSHIP 0.48 10,000$             -$                                         10,000$                  2017 G2

TOTAL 31.29  $      5,412,300  $                      11,156,600  $       16,568,900 
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Existing Land Uses and Property Conditions 
The Existing Land Use Map in Appendix A includes the existing uses of property in the District.  Excluding right-
of-way, the land area in the District is comprised of approximately 10.6% Multi-Family (4 parcels), 57.5% 
Commercial (19 parcels), 14.0% Manufacturing (1 parcel), 8.1% Vacant/Undeveloped (7 parcels), 2.5% Parking 
(2 parcels), and 1.5% Stormwater (1 parcel).  In addition, according to the Wisconsin Department of Natural 
Resources Surface Water Data Viewer there are no designated mapped wetlands within the boundaries of the 
District. 
 
Appendix A also contains a Property Conditions Map highlighting those parcels identified as in need of 
rehabilitation or conservation and suitable for carrying out the objectives of an urban renewal project.  Parcel 
condition determinations were based on a number of factors including:   

 
• Underutilization of property, including building vacancies, underutilized space, and vacant parcels, all 

of which create gaps in the development pattern of the Village and are a threat to the economic 
viability, especially downtown, and impair the sound growth of the community while increasing the 
potential for crime; and    

• Age of structures and structure conditions.  Many buildings are over 50 years old, consist of low-grade 
building materials, and exhibit signs of deterioration (e.g. rusting, peeling paint, dented or damaged 
exterior facades and signs, etc.); and 

• Inadequate outdoor storage and/or screening.  Accumulated junk was visible on several properties; 
some properties lack adequate storage space or screening for such things as dumpsters; and  

• Overgrown and weeded lots and parking lots, lacking maintenance and upkeep, with many parking 
lots exhibiting pavement failures; and  

• Narrow and crowded sidewalks with pavement failures and access issues, absence of sidewalks; and 
• Compatibility of existing uses with adjacent properties or planned land uses; and  
• The ratio of improvement values to land value.  Approximately 76% of the parcels in the District (26 of 

34 parcels) have real estate property assessment value ratios (i.e. improvement values / land values) 
less than the average ratio of all properties in the Village of 2.58; 2.80 for commercially assessed 
properties (Source: 2016 Statement of Assessments).  Approximately 47% of the properties in the 
District (16 of 34 parcels) have real estate property value ratios under 1.0.  Low property values ratios 
is an indicator that that the land is more valuable than the improvements on the parcel and thus in 
need of redevelopment or revitalization.  

 
Some properties identified as rehabilitation or conservation may not experience any redevelopment or 
conservation activities during the TID life time, while others not identified may experience redevelopment 
activities due to inclusion in the District.  The identification of parcels considered as in need of rehabilitation 
or conservation work does not compel the Village, or private landowners, to undertake public or private 
improvement projects specific to that location.  Twenty nine of the 34 parcels in the District have been 
identified as in need of rehabilitation or conservation.  These parcels represent approximately 74.9% of the 
total District area, excluding right-of-way.  In addition, the District contains approximately 4.3 acres (13.7% 
excluding right-of-way) that may be considered vacant under Section 66.1105(4)(gm)(1) of Wisconsin Statutes 
(defined to include property where the fair market value or replacement cost value of structural improvements 
on the parcel is less than the fair market value of the land). 
 
Zoning 
The Village of McFarland is zoned in accordance with an ordinance formally adopted by the Village Board.  A 
map identifying the zoning of property within the District is included in Appendix A.  Excluding right-of-way, 
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the land area in the District is comprised of approximately 2.1% Planned Development (1 parcel), 7.8% R-3 
General Residence (3 parcels), 6.3% C-L Limited Commercial (2 parcels), 7.4% C-H Highway Commercial (4 
parcels), 15.4% C-P Commercial Park (2 parcels), and 61.1% C-G General Commercial (22 parcels).  In addition, 
according to the Federal Emergency Management Association’s Federal Insurance Rate Map, Panel 
55025C0443H, the only parcel in the District which may include designated floodplain areas is Map ID #1 
adjacent to the Village’s stormwater retention pond.  Portions of the property at or below 847 feet are in the 
100-year floodplain.  
 
Future Land Use 
The Future Land Use Map in Appendix A includes the future land use designations of property in the District as 
depicted from the 2017 Village of McFarland Comprehensive Land Use Plan.  Excluding right-of-way, the land 
area in the District is comprised of approximately 2.1% Two Family & Townhouse Residential (1 parcel), 42.8% 
Mixed Use/Flex Commercial (21 parcels), and 55.1% Highway & General Commercial (12 parcels).  The 
Comprehensive Plan describes the Mixed Use/Flex Commercial designation as land areas appropriate for a mix 
or option of commercial, multiple family residential, institutional, and/or open space uses.  Based on the 
designations on this map, 97.9% of the territory in the District could be devoted to retail business at the end 
of the maximum expenditure period as these parcels are designated as either Highway & General Commercial 
or Mixed Use/Flex Commercial.  The Comprehensive Plan also includes a detailed map of proposed 
improvements projects as part of McFarland’s “Main Street” Vision.  Said map has been incorporated into this 
Project Plan in Appendix A. 
 
Proposed Changes in the Community Development Plan, Map, Building Codes & Ordinances 
No Official Map, Zoning Ordinance, or Building Code changes are necessary to create this District.  Individual 
redevelopment proposals may require changes in zoning designations consistent with the intent of this Project 
Plan and the Village of McFarland Comprehensive Plan, as implemented through Village Zoning and Building 
Ordinances.  For example, this Project Plan identifies the redevelopment of several public and private parcels 
into new commercial or mixed uses. It is anticipated that when specific development 
proposals/applications/projects are submitted to the Village a change in the Village’s Official Zoning Map 
and/or Comprehensive Plan may be necessary to facilitate the development envisioned in this Project Plan (e.g. 
rezoning to Planned Unit Development District).  Or alternatively, the Village may proactively make these 
changes to official planning and zoning documents. 

 
Section IV. Statement of Kind, Number, and Location of Public Works & Other 
Projects 
The Village of McFarland intends to implement a number of public works projects that will positively impact 
business, residential, and conservancy use in TID #5.  These projects will be undertaken within the first 22 years 
of the TID’s existence (i.e. through December 11th, 2039), subject to change based upon the relative needs of 
the Village and the ability of the District to recoup expenses through the generation of tax increment.  A brief 
description of each TID eligible project type is provided below.   
 
A. Infrastructure for (Re)Development of the District:  
Proposed infrastructure improvements to public or private property may include:  

1. Street (re)construction, relocation, removal, upgrading, or maintenance to facilitate development 
within TID #5.  Street infrastructure includes bridges, sidewalks, curb & gutter, bike lanes, parking 
lanes, street lights, traffic signals, pedestrian signals (e.g. Rectangular Rapid Flash Beacons), signage, 
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markings and other appurtenances and amenities for the safety and comfort of motor vehicle, bicycle 
and pedestrian traffic. Alleyways are considered streets within the definition of this Project Plan. 
  

2. Pedestrian and bicycle path construction.  
 

3. Construct, upgrade and/or relocate sanitary sewer system components and related appurtenances.  
 

4. Construct, upgrade and/or relocate storm water drainage facilities and related appurtenances.  
 

5. Construct, upgrade and/or relocate water system components and related appurtenances.  
 

6. Install or improve primary and secondary electric service including installing above or below ground 
electric distribution lines and related appurtenances.  
 

7. Install or improve natural gas service and related appurtenances.  
 

8. Install or improve telecommunication, fiber optic, and/or cable television service including installing 
above or below ground distribution lines and related appurtenances.  

 
B. Streetscaping Improvements:  
Streetscaping improvements designed to improve the aesthetics of the District including installation of 
gateway, wayfinding, and street signage; public art installations; landscaping; lighting; information kiosks; 
other streetscaping furnishings (e.g. benches, trash receptacles, bike racks, flower pots, etc.).  Includes 
upgrades to Heritage Plaza as conceptually illustrated in Appendix A and the Village’s Highway 51 Corridor 
Concept Plan.   
 
C. Site Improvements:  
Site improvement activities required to make sites suitable for (re)development including, but not limited to: 
access drives; parking areas/facilities; landscaping; signage; entryway features; walkways; lighting; fencing; 
remodeling or rehabilitating existing buildings; razing buildings; stripping topsoil; grading; compacted granular 
fill; topsoil replacement; soil stabilization; streambank stabilization; relocating power lines; utilities; and 
related activities.    
 
D. Environmental Studies and Remediation 
This may include costs associated with environmental studies; wetland delineations; purchase of wetland 
credits; floodplain delineations; floodplain hydraulic and hydrologic analysis; removal of lands from floodplains 
or wetland areas in accordance with local, state, and federal regulations as part of TID public works and 
rehabilitation projects; environmental remediation including the removal of above or below ground 
contamination or hazardous materials. 
 
E. Real Estate Inspection, Acquisition, Vacating, and Relocation for Public Works and Other TID Eligible 

Projects:  
This may include, but is not limited to purchase of fee title; easements; inspections; appraisals; consultant fees; 
closing costs; real estate commissions and fees in lieu of commissions; surveying and mapping; lease and/or 
sale of property at or below market or purchase price to encourage or make feasible a public infrastructure or 
(re)development project.   Relocation costs in the event any property is acquired for the above projects, 
including the cost of a relocation plan, staff, publications, appraisals, land and property acquisition costs and 
relocation benefits as required by Wisconsin Statutes 32.19 and 32.195 are eligible costs.  
 
 



Project Plan – Creation of Tax Incremental Finance District No. 5  
Village of McFarland, WI 
 

© 2017 MSA Professional Services, Inc. 
Page 9 

F. Development Funds/Incentives:  
Payments made at the Village Board’s discretion to assist private developers in projects that carry out the goals 
of this Project Plan, the Village’s Comprehensive Plan, or other adopted Village plans including land within the 
District.  Such payments could include grants, zero-interest loans, or low interest loans for the purposes of land 
acquisition, environmental remediation, building and site improvements to non-residential or residential 
properties.  Establishment of a Revolving Loan Fund (e.g. low interest loan or temporary grant for building 
façade or signage improvement program) is considered Development Incentives and is eligible project costs.  
No cash grants or loans will be provided until a developer agreement has been signed between the developer 
and the Village.  Costs related to reviewing developer incentive applications and creating development 
agreements are eligible project expenses. 
 
G. Planning, Promotion & Economic Development:  
Promotion and development of TID #5 including professional services for planning; marketing; recruitment; 
grant writing and grant administration for TID projects; marketing services and materials; advertising costs; 
administrative costs and support of development organizations are all eligible costs under this section.  Costs 
related to the creation of a detailed “Main Street Vision Plan”, or similar sub-area master plan for the District 
is an eligible project expense.  Costs related to the creation of this Project Plan and all future amendments to 
the Project Plan are an eligible project expense.  In addition, the proportionate costs related to the creation or 
amendment of other Village planning or engineering studies which include land area within the District are an 
eligible project expense.      

 
H. Contributions to a Community Development Authority (CDA) or Redevelopment Authority (RDA): 
The Village may provide funds to a CDA or RDA to be used for administration, planning and operations related 
to the purposes for which it was established to implement the goals or projects outlined in this Project Plan.  
The Village of McFarland does maintain a CDA whose purpose is to assist with community development 
projects including those which may be undertaken within the District. 
 
I. Administrative/Organizational Costs:  
Imputed administrative costs including, but not limited to, a portion of the salaries of the Village employees 
and elected officials, professional fees for audits, legal review, planning and engineering services, professional 
assistance with the creation, amendment, and general administration of TID #5, and others directly involved 
with the projects over the life of the District.  Also included as an eligible administrative cost is all creation and 
annual fees charged by the Wisconsin Department of Revenue related to the District  
 
J. Financing Costs:  
Interest, finance fees, bond discounts, bond redemption premiums, legal opinions, ratings, capitalized interest, 
bond insurance and other expenses related to financing TID #5 projects.  
 
The projects listed in this section will provide necessary facilities, land area, and support to enable and 
encourage the (re)development of TID #5. These projects may be implemented by the Village Board in varying 
degrees in response to development needs and will be guided by the TID #5 Project Plan, the Village’s 
Comprehensive Plan, other existing plans and policies of the Village, and public input.  
 
A map identifying project locations in TID #5 is provided in Appendix A.  As stated in the legend of the map, 
Project A-J may occur anywhere within the boundaries of the District as authorized by the Village Board.  
Locations of projects shown on the map are preliminary and subject to change based on final engineering 
design.  In addition, pursuant to Wisconsin Statutes Section 66.1105(2(f)(1)(n), the Village may undertake 
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projects within territory located within one-half (1/2) mile of the boundary of the District, and pay for them 
using tax increment, provided that:  
 

1. The project area is located within the Village’s corporate boundaries; and  
2. The projects are an eligible TID expenditure within this Project Plan; and 
3. The expenditure must be made within the expenditure period; and 
4. Prior approval of the expenditure must be obtained from the Joint Review Board. 

 
The one-half mile boundary of TID #5 is illustrated on the Project Locations Map in Appendix A.  Any of the 
projects listed in this Project Plan may occur within the half-mile boundary of TID #5, upon adoption of this 
Project Plan and authorization by the Village Board.  Potential projects within the 0-5-mile boundary are further 
described on page 11. 
 
Section V. List of Estimated Project Costs & Expenditures 
Table 3 lists the estimated total expenditures for each project category.  This format follows Wisconsin 
Department of Revenue guidance on detailed project costs (pe-209), which states the project list should include 
“estimated expenditures expected for each major category of public improvements.”    It is important to note 
that this Project Plan is not meant to be an appropriation of funds for specific projects, but a framework with 
which to manage projects.  All costs identified are preliminary estimates made prior to design considerations, 
or engineering studies, and are subject to change after planning is complete.  All of the customary expenses 
are considered in these estimates, including but not limited to: legal fees, engineering fees, architectural fees, 
planning fees, surveying and mapping fees, inspection, construction costs, materials and apparatus, restoration 
work, permits, reports, judgments, claims for damages and other expenses.   
  
Table 3: Estimated Project Costs & Expenditures  

 
*Other Cost Assumptions: 
A.1. Dane County provides $600K, TID pays for remaining expenditures 
A.4. Project Costs funded equally between (Dane County, Special Assessment on adjacent properties, grant funding, and TID #5)  
  

A. Infrastructure for (Re)Development of the District $4,400,000 $1,350,000 $3,050,000

A.1 Farwell Reconstruction, US 51 to Taylor Road $1,250,000 $600,000 $650,000

A.2 Retention Pond Improvements $150,000 $0 $150,000

A.3 Farwell Decorative Street Lighing/Burying Electrical $2,000,000 $0 $2,000,000

A.4 Backwater Channel Improvements $1,000,000 $750,000 $250,000

B. Streetscaping Improvements $400,000 $0 $400,000

C. Site Improvements $0 $0 $0

D. Environmental Studies and Remediation $0 $0 $0
E. Real Estate Inspections, Acquisition, Vacating, and Relocation for Public 
Works and Other TID Eligible Projects $0 $0 $0

F. Development Funds/Incentives $12,782,389 $0 $12,782,389

G. Planning, Promotion & Development $104,500 $0 $104,500
H. Contributions to a Community Development Authority (CDA) or 
Redevelopment Authority (RDA) $0 $0 $0

I. Administrative/Organizational Costs $104,500 $0 $104,500

J. Financing Costs $7,372,687 $0 $7,372,687

Subtotal 25,164,076$   1,350,000$    $23,814,076

Estimated 
Project Cost

TID Share of 
Cost

Project Categories Others Share 
of Cost*
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• A.1 Farwell Street Reconstruction & Streetscaping Improvements.  Farewell Street will be 
reconstructed in 2018.  Approximately 47% of the project area lies outside of the District boundary; 
however, 100% of the project area is within the 0.5-mile boundary and the project will benefit 
properties in the TID by improving access; therefore portions of the project outside the District 
boundary are an eligible project expenditure.  Table 3 indicates that the Village anticipates only a 
portion of the project costs being charged back to the TID with the remaining costs provided by Dane 
County (jurisdictional transfer aid).   
 

• A.2 Retention Pond Improvements.  There is a municipal owned stormwater retention pond adjacent 
to parcel Map ID #1.  Properties within the District drain to this facility.  The facility requires dredging 
and sediment removal to keep it operating effectively.  Since the pond is within 0.5-miles of the 
District and directly serves properties within the District, 100% of any future costs to improve, expand, 
or dredge the pond are TID eligible expenses. 
 

• A.3 Farwell Street Decorative Lighting, Burying Electrical Service & Streetscaping Improvements.  To 
implement the vision of the Village’s Comprehensive Plan (see Main Street Vision Map, Appendix A), 
the Village may install decorative street lights along Farwell Street from US 51 to Exchange Street, 
including burying existing above ground electrical service, along with other streetscaping 
improvements (e.g. wayfinding and gateway signage).  Since the project area is within 0.5-miles of the 
District and directly serves properties within the District, 100% of any future costs are TID eligible 
expenses.   

 
• A.4 Backwater Channel Improvements.  The retention pond described in A.2 flows into a backwater 

channel of Lake Waubesa.  This channel provides watercraft access to adjacent properties, including 
Babcock County Park.  The retention pond is designed to capture sediment and stormwater runoff 
from properties in the District before discharging into the channel.  The pond functions to minimize 
but not prevent any and all sediment to discharge into the channel.  Overtime the channel also fills 
with sediment and becomes more difficult to navigate with watercraft.  Since the channel area is 
within 0.5-miles of the District, and is impacted by stormwater runoff from properties in the District, 
a portion of future costs to improve the channel is a TID eligible expenditure.  Table 3 indicates that 
the Village anticipates only a portion (1/4) of the project costs being charged back to the TID with the 
remaining costs potentially equally split between Dane County (1/4), special assessments to adjacent 
properties (1/4) and potential grant funding (1/4).  The Village reserves the right to pay for a larger 
share of the total project costs using TID increment should assumptions regarding Others Share of 
Cost be lower than anticipated as 100% of the project area lies within 0.5-miles of the District 
boundary and stormwater from the District discharges to this waterbody.   

 
All costs in Table 3 are stated in 2017 prices and are preliminary estimates.  The Village should pursue grant, 
or low interest loan, programs to help share project costs included in this Project Plan, as appropriate. The 
Village reserves the right to increase the costs to reflect inflationary increases and other unforeseen or 
uncontrollable circumstances between 2017 and the time of construction/implementation, such as higher than 
anticipated construction or financing costs.  The Village reserves the right to increase and decrease particular 
project costs within the Total TID Expenditure budget estimate without amending this Project Plan.  For 
example, reallocating funds from one project category to another.  Some project costs such as Site 
Improvements, Environmental Remediation, and Real Estate Acquisition do not include a TID Share Cost.  This 
Project Plan assumes that activities/costs associated with these types of project expenditures would be 
included as part of a Development Incentive to a private entity (i.e. the Village provides a development 
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incentive to offset a developer’s cost for real estate acquisition, environmental remediation or site 
improvements).  The Village reserves the right to relocate funding from Development Incentives, or other 
project categories, to these other categories for the purpose of the Village completing real estate acquisition, 
environmental remediation, or site improvements for the purposes of carrying out the objectives of this Project 
Plan.    
 
The Village Board may fund specific project cost items shown in Table 3 (e.g. Development Incentives) in 
significantly greater or lesser amounts in response to opportunities that will help the Village accomplish the 
purposes of TID #5.  For example, this Project Plan assume the Village provides 20% of the Estimated Growth 
in New Development Value (refer to Table 4) in the form of a Development Incentive.  However, this does not 
obligate the Village to provide 20% of future assessment growth to development projects.  The Village may 
fund individual projects to a greater or lesser extent.  The Village will generally use overall benefit to the Village 
and economic feasibility (i.e. the availability of future tax increment revenues to support additional project 
costs) in determining the actual budget for project cost items over the course of the TID’s expenditure period.   
 
Wisconsin Statutes do not obligate the Village to complete all of the proposed projects listed in the Project 
Plan; however, the expenditure period for TID #5 is limited to December 11th 2017 through December 11th 
2039.  The Village retains the right to change the scope and/or timing of projects implemented as they are 
individually authorized by the Village Board, without further amending this Project Plan.  Public debt and 
expenditures should be made at the pace private development occurs to assure increment is sufficient to cover 
expenses.  The needs of the Village and the performance of the TID will be reviewed annually to determine if 
change is required to any of the proposed activities.  Should the needs of the Village change, projects may have 
to be slightly or substantially altered or even eliminated.   
 
Section VI. Ineligible / Estimated Non-Project Costs 
No ineligible project costs were identified at the time this Project Plan was considered for adoption. The 
following bullets identify public works projects that are not eligible to be paid with tax increments under Wis. 
Stat. 66.1105(2)(f).2. 
 

• The cost of constructing or expanding administrative buildings, police and fire buildings, libraries, 
community and recreational buildings and school buildings, unless the administrative buildings, police 
and fire buildings, libraries and community and recreational buildings were damaged or destroyed 
before January 1, 1997, by a natural disaster. 
 

• The cost of constructing or expanding any facility, except a parking structure, if the Village generally 
finances similar facilities only with utility user fees. 
 

• General government operating expenses, unrelated to the planning or development of a tax 
incremental district. 
 

• Cash grants made by the Village to owners, lessees, or developers of land that is located within the tax 
incremental district unless the grant recipient has signed a development agreement with the Village, 
a copy of which shall be retained by the Village in the official records for that tax incremental district. 

 
Non-project costs are public works projects that only partly benefit the District or are not eligible to be paid 
with tax increments.  Examples of non-project costs include projects undertaken within the District as part of 
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the implementation of this Project Plan, the costs of which are paid fully or in part by impact fees, grants, or 
special assessments.  Other examples include public works projects that only partly benefit the District, such 
as a new water tower which serves properties both inside and outside of the District, and its ½ - mile boundary.  
That portion of the total project costs allocable to properties outside of the District, and its ½ - mile boundary, 
would be a non-project cost.  A portion of the proposed backwater channel project could be funded through 
special assessments, county aid, state or federal grants.  In addition, a portion of the Farwell Street 
Reconstruction will be funded by county aid.  Any portion of these projects funded by other sources such as 
these will be a non-project cost.   
 
Section VII. Economic Feasibility 
The projected income of TID #5 depends on the tax incremental revenue generated from within the District.  
There are three critical components in determining the future tax incremental revenue of a TID:  New 
development increases in property value, inflation driven increases in property value, and the change in the 
full value tax rate.  In projecting the future increment and income generated by TID #5, assumptions were 
made for each of the above-mentioned critical components.  These assumptions are identified below. 
 
New Development Activities 
The TID is projected to realize $63,911,945 in new value over its anticipated 27-year life (2017-2044).  This new 
value is projected to come from the development of vacant parcels, rehabilitation of existing structures and 
redevelopment of underutilized parcels within the District (Refer to Table 4).  The determination of parcels 
identified for new development is based, in part, on discussions with Village staff regarding potential 
development opportunities, and an analysis of the condition and assessment utilization of parcels within the 
District.  It is anticipated that some of the parcels listed in Table 4 may not experience any redevelopment 
during the TID life time, while others not listed may.  Redevelopment years are also an approximation based, 
in part, on the anticipated schedule of known redevelopment projects, land listed for sale, public and private 
improvement projects, and the readiness for development or marketability of each parcel.  Estimated 
Construction Years may vary significantly from those shown in Table 4.   
 
Table 4: Estimated Value of New (Re)Development 

 
 

Parcel 
ID from 
Map 1

Assumed Type of New 
Development

Total 
Acres Base Value

Assumed 
Construction 

Values

Est. Growth in 
New 

Development 
Value

Estimated 
Construction 

Year
23 Commercial Addition/Remodel 1.07  $             980,000  $400K 400,000$                         2018
33 Townhouses 0.66  $             190,900  $2.0M/ac 1,119,895$                    2018
7 Duplex 0.26  $                63,000  $1.5M/ac 329,757$                         2018

12 & 13 Mixed Use (3 stories) 1.53  $             258,200  $6.0M/ac 8,948,279$                    2019
29 & 30 Commercial (2 stories) 1.34  $             547,200  $2.5M/ac 2,128,013$                    2020

6 & 8 Commercial (1 story) 0.50  $             165,400  $2.0M/ac  $                    1,434,600 2020
31 Commercial Addition (15K sqft) 6.46  $        3,324,400  $125/sf  $                    1,875,000 2021

15-17 Mixed Use (3 stories) 1.40  $        1,122,200  $6.5M/ac  $                    7,983,099 2022
28 Commercial (2 stories) 1.06  $             589,600  $2.5M/ac  $                    2,048,172 2023

1, 2, 3 Commercial (2 stories) 1.84  $             959,400  $2.5M/ac  $                    2,540,600 2024
18-20 Mixed Use (2 stories) 0.88  $             529,100  $5.5M/ac  $                    4,303,879 2025

21, 22, 27 Mixed Use (3 stories) 1.70  $        1,081,800  $7.0M/ac  $                 10,836,804 2027
9, 10, 11 Mixed Use (3 stories) 2.83  $        1,278,600  $7.5M/ac  $                 19,963,847 2029

 $        63,911,945 
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Figure 2 (pages 14-16) provides representative photos of the types of high quality new development envisioned 
for the District along with comparable site and building characteristics. The methodology used to calculate the 
Estimated Growth in Value of New Development for any one development site is based in-part on using 
assessment values from these and other comparable existing development sites found in the Village, or 
surrounding communities in Dane County.  Some of the representative developments including buildings that 
were constructed over 10 years ago.  Due to construction inflation, these buildings would likely have higher 
assessment values if built new in 2017.  Over the past 10 years the annual rate of inflation in the construction 
industry has averaged 2.3% (source: Turner Building Cost Index).  The Assumed Construction Values per Acre 
in Table 4 have been adjusted to reflect inflation in construction costs at a 2% annual rate.  
 
The identification of Types of New Development in Table 4, both uses and number of stories, is not an indication 
of the zoning of property or allowable uses.  Identification of proposed Types of New Development does not 
compel, or in any way obligate, the Village to approve future redevelopment requests for these areas.  
However, those Types of New Development assumed in Table 4 are based on the Village’s Future Land Use 
Plan in the Village’s draft August 2017 Comprehensive Plan.    The Village may consider other uses than those 
envisioned within this Project Plan for any particular parcel without amending this Project Plan.  The Village’s 
Comprehensive Plan and Zoning Ordinance will guide decisions regarding appropriate use of properties within 
the District.  It is anticipated that when specific development proposals/applications/projects are submitted to 
the Village a change in the Village’s Official Zoning Map and/or Comprehensive Plan may be necessary to 
facilitate the development envisioned in this Project Plan (e.g. zoning to Planned Unit Development District).   
 
Figure 2: Representative Photos of Potential Types of New Development 
 
Multi-Family Residential    

Farwell Place Apartments 
Farwell St., McFarland 
Use: Multi-Family Residential 
Stories: 3 
Constructed: 2016 
Acres: 0.95 
Approx. Building Size (GFA): NA 
2017 Assessment Land Value: $3,000,000 
2017 Assessment Improvement Value: $3,657,500 
2017 Assessment Total Value: $3,842,400  
Value per Acre: $4,066,032 

   

Monona Drive Apartments 
5005 Monona Dr., Monona 
Use: Multi-Family Residential 
Stories: 3 
Constructed: 2013 
Acres: 1.33 
Approx. Building Size (GFA): 65,100 
2017 Assessment Land Value: $329,900 
2017 Assessment Improvement Value: $5,438,800 
2017 Assessment Total Value: $5,768,700  
Value per Acre: $4,347,174 



Project Plan – Creation of Tax Incremental Finance District No. 5  
Village of McFarland, WI 
 

© 2017 MSA Professional Services, Inc. 
Page 15 

Mixed Use Development 
 
Crawford’s Landing 
115 E. Broadway, Monona 
Use: Ground floor retail, 2nd Story Residential 
Stories: 2 
Constructed: 2005 
Acres: 0.92 
Approx. Building Size (GFA): 33,880 square feet 
2017 Assessment Land Value: $585,000 
2017 Assessment Improvement Value: $2,972,000 
2017 Assessment Total Value: $3,557,000  
Value per Acre: $3,850,949 
 
 

 
Esser’s Place 
1900 Mill Creek Pkwy., Cross Plains 
Use: Partial ground floor retail, 1-3 Story 
Residential 
Stories: 3 
Constructed: 2017 
Acres: 0.96 
Approx. Building Size (GFA): 74,325 square feet 
2017 Assessment Land Value: NA 
2017 Assessment Improvement Value: NA 
2017 Assessment Total Value: NA  
Value per Acre: $6,269,592 (estimated based on 
Development Agreement) 

 
Granite Ridge 
3310 Packers Ave., Madison 
Use: Ground floor retail, 2-4 Story Residential 
Stories: 4 
Constructed: 2014 
Acres: 1.1 
Approx. Building Size (GFA): 33,880 square feet 
2017 Assessment Land Value: $527,000 
2017 Assessment Improvement Value: $7,216,000 
2017 Assessment Total Value: $7,743,000  
Value per Acre: $7,039,091 
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Commercial/Office 
4831 Larson Beach Rd., McFarland 
Use: Ground floor retail/office 
Stories: 1 
Constructed: 2002 
Acres: 0.52 
Approx. Building Size (GFA): 3,800 square feet 
2017 Assessment Land Value: $373,100 
2017 Assessment Improvement Value: $497,800 
2017 Assessment Total Value: $870,900  
Value per Acre: $1,674,808 
 

 Water Tower Enterprises 
 4705 Monona Dr., Madison 
 Use: Ground floor retail, 2-Story Office 
 Stories: 2 
 Constructed: 2005 
 Acres: 1.4 
 Approx. Building Size (GFA): 33,452 square feet 
 2017 Assessment Land Value: $390,000 
 2017 Assessment Improvement Value: $2,404,700 

      2017 Assessment Total Value: $2,794,700  
      Value per Acre: $2,043,872 
Inflation Rate 
Annual property value inflation is assumed to be 0.25% over the life of the District.  The annual average inflation 
rate for the United States from 1999 to 2017 has been 2.3%, and 1.7% from 2012 through 2017 
(www.usinflationcalculator.com).  During this same period the Consumer Price Index has averaged a 2.0% 
annual percentage increase, and 1.0% in the past five years (Bureau of Labor Statistics).   Using a 0.25% annual 
inflation rate for property assessment values will provide a conservative estimate of projected tax increment. 
 
Full Value Tax Rate 
The analysis in Table 5 (page 17) assumes that the tax rate will increase annually at a rate of 0.50%, starting 
with the 2016 net mill rate of $21.51 per thousand dollars of assessment value.  Since year 2000, the tax rate 
for the Village has ranged from a low of $19.11 in 2008 to a high of 24.18 in 2003.  Using a 0.5% annual inflation 
rate for property taxes will provide a conservative estimate of projected tax increment. 
 
Table 5 presents the projected income for TID #5 commencing in 2017 and running over the remaining life of 
the District).  The Base Value, or year one value, of the District is estimated to be $16,568,900 (excluding 
personal property.  Note 2018 assessment values were not available at the time this Project Plan was adopted).   
 
Over the life of the TID the projected total amount of tax increment collected is estimated to be $29,747,490 
(Column J, Table 5).  This projected tax increment will be used to pay for public works projects and other TID 
eligible expenditures within the District as described in Section IV and V of this Project Plan.     
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Table 5: Projected Income 

 
The numbers presented in Table 5 are estimates subject to change based upon actual development and construction activity in the District and changes to property  
assessment and tax rates.  Nothing contained herein shall be construed as a guarantee of tax increment by MSA. 

Village of  McFarland TID #5
A B C D E F G H I J K

IMPROV. BEGINNING EST. GROWTH END TAX TAX TAX TAX 
DURING OF YEAR IN VALUE OF CUMULATIVE INFLATION OF YEAR INCREMENT VALUE RATE 3 INCREMENT COLLECTION 

YEAR VALUE NEW DEVELOP. 1 VALUE INCREMENT 2 VALUE VALUE YEAR $1,000 COLLECTED YEAR
2018 $16,568,900 $1,849,652 $18,418,552 $0 $18,418,552 $1,849,652 2019 $21.51 $39,791 2020
2019 $18,418,552 $8,948,279 $27,366,830 $46,046 $27,412,877 $10,843,977 2020 $21.62 $234,452 2021
2020 $27,412,877 $3,562,613 $30,975,489 $68,532 $31,044,022 $14,475,122 2021 $21.73 $314,523 2022
2021 $31,044,022 $1,875,000 $32,919,022 $77,610 $32,996,632 $16,427,732 2022 $21.84 $358,735 2023
2022 $32,996,632 $7,983,099 $40,979,731 $82,492 $41,062,222 $24,493,322 2023 $21.95 $537,540 2024
2023 $41,062,222 $2,048,172 $43,110,394 $102,656 $43,213,050 $26,644,150 2024 $22.06 $587,666 2025
2024 $43,213,050 $2,540,600 $45,753,650 $108,033 $45,861,682 $29,292,782 2025 $22.17 $649,315 2026
2025 $45,861,682 $4,303,879 $50,165,561 $114,654 $50,280,216 $33,711,316 2026 $22.28 $750,994 2027
2026 $50,280,216 $0 $50,280,216 $125,701 $50,405,916 $33,837,016 2027 $22.39 $757,563 2028
2027 $50,405,916 $10,836,804 $61,242,720 $126,015 $61,368,735 $44,799,835 2028 $22.50 $1,008,021 2029
2028 $61,368,735 $0 $61,368,735 $153,422 $61,522,157 $44,953,257 2029 $22.61 $1,016,530 2030
2029 $61,522,157 $19,963,847 $81,486,004 $153,805 $81,639,810 $65,070,910 2030 $22.73 $1,478,809 2031
2030 $81,639,810 $0 $81,639,810 $204,100 $81,843,909 $65,275,009 2031 $22.84 $1,490,864 2032
2031 $81,843,909 $0 $81,843,909 $204,610 $82,048,519 $65,479,619 2032 $22.95 $1,503,015 2033
2032 $82,048,519 $0 $82,048,519 $205,121 $82,253,640 $65,684,740 2033 $23.07 $1,515,262 2034
2033 $82,253,640 $0 $82,253,640 $205,634 $82,459,274 $65,890,374 2034 $23.18 $1,527,606 2035
2034 $82,459,274 $0 $82,459,274 $206,148 $82,665,423 $66,096,523 2035 $23.30 $1,540,047 2036
2035 $82,665,423 $0 $82,665,423 $206,664 $82,872,086 $66,303,186 2036 $23.42 $1,552,587 2037
2036 $82,872,086 $0 $82,872,086 $207,180 $83,079,266 $66,510,366 2037 $23.53 $1,565,225 2038
2037 $83,079,266 $0 $83,079,266 $207,698 $83,286,965 $66,718,065 2038 $23.65 $1,577,964 2039
2038 $83,286,965 $0 $83,286,965 $208,217 $83,495,182 $66,926,282 2039 $23.77 $1,590,803 2040
2039 $83,495,182 $0 $83,495,182 $208,738 $83,703,920 $67,135,020 2040 $23.89 $1,603,743 2041
2040 $83,703,920 $0 $83,703,920 $209,260 $83,913,180 $67,344,280 2041 $24.01 $1,616,786 2042
2041 $83,913,180 $0 $83,913,180 $209,783 $84,122,963 $67,554,063 2042 $24.13 $1,629,931 2043
2042 $84,122,963 $0 $84,122,963 $210,307 $84,333,270 $67,764,370 2043 $24.25 $1,643,181 2044
2043 $84,333,270 $0 $84,333,270 $210,833 $84,544,103 $67,975,203 2044 $24.37 $1,656,535 2045
2044 $84,544,103 $0 $84,544,103 $211,360 $84,755,463 $68,186,563 2045 $24.49 x 2046

TOTAL $63,911,945 $4,274,619 $29,747,490 

ASSUMPTION TID DATES

1. Refer to Table 4 Creation Date: December 11th, 2017

2. 0.25% inflation of assessment values over the life of the TID Expenditure Period: December 11th, 2039

3. 0.5% inflation of tax rate over the life of the TID Termination Date: December 11th, 2044
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Table 6 (page 20) presents the projected annual and total performance of the District.  There are three critical 
components in determining the future performance of the TID: the amount of annual revenue (see Table 5), 
the cost and timing of public improvement projects, and the terms of debt service associated with these 
projects.  In projecting the future performance of TID #5, assumptions were made for each of the above-
mentioned critical components.  These assumptions are described below. 
  
Schedule of Public Improvements/Debt Issuance 
Table 6 assumes the Village will incur new debt in support of the TID on 11 different occasions.  The timing of 
debt occurrence is coordinated with anticipated public works (Table 3) and private redevelopment projects 
(Table 4).  The timing, amount, and methods of financing are general assumptions for the purposes of 
estimating the economic feasibility of the Project Plan.  The values in Table 6 should not be construed as 
commitments by the Village to finance any particular TID project.      

 
• 2018 – includes project expenditures (e.g. Infrastructure, $900,000) for reconstruction of Farwell Street, 

including streetscaping improvements.  Also includes Development Incentives ($369,930).  Debt service is 
assumed at 4.00% interest fixed over 20 years.   

 
• 2019 – includes project expenditures (e.g. Development Incentives, $1,789,656) for Site 12 & 13.  

Development Incentives are assumed to be 20% of the Estimated Growth in New Development (see Table 
4).  Debt service is assumed at 4.25% interest fixed over 20 years. 

 
• 2020 – includes project expenditures (e.g. Development Incentives, $194,320) for Site 6-8.  Development 

Incentives are assumed to be 20% of the Estimated Growth in New Development (see Table 4).  Debt 
service is assumed at 4.00% interest over 10 years. 

 
• 2021 – includes project expenditures (e.g. Infrastructure & Streetscaping, $2,300,000) for improvements 

to the retention pond (e.g. dredging, sediment removal, etc.), installation of decorative lights on Farwell 
Street, burying existing above ground electrical service on Farewell Street (US 51 to Exchange Street), and 
streetscaping enhancements within the District (e.g. Heritage Plaza, wayfinding and gateway signage along 
US 51, etc.).  Also includes Development Incentives ($375,000).  Debt service is assumed at 4.50% interest 
fixed over 20 years. 

 
• 2022 – includes project expenditures (e.g. Development Incentives, $1,596,620) for Site 21-23.  

Development Incentives are assumed to be 20% of the Estimated Growth in New Development (see Table 
4).  Debt service is assumed at 4.75% interest fixed over 20 years. 

 
• 2023 – includes project expenditures (e.g. Development Incentives, $409,634) for Site 33.  Development 

Incentives are assumed to be 20% of the Estimated Growth in New Development (see Table 4).  Debt 
service is assumed at 4.50% interest fixed over 10 years. 

 
• 2024 – includes project expenditures (e.g. Development Incentives, $508,120) for Site 1-3.  Development 

Incentives are assumed to be 20% of the Estimated Growth in New Development (see Table 4).  Debt 
service is assumed at 4.75% interest fixed over 10 years. 
 

• 2025 – includes project expenditures (e.g. Development Incentives, $860,776) for Site 24-26.  Development 
Incentives are assumed to be 20% of the Estimated Growth in New Development (see Table 4).  Debt 
service is assumed at 4.75% interest fixed over 10 years. 
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• 2026 – includes project expenditures (e.g. Infrastructure, $250,000) for backwater channel improvements.  

Debt service is assumed at 5.00% interest fixed over 10 years. 
 
• 2027 – includes project expenditures (e.g. Development Incentives, $2,167,361) for Site 27-28, and 32.  

Development Incentives are assumed to be 20% of the Estimated Growth in New Development (see Table 
4).  Debt service is assumed at 5.00% interest fixed over 10 years. 
 

• 2029 – includes project expenditures (e.g. Development Incentives, $3,992,769) for Site 9-11.  
Development Incentives are assumed to be 20% of the Estimated Growth in New Development (see Table 
4).  Debt service is assumed at 5.50% interest fixed over 10 years. 
 

Table 6 includes $16,232,389 in anticipated Capital Expenditures (Column M).  Over the life of the TID the 
projected total amount of debt service is estimated at $23,605,076 (Column N, Table 6).  This includes principal 
costs and interest on debt for capital expenditures.  In addition, it is assumed that any Annual Cash Flow deficits 
in the TID will be made whole by the Village’s General Fund.  Table 6 assumes the General Fund charges interest 
to the TID Fund at a rate of 4.03% for annual advances (the current Wisconsin Local Government Investment 
Pool rate, plus 3.0%).  The principal on any annual advances would be paid back by the TID prior to termination.  
The timing of projects and amount of debt occurrence may vary from that described in Table 6 and the Village 
is not obligated to complete all of the proposed projects listed in the Project Plan.   Unless the District is formally 
extended, projects must be undertaken before December 11, 2039 to remain TID-eligible expenses.  
 
Other Costs  
Table 6 includes a separate column for other TID eligible reimbursable costs for which debt issuance isn’t 
anticipated such as Project Categories G (Planning) and I (Administration/Organizational Costs).   
 
Other Income 
Includes other income received in support of the TID, for example computer aid, grants funds for public works 
projects, etc.    
 
Estimated Interest on Income 
Equal to the previous year’s TIF Increment Balance (Column T) multiplied by 0.5%.  Interest is calculated only if 
there is a positive TIF Increment Balance. 
 
Table 6 presents the projected performance for TID #5 over the life of the District.  Given the projected income 
and expenditure assumptions the District is expected to close with a positive cash flow of $5,973,853. Note, 
Tables 5 and 6 assume the Village adopts the termination resolution between May 16, 2044 and May 15, 2045; 
therefore, the TID would receive a final tax increment payment in year 2045 (for 2044 taxes).  Under these 
assumptions the District could close early at year end of 2042 as there would be a sufficient TID Fund Balance 
to pay off all remain Total Uses of TID Funds.  Any remaining balance would be dispersed amongst the property 
taxing jurisdictions. 
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Table 6: Performance Analysis 

 
 
The numbers presented in Table 6 are estimates subject to change based upon the actual performance of the District and Village approval of 
specific TID eligible expenditures.  The timing of projects, expenditure totals, and debt occurrence may vary from that described in Table 6 and 
the Village is not obligated to complete all of the proposed projects listed in the Project Plan. 
 
Note that the assumptions used to create Table 5 and Table 6 illustrate that the Project Plan is feasible and 
that the anticipated revenues are sufficient to cover anticipated expenditures.  Any annual shortfalls in the TID 
Fund Balance are anticipated to be recovered within the TID’s maximum life.   
 
The value of the District when it terminates in 2044 is projected to be $84,755,463 (Column F, Table 5), or a 
growth of assessed values of $68,186,563 (Column G, Table 5).  This development would likely not occur, or 
would likely occur at significantly lower values or timeframes, but for the creation of the District.  TID #5 is a 
mechanism to make improvements in an area of McFarland which is in need of rehabilitation and 

TID #5
L M N O P Q R S T U

CAPITAL ANNUAL ADMIN & TOTAL TAX EST. TID
PAYMENT EXPENDITURE DEBT OTHER USES INCREMENT OTHER INVESTM ANNUAL FUND

YEAR COSTS 1 SERVICE 2 COSTS 3 TID FUNDS COLLECTED INCOME 4 INCOME 5 CASH FLOW BALANCE
2018 $1,269,930 $0 $14,000 $14,000 $0 $0 $0 ($14,000) ($14,000)
2019 $1,789,656 $92,911 $10,000 $102,911 $0 $0 $0 ($102,911) ($116,911)
2020 $712,523 $97,058 $10,000 $107,058 $39,791 $0 $0 ($67,267) ($184,177)
2021 $2,675,000 $232,755 $10,000 $242,755 $234,452 $0 $0 ($8,303) ($192,480)
2022 $1,596,620 $319,657 $10,000 $329,657 $314,523 $0 $0 ($15,133) ($207,613)
2023 $409,634 $523,347 $10,000 $533,347 $358,735 $0 $0 ($174,612) ($382,225)
2024 $508,120 $654,197 $10,000 $664,197 $537,540 $0 $0 ($126,657) ($508,882)
2025 $860,776 $710,245 $10,000 $720,245 $587,666 $0 $0 ($132,579) ($641,461)
2026 $250,000 $778,781 $10,000 $788,781 $649,315 $0 $0 ($139,466) ($780,928)
2027 $2,167,361 $892,702 $10,000 $902,702 $750,994 $0 $0 ($151,708) ($932,636)
2028 $0 $930,636 $5,000 $935,636 $757,563 $0 $0 ($178,072) ($1,110,708)
2029 $3,992,769 $1,213,671 $10,000 $1,223,671 $1,008,021 $0 $0 ($215,650) ($1,326,358)
2030 $0 $1,222,362 $5,000 $1,227,362 $1,016,530 $0 $0 ($210,831) ($1,537,190)
2031 $0 $1,750,843 $10,000 $1,760,843 $1,478,809 $0 $0 ($282,034) ($1,819,224)
2032 $0 $1,675,641 $5,000 $1,680,641 $1,490,864 $0 $0 ($189,777) ($2,009,000)
2033 $0 $1,683,289 $5,000 $1,688,289 $1,503,015 $0 $0 ($185,274) ($2,194,274)
2034 $0 $1,690,756 $5,000 $1,695,756 $1,515,262 $0 $0 ($180,493) ($2,374,768)
2035 $0 $1,647,085 $5,000 $1,652,085 $1,527,606 $0 $0 ($124,479) ($2,499,247)
2036 $0 $1,588,909 $5,000 $1,593,909 $1,540,047 $0 $0 ($53,861) ($2,553,108)
2037 $0 $1,482,779 $5,000 $1,487,779 $1,552,587 $0 $0 $64,808 ($2,488,300)
2038 $0 $1,448,347 $5,000 $1,453,347 $1,565,225 $0 $0 $111,878 ($2,376,421)
2039 $0 $1,075,634 $10,000 $1,085,634 $1,577,964 $0 $0 $492,330 ($1,884,091)
2040 $0 $1,055,793 $5,000 $1,060,793 $1,590,803 $0 $0 $530,010 ($1,354,081)
2041 $0 $381,463 $5,000 $386,463 $1,603,743 $0 $0 $1,217,281 ($136,800)
2042 $0 $332,406 $5,000 $337,406 $1,616,786 $0 $0 $1,279,380 $1,142,580
2043 $0 $123,813 $5,000 $128,813 $1,629,931 $0 $5,713 $1,506,832 $2,649,411
2044 $0 $0 $10,000 $10,000 $1,643,181 $0 $13,247 $1,646,428 $4,295,839
2045 $0 $0 $0 $0 $1,656,535 $0 $21,479 $1,678,014 $5,973,853

TOTAL $16,232,389 $23,605,076 $209,000 $23,814,076 $29,747,490 $0 $40,439 

ASSUMPTION TID DATES
1. Capital Expenditures (Projects A-F) Creation Date: December 11th, 2017

2. Includes Principal & Interest on Capital Expenditure and Interest on General Fund Advances @ 4.03% of Annual TID Fund Deficit Expenditure Period: December 11th, 2039

3. Administration Costs (Project Types G-I) Termination Date: December 11th, 2044

4. Other Income (Land Sales, Grants, Intergovernmental Revenue, etc.) 
5. Interest on Investment Income = 0.5%

Village of  McFarland
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redevelopment to promote residential, commercial, and mixed use developments and the construction of 
associated public infrastructure.  All taxing jurisdictions will benefit from the increased property values, public 
safety, and community vitality which will result from the projects planned in TID #5.  Table 7 provides a 
summary of the impact on overlying taxing jurisdictions over the life of the District. 
 
Table 7: Analysis of Impact on Overlying Taxing Jurisdictions 

 
 

Section VIII. Equalized Value Test 
Per Wisconsin State Statute 66.1105(4)(gm)4.c., municipalities are restrained in their use of TIF such that the 
equalized value of taxable property of the (new/amended) district area plus the value increment of all existing 
districts does not exceed 12 percent of the total equalized value of taxable property within the municipality.  
The total assessed value of taxable property in TID #5 as of January 1, 2017 is $16,568,900 (excluding personal 
property. Note 2018 assessment values were not available at the time this Project Plan was adopted).  The 
Village has two other active TIDs, TID #3 and TID #4, with a value increment as of January 1, 2017 of 
$39,732,000.  The total municipal equalized value as of January 1, 2017 for the Village is $883,717,700.  Table 
7 indicates that creation of TID #5 may bring the Village’s TID to total municipal value ratio to approximately 
6.37%, well within the 12% limit.   
 
Table 8: Equalized Value Test 

 
 

Section IX. Methods of Financing1 & Timetable 
Financing Methods 
Under Wisconsin law there are several methods of borrowing, some of which apply against a municipality’s 
debt limit, and others that do not apply against the limit.  The state sets this limit at five percent (5%) of the 
municipality’s total equalized property valuation.  Based on the Village’s 2017 total municipal equalized value 
this limit would be $44,185,885.  According to the Village Treasurer, beginning in 2018 the Village has existing 
general debt obligations of $13,100,000, or 1.48% of the total municipal equalized value.  Using this data, the 

                                                      
1 The listing of potential financing options is not a recommendation by MSA Professional Services regarding the particular 
financing option the Village should use to finance TID #5 projects. 

Percentage Annual Taxes Annual Taxes Increase in Annual Proportionate
 of Mill Rate Collected on Collected After Tax Collections Share of Taxes Collected

by Jurisdiction Base Value TID Closure After TID Over Life of District
Village 33.54% $119,556 $696,247 $576,691 $9,977,688 
County 14.40% $51,338 $298,975 $247,636 $4,284,510 
School 46.82% $166,883 $971,861 $804,978 $13,927,426 
Tech 4.45% $15,877 $92,462 $76,585 $1,325,047 
State 0.78% $2,790 $16,246 $13,457 $232,819 

Total 100.00% $356,445 $2,075,792 $1,719,347 $29,747,490 

Total Assessed Value of TID #5 Parcels (as of January 1, 2017) 16,568,900$                    
Aggregate Value Increment of All Active TIF Districts (as of January 1, 2017) 39,732,000$                    

Total Value 56,300,900$                    
Total Municipal Equalized Value (as of January 1, 2017) 883,717,700$                 

12% Test - Compliance 6.37%
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current remaining debt capacity of the Village is about $31,085,885.  Therefore, the Village should have 
sufficient debt capacity to advance funds to TID #5 as needed to cover annual TID fund deficits should it arise. 
 
The feasibility of financing specific projects at any given time using a particular method can be determined 
based on the municipality’s current fiscal situation, anticipated non-TIF related capital needs, the amount of 
money to be borrowed, interest rates, and lending terms.  Possible funding sources for TID eligible 
expenditures include any of the following: 

 
A. General Obligation Borrowing.  General Obligation Borrowing includes all types of municipal borrowing 

from banks, the State Trust Fund, or other lending institutions.  This method of borrowing requires 
little effort or legal expenditures and works particularly well for smaller projects. 

 
B. General Obligation Bonding.  General Obligation Bonds are a debt instrument backed by the full faith 

and credit of the municipality and its ability to raise revenue through taxation.  In the case of default, 
the municipality is liable for repayment of the debt.  As a result, this type of debt can often result in 
lower interest rates than regular General Obligation Borrowing.  The high fees associated with the 
issuance of these bonds make them more attractive for larger projects. 
 

C. Mortgage Revenue Bonds.  Revenue Bonds are a debt instrument backed by revenue generated from 
the project.  These types of bonds are also mainly used for larger debt issuances due to their relatively 
high associated fees.  They are typically issued by municipal bodies that raise revenues on a fee for 
service type basis, such as the Water & Sewer Utility.  These types of bonds generally do not count 
against a municipality’s five percent debt limit. 

 
D. Special Assessment “B” Bonds.  Special Assessment “B” Bonds are a debt instrument backed by the 

municipality’s ability to raise revenue from special assessments charged to persons, organizations, or 
businesses receiving benefits from the project.  These bonds also do not normally count against a 
municipality’s debt limit. 

 
E. Federal/State Loan and Grant Programs.  The State and Federal Government often sponsor grant and 

loan programs that municipalities may potentially use to supplement TIF expenditures or provide 
financing for capital costs which positively impact the District.  These programs include Wisconsin 
Community Development Block Grants, Rural Development Administration Community Facility 
Loan/Grants, Transportation Economic Assistance Grants, and Economic Development Administration 
Grants.  These programs require local match funding to insure State and Federal participation in the 
project. 

 
F. General Fund Expenditures.  The Village may choose to pay for some projects using advances from 

General Fund revenues.  Each TIF-related expenditure is in effect a loan to the TID, which the TID 
repays into the General Fund as increment accrues.  The Village may charge interest on the 
outstanding balance of any such advances/loans at a variable rate equal to the Wisconsin Local 
Government Investment Pool rate, plus 3.0%. 

 
G. Utility Fund Expenditures.  The Village may choose to pay for some projects using advances from Utility 

Fund revenues (e.g. Water, Sewer, Stormwater).  Each TIF-related expenditure is in effect a loan to the 
TID, which the TID repays into the appropriate utility fund as increment accrues.  The Village may 
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charge interest on the outstanding balance of any such advances/loans at a variable rate equal to the 
Wisconsin Local Government Investment Pool rate, plus 3.0%. 

 
H. Developer Financed TIF Agreements.  Another option to pay for TID eligible expenditures is through a 

Developer Funded or Pay-As-You-Go TIF Agreement.  Under this option the Developer borrows funds 
that the Village would have borrowed under a traditional developer’s agreement to complete an 
improvement project.  The Developer is refunded through payments by the Village, including possible 
interest charges, as increment is generated from the improvement project.  

 
If financing as outlined in this Project Plan proves unworkable, the Village of McFarland reserves the right to 
use alternate financing solutions for the projects as they are implemented. 
 
Financing Timetable 
The Village Board is not mandated to make improvements defined in this Project Plan; each project will require 
case-by-case review and approval.  The decision to proceed with a particular project will be based on the 
economic conditions, budgetary constraints and merits of the project at the time a project is scheduled for 
consideration.  The actual implementation of projects and the timing of financing may be accelerated or 
deferred from the timing described in this Project Plan, depending on conditions existing at the time.  The 
expenditure period for TID #5 is December 11th 2017 through December 11th 2039. 
 

Section X. Relocation 
Although relocation is currently not anticipated, if relocation were to become necessary in the future as a result 
of proposed projects in TID #5, the following is the method proposed by the Village, or Community 
Development Authority/Redevelopment Authority, for displacement or relocation.  Before negotiations begin 
for the acquisition of property or easements, all property owners will be contacted to determine if there will 
be displaced persons as defined by Wisconsin Statues and Administrative Rules.  If it appears there will be 
displaced persons, all property owners and prospective displaced persons will be provided an informational 
pamphlet prepared by the Wisconsin Department of Administration (WDOA) on Relocation Benefits.  The 
Village will file a relocation plan with the DOA and shall keep records as required in Wisconsin Statutes 32.27.  
The Village will provide each owner a full narrative appraisal, a map showing the owners of all property affected 
by the proposed project and a list of neighboring landowners to whom offers are being made as required by 
law. 
 

Section XI. Legal Opinion 
An opinion from the Village legal counsel regarding the Project Plan for TID #5 and its compliance with s. 
66.1105 of Wisconsin Statutes is provided in Appendix I. 
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Section XII. Glossary of TIF Related Terms 
Base Value:  The aggregate value, as equalized by DOR, of the real, personal, and non-exempt municipal-owned 
property located within the TID as of the valuation date. 
 
Estimated Growth in Value of New Development: The estimated growth in tax assessment value attributed to 
new development or redevelopment of parcels in the TID, stated in 2017 dollars.  Calculated by subtracting the 
2017 equalized value of parcels from an estimated post (re)development equalized value. 
 
Equalized Value:  The estimate of the State of Wisconsin Department of Revenue of the full market value of 
property; used to apportion property tax levies of counties, school districts and municipalities among tax 
districts. 
 
Expenditure Period:  The time during which expenses may be incurred for the implementation of the approved 
Project Plan and the completion of the projects outlined therein.  The current maximum expenditure period 
for all districts ends five years before the unextended maximum life of the TID. 
 
Non-Project Costs:  As part of the Project Plan, there may be investments that are not eligible for TIF, or that 
are paid for with revenue other than tax increment revenue – such as a grant. 
 
Project Plan:  The plan, properly submitted and approved by the Wisconsin Department of Revenue, for the 
financial development or redevelopment of a TID, including all properly approved amendments. 
 
Tax Incremental District (TID):  The contiguous geographical area within a municipality consisting solely of 
whole units of property as are assessed for general property tax purposed not including railroad rights of way, 
rivers or highways, or wetlands as defined in Wisconsin Statutes 23.32. 
 
Tax Incremental Financing (TIF):  A mechanism for financing development and redevelopment projects 
whereby property tax revenue from increased property values in a defined geographic district is used to pay 
for public improvements, such as roads, sewer and water lines.  Once the improvements are paid for, the 
property taxes go to the municipality, county and school districts. 
 
Tax Increment:  The taxes levied by all overlying taxing jurisdictions on the value between the base value and 
the current value of the TID, also known as the value increment.  These taxes are sent to the municipality who 
operates the TID, and used to pay for the approved project costs laid out in the Project Plan. 
 
Tax Increment Value:  The difference in value between the base value and the current value.  This is the amount 
of property value that can be attributed to the TIF investment, and as such is the portion of the tax base that 
is used to generate the tax increment that pays for the investment. 
 
Tax Rate:  The rate, usually expressed in terms of dollars per one thousand dollars of assessed valuation, at 
which taxes are levied against the total assessed valuation of the municipality.  Due to changes in the total 
assessed valuation of the municipality from year to year, the tax levy change and the tax rate change will not 
be the same.  The tax rate change reflects what impact the property owner will see in their total taxes. 
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APPENDIX B: BOUNDARY DESCRIPTION 



Beginning at the SE corner of LOT 1 of CSM 4586; 

Thence westerly along the south line of said LOT 1 of CSM 4586 approximately 397’ to the SW corner of 
said LOT 1 of CSM 4586; 

Thence northerly along the west line of said LOT 1 of CSM 4586 approximately 31’ to the SW corner of 
LOT 2 of CSM 4586; 

Thence continuing northerly along the west line of said LOT 2 of CSM 4586 approximately 121’ to the 
NW corner of LOT 2 of CSM 4586; 

Thence easterly along the north line of said LOT 2 of CSM 4586 approximately 137’ to the NE corner of 
LOT 2 of CSM 4586; 

Thence easterly along the north line of LOT 1 of CSM 4586 approximately 265’ to the NE corner of LOT 1 
of CSM 4586, also being a point on the west ROW line of USH 51; 

Thence easterly across said ROW of USH 51 approximately 202’ to a point of the east ROW line of said 
USH 51, also being the NW corner of LOT 2 of CSM 7733; 

Thence easterly along the north line of said LOT 2 of CSM 7733 approximately 372’ to the NE corner of 
said LOT 2 of CSM 7733; 

Thence southerly along the east line of said LOT 2 of CSM 7733 approximately 311’ to the NW corner of 
LOT 2 of CSM 9807; 

Thence easterly along the north line of said LOT 2 of CSM 9807 approximately 480’ to the NE corner of 
said LOT 2 of CSM 9807, also being a point on the west line of LOT 2 of CSM 11366; 

Thence northerly along the west line of said LOT 2 of CSM 11366 approximately 154’ to the NW corner 
of said LOT 2 of CSM 11366; 

Thence easterly along the north line of said LOT 2 of CSM 11366 approximately 134’ to the NE corner of 
said LOT 2 of CSM 11366; 

Thence southerly along the east line of said LOT 2 of CSM 11366 approximately 211’ to the SE corner of 
said LOT 2 of CSM 11366; 

Thence westerly along the south line of said LOT 2 of CSM 11366 approximately 134’ to the SW corner 
of said LOT 2 of CSM 11366, also being a point on the west line of LOT 2 of CSM 9807; 

Thence southerly along said west line of LOT 2 of CSM 9807 approximately 332’ to the SE corner of said 
LOT 2 of CSM 9807, also being the NE corner of WOODLAND COMMONS OUTLOT 2; 

Thence continuing southerly along the east line of said WOODLAND COMMONS OUTLOT 2 
approximately 198’ to the SE corner of said WOODLAND COMMONS OUTLOT 2; 

Thence westerly along the east line of said WOODLAND COMMONS OUTLOT 2 approximately 105’ to the 
SW corner of said WOODLAND COMMONS OUTLOT 2; 



Thence northerly along the west line of said WOODLAND COMMONS OUTLOT 2 approximately 200’ to 
the NW corner of said WOODLAND COMMONS OUTLOT 2, also being the a point on the south line of 
LOT 2 of CSM 9807; 

Thence westerly along said south line of LOT 2 of CSM 9807 approximately 412’ to the SW corner of said 
LOT 2 of CSM 9807, also being a point on the east line of the public walkway & bike path of CSM 8715; 

Thence northerly along said east line of the public walkway & bike path of CSM 8715 approximately 30’ 
to the south ROW line of Dale Curtin Dr.; 

Thence westerly along the south ROW line of said Dale Curtin Dr. approximately 311’ to the NE corner of 
LOT 1 of CSM 1939; 

Thence southwesterly along the east line of said LOT 1 of CSM 1939 approximately 298’ to the SE corner 
of LOT 1 of CSM 1939, also being the SW corner of LOT 1 CSM 8715; 

Thence easterly along the south line of said LOT 1 CSM 8715 approximately 305’ to a point on the 
centerline of Dale St., also being the NE corner of LOT 1 of CSM 4153; 

Thence southerly along the east line of said LOT 1 of CSM 4153 approximately 33’ to the NW corner of 
ARTHUR ANDERSON'S ADDN LOT 19, also being a point on the south ROW line of Date St.; 

Thence easterly along the north lines of ARTHUR ANDERSON'S ADDN LOTs 19 and 18 approximately 359’ 
to the NE corner of ARTHUR ANDERSON'S ADDN LOT 18; 

Thence southerly along the east lines of ARTHUR ANDERSON'S ADDN LOTs 18 and 17 approximately 340’ 
to the SE corner of ARTHUR ANDERSON'S ADDN LOT 17, also being a point on the north ROW line 
Farwell St.; 

Thence southerly across the ROW Farwell St approximately 66’ to the NE corner of LOT 4 of CSM 3119; 

Thence southerly along the east line of said LOT 4, 3, 2 and1 of CSM 3119 approximately 238’ to the SE 
corner of said LOT 4 of CSM 3119 

Thence westerly along the south lines of LOTs 4 of CSM 3119 approximately 587’ to the SW corner of 
LOT 1 of CSM 3119; 

Thence northerly along the east line of LOT 1 of CSM 3119 approximately 11’ to the SE corner of LOT 1 
of CSM 4120; 

Thence westerly along the south line of LOT 1 of CSM 4120 approximately 117’ to the SW corner of LOT 
1 of CSM 4120, also being an east corner of LOT 2 of CSM 13439; 

Thence southeasterly along the east line of said LOT 2 of CSM 13439 approximately 60’ to an east corner 
of LOT 2 of CSM 13439; 

Thence southerly along the east line of said LOT 2 of CSM 13439 approximately 106’ to the SE corner of 
LOT 2 of CSM 13439; 

Thence westerly along the south line of said LOT 2 of CSM 13439 approximately 129’ to the SW corner 
of LOT 2 of CSM 13439, also being a point on the north ROW line of Burma Rd.; 



Thence southerly across the ROW of Burma Rd approximately 63’ to the NE corner of LOT 2 CSM 13124, 
also being the intersection of the south ROW line of Bruma Rd. and the west ROW line of Rivercrest Dr.; 

Thence continuing southerly along the east lines of LOTs 2 and 3 CSM 13124 approximately 199’ to the 
SE corner of LOT 3 CSM 13124; 

Thence westerly along the south line of said LOT 3 CSM 13124 approximately 143’ to the SW corner of 
said LOT 3 CSM 13124, also being an east corner of LOT 1 of CSM 13124; 

Thence continuing westerly along the east line of LOT 1 of CSM 13124 approximately 10’ an east corner 
of LOT 1 of CSM 13124; 

Thence southerly along the east line of LOT 1 of CSM 13124 approximately 52’ to the SE corner of said 
LOT 1 of CSM 13124, also being the NE corner of SECOND ADDN TO INDIAN MOUND PARK LOT 33; 

Thence southerly along the east line of SECOND ADDN TO INDIAN MOUND PARK LOT 33 approximately 
52’ to an east of SECOND ADDN TO INDIAN MOUND PARK LOT 33; 

Thence southeasterly along the east line of SECOND ADDN TO INDIAN MOUND PARK LOT 33 
approximately 127’ to the SE corner of SECOND ADDN TO INDIAN MOUND PARK LOT 33; 

Thence westerly along the south line of SECOND ADDN TO INDIAN MOUND PARK LOT 33 approximately 
297’ to the SW corner of SECOND ADDN TO INDIAN MOUND PARK LOT 33; 

Thence northeasterly along the NW line of SECOND ADDN TO INDIAN MOUND PARK LOT 33 
approximately 224’ to the NW corner of SECOND ADDN TO INDIAN MOUND PARK LOT 33, also being the 
SW corner of LOT 1 of CSM 1134 

Thence northeasterly along the NW line of said LOT 1 of CSM 1134 approximately 224’ to the NW corner 
of LOT 1 of CSM 1134, also being the intersection of the east ROW line USH 51 and the south ROW line 
of Burma Rd.; 

Thence westerly across the ROW of USH 51 approximately 87’ to the intersection of the west ROW line 
USH 51 and the south ROW line of Burma Rd.; 

Thence northwesterly along the south ROW line of Burma Rd. approximately 22’; 

Thence westerly along the south ROW line of Burma Rd. approximately 153’; 

Thence northerly across the ROW of Burma Rd. approximately 58’ to the SW corner of ASSESSOR'S PLAT 
OUTLOT 66; 

Thence northerly along the west line of said ASSESSOR'S PLAT OUTLOT 66 approximately 278’ to the NW 
corner of said ASSESSOR'S PLAT OUTLOT 66, also being the SW corner of LOT 1 of CSM 6189; 

Thence northerly along the west line of said LOT 1 of CSM 6189 approximately 107’ to the NW corner of 
said LOT 1 of CSM 6189; 

Thence easterly along the north line of said LOT 1 of CSM 6189 approximately 264’ to the NE corner of 
said LOT 1 of CSM 6189, also being the intersection of the south ROW line Severson Rd/Farwell St and 
the west ROW line of USH 51; 



Thence easterly across the ROW of USH 51 approximately 98’ to the intersection of the south ROW line 
Severson Rd/Farwell St and the east ROW line of USH 51; 

Thence southerly along the east ROW of USH 51 approximately 344’ to the intersection of the north 
ROW line of Burma Rd and the east ROW line of USH 51, also being the west corner of Lot 1 of CSM 
13439; 

Thence southeasterly along the SW line of said Lot 1 of CSM 13439 approximately 52’ to the SW corner 
of said Lot 1 of CSM 13439; 

Thence easterly along the south line of said Lot 1 of CSM 13439 approximately 200’ to the SE corner of 
said Lot 1 of CSM 13439; 

Thence continuing easterly along the north ROW line of Burma Rd. approximately 43’; 

Thence northerly approximately 370’ to the south ROW line of Farwell St.; 

Thence northerly across the ROW of Farwell St. approximately 86’ to the SE corner of LOT 1 of CSM 
1801; 

Thence westerly along the south line of said LOT 1 of CSM 1801 approximately 102’ to the SW corner of 
said LOT 1 of CSM 1801; 

Thence northwesterly along the west line of said LOT 1 of CSM 1801 approximately 36’ to the west 
corner of said LOT 1 of CSM 1801; 

Thence northerly along the west line of said LOT 1 of CSM 1801 approximately 310’ to the NW corner of 
LOT 1 of CSM 1801; 

Thence easterly along the north line of said LOT 1 of CSM 1801 approximately 90’ to the SW corner of 
LOT 1 CSM 1939; 

Thence northeasterly along the west line of said LOT 1 CSM 1939 approximately 278’ to the NW corner 
of said LOT 1 CSM 1939, also being the intersection of the east ROW line of USH 51 and the south ROW 
line of Dale Curtin Dr.; 

Thence northeasterly across the ROW of Dale Curtin Dr. approximately 52’ to the intersection of the 
south ROW or Dale Curtin Dr. and the east ROW of USH 51; 

Thence westerly across the ROW of USH 51 approximately 193’ to the intersection of the north ROW 
line of Dale Curtin Dr/Dale Rd and the west ROW line of USH 51; 

Thence northeasterly along the west ROW line of USH 51 approximately 479’ to the SE corner of LOT 1 
of CSM 4586, the point of beginning; 
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APPENDIX C: LETTERS TO TAXING JURISDICTIONS 



 
October 9, 2017 

Brad Czebotar, Village President 
Village of McFarland 
5211 Cook Street 
McFarland, WI  53558 
 
RE: JRB MEETING RESCHEDULED – NOVEMBER 13th 4p.m. 
 

Village President Czebotar: 

The purpose of this letter is to notify you that the Village of McFarland is proposing to create 
Tax Incremental Finance (TIF) District Number 5.  TID No. 5 is being proposed as a 
“Rehabilitation/Conservation” TIF District and generally includes properties in the vicinity of 
Farwell Street, Burma Road, Dale Curtin Drive, and USH 51.  Refer to attached map. 

In order to comply with Wisconsin State Statute 66.1105, we respectfully request that you, or a 
designated appointee, serve on the TIF District #5 Joint Review Board (JRB) for the Village of 
McFarland.  If you choose to designate an appointee, please give preference to the Village 
Treasurer or a person with knowledge of local government finances. We would like to hold the 
first Joint Review Board meeting at 4:00 p.m. on Monday, November 13th, 2017 in the 
McFarland Municipal Center Community Room, 5915 Milwaukee Street, McFarland, 
Wisconsin.    Please contact, or have your appointed representative contact, me at 608-838.3154, 
or Pauline.boness@mcfarland.wi.us, to confirm attendance at our meeting on November 13th so 
that the Village can determine if a quorum will be present. 

On November 20th, the Plan Commission will conduct a public hearing on creating TID #5.  The 
meeting will be at 7:00 p.m. in the Municipal Center Community Room.  You and/or your 
representative are also invited to attend this meeting.  Please find enclosed copies of the Notice 
of Public Hearing, which will be published on November 2nd and November 9th, 2017.  I have 
also enclosed a draft copy of the agenda for the Joint Review Board meeting.  The Joint Review 
Board agenda will be published on November 2nd, 2017.  

Should you have any questions, please do not hesitate to contact Village Hall at (608) 838-3154.  
Alternatively, you may contact our planning consultant, Andrew Bremer, Project Planner, MSA 
Professional Services, Inc. at (608) 242-7779. 

 

 



Sincerely, 

Pauline Boness 
Community Development Director 
Village of McFarland 
 
Enclosure:    
Preliminary TID #5 Boundary Map 
Notice of Public Hearings TID #5 
Joint Review Board November 13, 2017 Agenda 



 
October 9, 2017 

 
Dr. Jack E. Daniels III, President 
Madison Area Technical College, Rm. 148E 
1701 Wright Street. 
Madison, WI  53704 
 
RE: JRB MEETING RESCHEDULED – NOVEMBER 13th 4 p.m. 
 
Dr. Daniels: 
 
The purpose of this letter is to notify you that the Village of McFarland is proposing to Tax 
Incremental Finance (TIF) District Number 5.  TID No. 5 is being proposed as a 
“Rehabilitation/Conservation” TIF District and generally includes properties in the vicinity of 
Farwell Street, Burma Road, Dale Curtin Drive, and USH 51.  Refer to attached map. 
 
In order to comply with Wisconsin State Statute 66.1105, we respectfully request that you, or a 
designated appointee, serve on the TIF District #5 Joint Review Board (JRB) for the Village of 
McFarland.  In the past, you have chosen to designate Tim Casper as your designee.  Given his 
knowledge of the Village’s TIF districts the Village would appreciate if Mr. Casper continue to 
serve as the MATC’s representative on the TID #5 Joint Review Board. We would like to hold 
the first Joint Review Board meeting at 4:00 p.m. on Monday, November 13, 2017 in the 
McFarland Municipal Center Community Room, 5915 Milwaukee Street, McFarland, 
Wisconsin.    Please contact, or have your appointed representative contact, me at 608-838.3154, 
or Pauline.boness@mcfarland.wi.us, to confirm attendance at our meeting on November 13th so 
that the Village can determine if a quorum will be present. 
 
On November 20th, the Plan Commission will conduct a public hearing on creating TID #5.  The 
meeting will be at 7:00 p.m. in the Municipal Center Community Room.  You and/or your 
representative are also invited to attend this meeting.  Please find enclosed copies of the Notice 
of Public Hearing, which will be published on November 2nd and November 9th, 2017.  I have 
also enclosed a draft copy of the agenda for the Joint Review Board meeting.  The Joint Review 
Board agenda will be published on November 2nd, 2017.  

Should you have any questions, please do not hesitate to contact Village Hall at (608) 838-3154.  
Alternatively, you may contact our planning consultant, Andrew Bremer, Project Planner, MSA 
Professional Services, Inc. at (608) 242-7779. 

mailto:Pauline.boness@mcfarland.wi.us


Sincerely, 
Pauline Boness 
Community Development Director 
Village of McFarland 
 
Enclosure:    
Preliminary TID #5 Boundary Map 
Notice of Public Hearings TID #5 
Joint Review Board November 13, 2017 Agenda 
 



 
October 9, 2017 

 
Arlyn Halvorson, School Board President 
McFarland School District 
5101 Farwell Street 
McFarland, WI  53558 
 
RE: JRB MEETING RESCHEDULED – NOVEMBER 13th 4p.m. 
 
School Board President Halvorson: 
 
The purpose of this letter is to notify you that the Village of McFarland is proposing to Tax 
Incremental Finance (TIF) District Number 5.  TID No. 5 is being proposed as a 
“Rehabilitation/Conservation” TIF District and generally includes properties in the vicinity of 
Farwell Street, Burma Road, Dale Curtin Drive, and USH 51.  Refer to attached map. 
 
In order to comply with Wisconsin State Statute 66.1105, we respectfully request that you, or a 
designated appointee, serve on the TIF District #5 Joint Review Board (JRB) for the Village of 
McFarland.  In the past, you have chosen to designate Jeff Mahoney as your designee.  Given his 
knowledge of the Village’s TIF districts the Village would appreciate if Mr. Mahoney continue 
to serve as the School’s representative on the TID #5 Joint Review Board. We would like to hold 
the first Joint Review Board meeting at 4:00 p.m. on Monday, November 13, 2017 in the 
McFarland Municipal Center Community Room, 5915 Milwaukee Street, McFarland, 
Wisconsin.    Please contact, or have your appointed representative contact, me at 608-838.3154, 
or Pauline.boness@mcfarland.wi.us, to confirm attendance at our meeting on November 13th so 
that the Village can determine if a quorum will be present. 
 
On November 20th, the Plan Commission will conduct a public hearing on creating TID #5.  The 
meeting will be at 7:00 p.m. in the Municipal Center Community Room.  You and/or your 
representative are also invited to attend this meeting.  Please find enclosed copies of the Notice 
of Public Hearing, which will be published on November 2nd and November 9th, 2017.  I have 
also enclosed a draft copy of the agenda for the Joint Review Board meeting.  The Joint Review 
Board agenda will be published on November 2nd, 2017 
 
Should you have any questions, please do not hesitate to contact Village Hall at (608) 838-3154.  
Alternatively, you may contact our planning consultant, Andrew Bremer, Project Planner, MSA 
Professional Services, Inc. at (608) 242-7779. 

mailto:Pauline.boness@mcfarland.wi.us


 
Sincerely, 
Pauline Boness 
Community Development Director 
Village of McFarland 
 
Enclosure:    
Preliminary TID #5 Boundary Map 
Notice of Public Hearings TID #5 
Joint Review Board November 13, 2017 Agenda 
 



 
October 9, 2017 

Mr. Joe Parisi, Dane County Executive 
City County Building, Room 421 
210 Martin Luther King Jr. Blvd. 
Madison, WI  53703 
 
RE: JRB MEETING RESCHEDULED – NOVEMBER 13th 4 p.m. 
 
County Executive Parisi: 
 
The purpose of this letter is to notify you that the Village of McFarland is proposing to Tax 
Incremental Finance (TIF) District Number 5.  TID No. 5 is being proposed as a 
“Rehabilitation/Conservation” TIF District and generally includes properties in the vicinity of 
Farwell Street, Burma Road, Dale Curtin Drive, and USH 51.  Refer to attached map. 
 
In order to comply with Wisconsin State Statute 66.1105, we respectfully request that you, or a 
designated appointee, serve on the TIF District #5 Joint Review Board (JRB) for the Village of 
McFarland.  In the past, you have chosen to designate Adam Gallagher as your designee.  Given 
his knowledge of the Village’s TIF districts the Village would appreciate if Mr. Gallagher 
continue to serve as the County’s representative on the TID #5 Joint Review Board. We would 
like to hold the first Joint Review Board meeting at 4:00 p.m. on Monday, November 13, 2017 
in the McFarland Municipal Center Community Room, 5915 Milwaukee Street, 
McFarland, Wisconsin.    Please contact, or have your appointed representative contact, me at 
608-838.3154, or Pauline.boness@mcfarland.wi.us, to confirm attendance at our meeting on 
November 13th so that the Village can determine if a quorum will be present. 
 
On November 20th, the Plan Commission will conduct a public hearing on creating TID #5.  The 
meeting will be at 7:00 p.m. in the Municipal Center Community Room.  You and/or your 
representative are also invited to attend this meeting.  Please find enclosed copies of the Notice 
of Public Hearing, which will be published on November 2nd and November 9th, 2017.  I have 
also enclosed a draft copy of the agenda for the Joint Review Board meeting.  The Joint Review 
Board agenda will be published on November 2nd, 2017.  

 
Should you have any questions, please do not hesitate to contact Village Hall at (608) 838-3154.  
Alternatively, you may contact our planning consultant, Andrew Bremer, Project Planner, MSA 
Professional Services, Inc. at (608) 242-7779. 

mailto:Pauline.boness@mcfarland.wi.us


 
Sincerely, 
Pauline Boness 
Community Development Director 
Village of McFarland 
 
Enclosure:    
Preliminary TID #5 Boundary Map 
Notice of Public Hearings TID #5 
Joint Review Board November 13, 2017 Agenda 
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MAP ID PARCEL NO
1 061003251464
2 061003251768
3 061003251964
4 061003329014
5 061003321530
6 061003329351
7 061003329451
8 061003329401
9 061003253271

10 061003253819
11 061003270014
12 061003270121
13 061003270238
14 061003270345
15 061003273806
16 061003271415
17 061003271317
18 061003273002
19 061003273306
20 061003273600
21 061003268778
22 061003269302
23 061003269400
24 061003274332
25 061003274225
26 061003274510
27 061003254452
28 061003254014
29 061003268983
30 061003269197
31 061003274010
32 061003254701
33 061003264003
34 061003211506
35 061003212061
36 061003216001



  MCFARLAND TID 5_PUBLIC HEARING NOTICE_10092017 

 NOTICE OF PUBLIC HEARING 
  CREATION OF  

TAX INCREMENTAL FINANCE DISTRICT #5 
 Village of McFarland 
 5915 Milwaukee Street 

McFarland, WI  53558 
November 20, 2017 

 7:00 P.M. 
 
Public notice is hereby given that the Plan Commission of the Village of McFarland will hold a 
public hearing on November 20, 2017 beginning at 7:00 p.m. at Village Hall, 5915 Milwaukee 
Street, McFarland, Wisconsin.  The purpose of the public hearing is to consider a proposal to create 
Tax Incremental Finance District (TID) No. 5 for the Village of McFarland.  TID No. 5 is being 
proposed as a “Rehabilitation/Conservation” TIF District and generally includes properties in the 
vicinity of Farwell Street, Burma Road, Dale Curtin Drive, and USH 51.  The purpose of TID No. 
5 is to facilitate rehabilitation and redevelopment of properties within the TID.  Developer 
incentives, including cash grants or low interest loans, will be included as an eligible expenditure 
within the TID No. 5 Project Plan to facilitate economic development within the TIF District.  
Maps showing the boundaries of the proposed TID and copies of the Project Plan will be available 
upon request prior to the public hearing from the Community Development Clerk.  At the public 
hearing, interested parties will be given a reasonable opportunity to express their views on the 
proposed creation of TID No. 5. 
 
 
Pauline Boness 
Community Development Director 
 
 
 
Publish:  
Thursday November 2nd, 2017 
Thursday November 9th, 2017 
 
 
 



  McFarland TID 5_JRB Agenda_11132017_corrected 

VILLAGE OF MCFARLAND            NOTICE OF PUBLIC MEETING 
 

JOINT REVIEW BOARD 
 
Monday, November 13, 2017                  4:00 P.M.               McFarland Municipal Center                                   

                                       Community Room 
 

AGENDA 
 

1. Call to Order 
 

2. Approval of Minutes 
 

a. Review and approval of draft Minutes from the June 19, 2017 Joint Review Board 
meeting. 

 
3. Business 

a. Consider the nominations and recommend the public/citizen member position on 
the McFarland Tax Increment Finance District #5 Joint Review Board. 

b. Consider nominations and recommend the chairperson for the McFarland Tax 
Increment Finance District #5 Joint Review Board. 

c. Discussion of the Project Plan to create TID #5, presentation by MSA 
Professional Services. 

d. Discuss and recommend date for the second JRB meeting. 
 

4. Adjournment 
 
 
 
Publish:  
Thursday November 2nd, 2017 
 
 
 
 
 
 
 
 
 
 
 
 
 



Project Plan – Creation of Tax Incremental Finance District No. 5  
Village of McFarland, WI 
 

© 2017 MSA Professional Services, Inc. 
 
 

APPENDIX D: LETTER TO PARCEL LANDOWNERS 



 

 

October 9, 2017 
 
Re: Public Hearing Rescheduled – November 20th 7 p.m. 
 
Dear Property Owner: 
 
The Village of McFarland has identified one or more properties you own (refer to the enclosed map) as 
being located within an area proposed to be included within the Village’s Tax Increment Finance (TIF) 
District No. 5.  TID #5 is being proposed as a “Rehabilitation/Conservation” TIF District and generally 
includes those properties in the vicinity of Farwell Street, Burma Road, Dale Curtin Drive, and USH 51.  
Refer to attached map.  The purpose for creating the District is to provide the Village with an economic 
development tool to assist with rehabilitation and redevelopment of public infrastructure and private 
development within TID #5.   
  
You are invited to attend a public hearing, which will be held by the Plan Commission for the Village of 
McFarland.  The public hearing will be on November 20, 2017 beginning at 7:00 p.m. in the Village Hall 
Board Room, 5915 Milwaukee Street, McFarland, Wisconsin.  The purpose of the hearing will be to 
discuss the Project Plan for the proposed TIF District No. 5.  Please find enclosed a copy of the Notice of 
Public Hearing, which will be published on November 2nd and November 9th, 2017. The Plan Commission 
meeting on November 20th will include a presentation by our planning consultant on the draft Project Plan 
for TID #5 and general information on tax increment finance districts.  Your presence at the public hearing 
is not required, though you are welcome to express your views or ask questions during the hearing.   
 
Though some may consider a finding of “rehabilitation” discomforting, please understand that it serves 
no other purpose than to enable a funding mechanism that can support Village investment in the District.  
The Village has found that there is enough property within the proposed TIF District to qualify for the 
creation of a rehabilitation and conservation TIF District under Wisconsin State Statute 66.1105.  This 
finding does not imply that every parcel within the proposed TIF District is in need of rehabilitation or 
conservation. In addition, this finding does not signal building code violations or enforcement any more 
than would be customary under the Village’s Code of Ordinances, and does not impact your property 
assessment values.  Creation of the TIF District does not create a new or expanded tax on your property, 
your property will continue to be assessed and taxed according to the practices applied to all properties 
in the Village.  With creation of the TIF District the Village will be able to allocate 100% of the taxes from 
the growth in future property assessment values in the TIF District back into the TIF District to facilitate 
improvement projects within the TIF District. 
 
In short, creation of the TIF District is an economic development tool that will allow the Village to allocate 
a greater share of future property tax payments directly back into the TIF District to facilitate more 
improvements than would be possible but for creation of the TIF District.  If approved, the TIF District 
could be in place for up to 27 years. 



 

 

 
If you have any questions regarding this correspondence, please do not hesitate to contact me at 608-
838-3154. 
 
Sincerely, 
 
 
Pauline Boness 
Community Development Director 
 
Enclosure:  Copy of Notice of Public Hearing TID #5 

Preliminary TID #5 Boundary Map   
 
 



MAP ID PARCEL NO Owner PropertyAd BillingStr BillingCty
1 061003251464 NORTHERN BANKSHARES INC 6000 US HIGHWAY 51 PO BOX 7 MCFARLAND WI  53558
2 061003251768 SWN INC 6010 US HIGHWAY 51 MCFARLAND WI  53558
3 061003251964 SWN INC 6010 US HIGHWAY 51 6010 US HIGHWAY 51 MCFARLAND WI  53558
4 061003329014 LOEDER ENTERPRISES LLC 4701 BURMA RD 160 SANDY BEACH RD LAKE MILLS WI  53551
5 061003321530 DMG HOLDINGS LLC 6115 US HIGHWAY 51 2501 E SPRINGS DR MADISON WI  53704
6 061003329351 JOSHUA JENKINS 4703 BURMA RD 2373 COUNTY HIGHWAY AB MCFARLAND WI  53558
7 061003329451 Current Owner 6104 RIVERCREST DR 6889 MOONLIGHT CIR SUN  PRAIRIE WI  53590
8 061003329401 JOSHUA JENKINS 6100 RIVERCREST DR 2373 COUNTY HIGHWAY AB MCFARLAND WI  53558
9 061003253271 LUCKY STRIKES MCFARLAND LLC 6430 BRIDGE RD STE 230 MADISON WI  53713

10 061003253819 HARLAND RENTAL LLC 4715 FARWELL ST 4715 FARWELL ST MCFARLAND WI  53558
11 061003270014 THOMAS B GANNON 4719 FARWELL ST 4719 FARWELL ST MCFARLAND WI  53558
12 061003270121 THOMAS B GANNON 4719 FARWELL ST MCFARLAND WI  53558
13 061003270238 THOMAS B GANNON 4719 FARWELL ST MCFARLAND WI  53558
14 061003270345 MCFARLAND PAINT AND HARDWARE INC 4725 FARWELL ST 4725 FARWELL ST MCFARLAND WI  53558
15 061003273806 MCFARLAND, VILLAGE OF PO BOX 22 MCFARLAND WI  53558
16 061003271415 MCFARLAND, VILLAGE OF PO BOX 110 MCFARLAND WI  53558-0110
17 061003271317 STEVEN G WASHA 4915 FARWELL ST 2782 HIDDEN FARM RD MCFARLAND WI  53558
18 061003273002 STEPHANIE C MURRAY 4911 FARWELL ST 4911 FARWELL ST MCFARLAND WI  53558
19 061003273306 Current Owner 4905 FARWELL ST 4905 FARWELL ST MCFARLAND WI  53558
20 061003273600 KAY M JOHNSON 4821 FARWELL ST 4821 FARWELL ST MCFARLAND WI  53558
21 061003268778 DAKOTA RE INVESTMENTS LLC 4810 FARWELL ST 1741 COMMERCIAL AVE MADISON WI  53704
22 061003269302 BLUESTEM LLC 4802 FARWELL ST 2583 RICHARDSON RD MADISON WI  53711
23 061003269400 BLUESTEM LLC 4804 FARWELL ST 2583 RICHARDSON RD MADISON WI  53711
24 061003274332 4722 FARWELL LLC 4722 FARWELL ST 4722 FARWELL ST MCFARLAND WI  53558
25 061003274225 Current Owner 4720 FARWELL ST 2923 CAMP LEONARD RD MCFARLAND WI  53558
26 061003274510 PATRICK A MACHOVEC LLC 4716 FARWELL ST 4716 FARWELL ST MCFARLAND WI  53558
27 061003254452 AUTO CLEAN LLC 4710 FARWELL ST 5814 LAKE EDGE RD MCFARLAND WI  53558
28 061003254014 SRH LLC 4706 FARWELL ST 244 HEATHER DR COTTAGE GROVE WI 53527
29 061003268983 Current Owner 4814 DALE ST PO BOX 620422 MIDDLETON WI  53562
30 061003269197 Current Owner 4806 DALE ST PO BOX 620422 MIDDLETON WI  53562
31 061003274010 NAK DEVELOPMENT LLC 4714 DALE ST PO BOX 312 OREGON WI  53575
32 061003254701 OLSON REV TR, KENNETH & PATSY 4712 FARWELL ST 3604 BITTNER MCFARLAND WI  53558
33 061003264003 CRESS-OHC LLC 5801 US HIGHWAY 51 3610 SPEEDWAY RD MADISON WI  53705
34 061003211506 GUNDLACH PROPERTIES LLC 5709 US HIGHWAY 51 4643 TONYAWATHA TRL MONONA WI  53716
35 061003212061 WILLIAM J CURTIN SR FAMILY LTD PARTNERSHIP 4800 DALE CURTIN DR 4800 DALE CURTIN DR MCFARLAND WI  53558
36 061003216001 WILLIAM J CURTIN SR FAMILY LTD PARTNERSHIP 4800 CURTIN DR MCFARLAND WI  53558



  MCFARLAND TID 5_PUBLIC HEARING NOTICE_10092017 

 NOTICE OF PUBLIC HEARING 
  CREATION OF  

TAX INCREMENTAL FINANCE DISTRICT #5 
 Village of McFarland 
 5915 Milwaukee Street 

McFarland, WI  53558 
November 20, 2017 

 7:00 P.M. 
 
Public notice is hereby given that the Plan Commission of the Village of McFarland will hold a 
public hearing on November 20, 2017 beginning at 7:00 p.m. at Village Hall, 5915 Milwaukee 
Street, McFarland, Wisconsin.  The purpose of the public hearing is to consider a proposal to create 
Tax Incremental Finance District (TID) No. 5 for the Village of McFarland.  TID No. 5 is being 
proposed as a “Rehabilitation/Conservation” TIF District and generally includes properties in the 
vicinity of Farwell Street, Burma Road, Dale Curtin Drive, and USH 51.  The purpose of TID No. 
5 is to facilitate rehabilitation and redevelopment of properties within the TID.  Developer 
incentives, including cash grants or low interest loans, will be included as an eligible expenditure 
within the TID No. 5 Project Plan to facilitate economic development within the TIF District.  
Maps showing the boundaries of the proposed TID and copies of the Project Plan will be available 
upon request prior to the public hearing from the Community Development Clerk.  At the public 
hearing, interested parties will be given a reasonable opportunity to express their views on the 
proposed creation of TID No. 5. 
 
 
Pauline Boness 
Community Development Director 
 
 
 
Publish:  
Thursday November 2nd, 2017 
Thursday November 9th, 2017 
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APPENDIX F: MEETING MINUTES 



Page 1 of 2 

Village of McFarland 
Joint Review Board 

Meeting Minutes 
 
 

November 13, 2017 
 
 
1. Call to Order, Roll Call 
 

The meeting of the Joint Review Board was called to order at 4:00 pm in the Community 
Room of the McFarland Municipal Center. 

 
Members Present: Brad Czebotar, Adam Gallagher, Laurie Grigg, Jeff Mahoney, and Erik 
Thoresen. 

 
Staff Present: Community Development Director Pauline Boness and Village 
Administrator Matt Schuenke. 
 
Others Present: Andrew Bremer of MSA Professional Services. 

 
2. Approval of Minutes 
 

a. Review and approval of draft Minutes from the June 19, 2017 Joint Review Board 
meeting – A motion was made by Czebotar, seconded by Mahoney, and unanimously 
carried by the Joint Review Board to approve the minutes from the June 19, 2017 
meeting. 

 
3. Business 
 

a. Consider the nominations and recommend the public/citizen member position on the 
McFarland Tax Increment Finance District #5 Joint Review Board – A motion was made 
by Czebotar, seconded by Grigg, and unanimously carried by the Joint Review Board to 
confirm the appointment of Erik Thoresen as the public/citizen member on the McFarland 
Tax Increment Finance District #5 Joint Review Board. 

 
b. Consider nominations and recommend the chairperson for the McFarland Tax 
Increment Finance District #5 Joint Review Board – A motion was made by Czebotar, 
seconded by Mahoney, and unanimously carried by the Joint Review Board to confirm the 
appointment of Erik Thoresen as Chairperson of the McFarland Tax Increment Finance 
District #5 Joint Review Board. 

 



Page 2 of 2 

c. Discussion of the Project Plan to create TID #5, presentation by MSA Professional 
Services – A presentation was provided by Andrew Bremer of MSA Professional Services 
regarding the draft Project Plan in order to create Tax Increment District #5.  A public 
hearing as well as action to make a recommendation on the plan has been scheduled by 
the Plan Commission at its meeting on November 20, 2017 at 7:00 pm.  The Village Board 
will consider their recommendation at its meeting on December 11, 2017. 

 
d. Discuss and recommend date for the second JRB meeting – The next meeting date will 
be determined following board action after its meeting to consider the project plan on 
December 11, 2017. 

 
4. Adjournment 
 

A motion was made by Czebotar, seconded by Gallagher, and unanimously carried by the 
Joint Review Board to adjourn the meeting at 4:56 pm. 

 
 
Pursuant to law, written notice of this meeting was given to the public and posted on the public 
bulletin boards in accordance with Open Meetings Law. 
 
 
Respectfully submitted, 
 
Matthew G. Schuenke 
Village Administrator 



Plan Commission Minutes 
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 Minutes 

Plan Commission 

Meeting 

November 20, 2017 

Members Present: Brad Czebotar, Bruce Fischer, Cathy Kirby, Tom Rogers, Peter Gentry 
(arriving at 7:03) 

Members Absent:  Jeff Sorenson, Dan Kolk 
Staff Present:  Pauline Boness, Matt Schuenke  
 
1. CALL TO ORDER 

 
2. APPROVAL OF MINUTES 

a. Review and approval of draft Minutes from the October 16, 2017 Plan Commission 
meetings.  
Czebotar called the minutes from the October 16, 2017 approved by unanimous 
consent.  
 

3. BUSINESS: 
a. Public Hearing – Resolution 2017-22 recommending adoption of Tax Incremental 

Finance District (TID) No. 5 Project Plan Village of McFarland, Wisconsin to the 
Village Board.  
  
Andrew Bremer with MSA reviewed the history of the TID’s in McFarland.  There 
are currently two active TIDS in the Village.  Bremer explained TIF is the financing 
tool, and TID covers the boundaries of the properties, included in the district. The 
proposed district is a rehabilitation and conservation district, which allows a longer 
timeframe to complete projects, 22 years, and it can stay open for 27 years. It is 
commonly used in areas, which are already developed. It can be closed early by the 
Village Board provided all debts are paid off. Bremer reviewed the proposed area 
as shown in packets, consisting of 36 parcels.  The idea behind this TID is to 
consider the age of parcels in the area, the high traffic pattern, and the older 
properties in the area, the Village would like to use this to promote redevelopment 
within the next 27 years.  Much of the area is identified for either mixed use or 
commercial development. Bremer reviewed the use of TIF’s as development 
incentives along with the performance analysis and other tables in the packet. Based 
on the performance analysis, the district would close with a positive of 5.9 million 
in cash flow at the end of its life in early 2045.  The Joint Review Board were 
briefed on this last week.  They will meet again after the Village Board meets, and 
the JBR does have the final decision.   



Plan Commission Minutes 
November 20, 2017 
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A number of opportunities and changes were discussed Bremer referenced a map 
tonight identifying areas proposed to be removed and four to be added. This revised 
boundary map was due to recent new information regarding redevelopment of some 
sites, and others being sold to a tax-exempt entity.   
 
Larry Byler – asked for clarification on the proposal 
 
Bremer stated the benefit for the property owners in the district is using TIF as a 
tool will be available to them for improvements. It serves as an incentive to either 
rehabilitate a property; or, to help boost a potential developers interest in buying a 
property, for either new use or to raze and use for a different purpose 
 
Harland Hoveland – Kens Automotive – stated concerns over what the Village 
could do with this proposal, and concerns over lowered taxes.  
 
Bremer replied if someone approached an owner to sell a property, you would 
negotiate price to recoup your invested funds.  He does not feel you are at risk of 
losing your investment; you have the control over marketing the property and what 
the price would be. TIF provides a tool to generate more interest, and, you can 
request funds to help improve your property. The Village always have the ability 
to use eminent domain within a community; it does not have to be in a TID to do 
that. Bremer suggested parties contact the Village assessor over concerns about 
property taxes, and lowered or raised values.  
Rick Hubanks – Angelo’s of McFarland inquired the status of the Culvers in the 
TID. 
 
Boness responded the Culvers was not originally included as it had been recently 
remodeled and it was not felt they would be doing anything in the future.  Parties 
learned that they may be looking to improve the property, which is why Culvers is 
now included. 
 
Bremer stated this is the near final map, they have made changes as the process 
moves forward, they are trying to stay within the 12% limit, and focus on mainly 
commercial properties.  They did not feel it was likely properties who had made 
recent improvements would likely be doing so again.  However, this can be 
amended up to four times if necessary to add or remove property.  Kirby inquired 
why the Kwik Trip was not included as they may make improvements in the future.  
Bremer stated if this took place, the Village would analyze what the best options 
are at that point, you could always make a TID with a single property in it.  
 
Unidentified McFarland resident – asked for clarification on financing, and 
processes of the TID, can current owners receive help or is this only for new 
projects. 
 



Plan Commission Minutes 
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Bremer replied owners could come in and request assistance for example for a 
façade improvement.  There is a policy manual for them to follow, and how the 
financing works.  Up to 30% of projects costs is the cap. Each project is looked at 
individually.  
 
Czebotar closed the public hearing at 7:55 p.m. 
 
Commissioners concurred this is a good time for this project.  
 
Kirby recommended approval of Resolution 2017-22 recommending adoption of 
Tax Incremental Finance District (TID) No. 5 Project Plan Village of McFarland, 
Wisconsin to the Village Board including the map dated 11-20-17.  Fischer 
seconded the motion. Motion carried 5-0. 
 

b. Public Hearing - Review and possible action regarding a request by McFarland 
School District for a Conditional Use Permit (CUP), to address changes to the 
athletic fields involving re-location of the track, scoreboard, long jump, shot put 
and discus areas, concessions, restrooms, practice area for soccer and band at 5103 
Farwell Street.  The property is currently zoned Single Family Residence (R-1). 
 
Czebotar opened the public hearing at 8:02 p.m. 
 
Jeff Mahoney reviewed the school districts submission; they will be moving some 
field events, the track location and the scoreboard location.  The current press box, 
concessions and restrooms will remain in the same location; the practice area will 
be reconfigured. The lights will not be changing; the field and track are moving 5 
yards per the plans as submitted.  The bleachers will be moving to the east. They 
do have a future proposal to move the concessions, but this is not part of tonight’s 
request.  
 
Czebotar closed the public hearing at 8:09 p.m. 
 
Rogers inquired about the possibility of underground storm water, rather than dry 
detention basins.  Mahoney advised that was explored but too costly. Biwer advised 
they would be utilizing the stone base under the field as much as they can. Biewer 
discussed and reviewed the storm water plan with Commissioners. Brian Berquist, 
Town & Country Engineering advised they are still working on the actual 
calculations to make sure they meet County and McFarland’s requirements, an 
artificial turf field has not been reviewed before. They have received good technical 
feedback from other communities who have used this.  It is conceptual enough at 
this point, where they are not opposed, it appears it can meet the Villages 
ordinances, but they have not seen the calculations for it.  Berquist was advised 
they are still forthcoming. Kirby is concerned over the lack of green space, which 
will be left on the site. Fischer is concerned over the possibility of the lack of a 
usable track.   
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Boness reviewed with Commissioners the narrative in the packets provided by the 
school district addressing the standards.  Boness included a map showing the area 
around the proposal, and the homes, which may be affected by screening provided 
in the area as athletic activities will now be taking place closer to some properties.  
Mahoney advised the scoreboard will now be facing more towards the school. The 
scoreboard has no lights, only bulbs; if you are to the side of it, you will not see any 
lights.  The track will be closer to some of the properties. They will be cutting down 
one tree on the site to accommodate the driveway. They will have LED lights in the 
parking lot. Czebotar inquired if there were any concerns voiced by neighbors 
regarding the parking lot.  Mahoney advised he has not had any; this is not going 
to be an area for student parking or for buses.  Mahoney advised the lights are 
readjusted annually due to wind and weather conditions.  
 
Czebotar moved to approve a request by McFarland School District for a 
Conditional Use Permit (CUP), to address changes to the athletic fields involving 
re-location of the track, scoreboard, long jump, shot put and discus areas, 
concessions, restrooms, practice area for soccer and band at 5103 Farwell Street, 
Conditioned on an approval by Village Staff and village engineer of the stormwater 
plan. Czebotar revised his motion to remove “concessions and restrooms”. Gentry 
seconded the motion, Motion carried 5-0.  
 

c. Review and possible action on a site design plan of addition to McFarland High 
School and athletic fields at 5103 Farwell Street.  The property is currently zoned 
R-1 single family residential. 
 
Unidentified person reviewed the submission from the school district in the packet. 
There will be a new 10-lane competition pool, with an adjacent 800 sq.ft.  
performing art center. The pool will be built prior to the renovation taking place, 
once complete the former pool will be converted.  He reviewed all other renovations 
per the submission including classroom spaces, additions to rooms, performing art 
center and library space. This is the first floor; the lower level is referred to at the 
ground level in all plans. They have reduced some of the glass wall due to issues 
for swimmers in the pool.  The plaza is a future addition, walkways are proposed 
for now Mahoney advised they have found a solution for more storage, and the 
doors by the pool area are for exit only, they would not be for admittance to the 
area. Commissioners discussed various options for access to the property through 
key tag swipes, and ways of shutting down particular areas of the building. The new 
driveway is designed for a fire truck to drive on it; it will be two-way traffic.  Boness 
questioned lighting for the new driveway, she had discussed with districts staff 
using something different than originally identified lessening the impact on the 
area, perhaps bollard style lights.  Biwer advised there should not be much impact, 
as there is a downward slope to the drive. They have spoken to Police Chief Sherven 
regarding the impact on Renee court; they will be installing a sidewalk-crossing 
signal, and adding 50’ of no parking on either side to keep the view path clear. 
Boness suggested the School Board meet with the Public Safety committee in a 
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year to review how everything is working.  Mahoney suggested it be 2019 due to 
the timeframe of construction.   
 
Czebotar moved to approve the site design plan of addition to McFarland High 
School and athletic fields at 5103 Farwell Street contingent on an approved 
stormwater plan, and appearing in front of the Public Safety committee in 2019 to 
review the traffic.  Gentry seconded the motion, Motion carried 5-0. 
 

d. Discussion only-Conceptual review- proposal by Bizy-Lou, LLC for duplex style 
condominium project on a 2 acre parcel 4719 Siggelkow Rd. Current Zoning is 
R1 single-family residential. 

Ryan Quam representing Bizy-Lou is looking for preliminary feedback from 
Commissioners.  Quam reviewed a concept plan for an owner occupied six duplex, 
12-unit condominium project on 4719 Siggelkow Road. It will have a private 
driveway with cul-du-sac, 1200 sq ft footprint with 2-car garage for each unit, along 
with the ability to park in the driveway of each unit. They can look to add some 
community space parking if needed. Some units will have partial if not full walk 
out. Quam reviewed the possible storm water plan. There is currently a single 
family home on the site. Their next step would then be to come back with a more 
detailed plan, stormwater plan, and sanitary water extension. They have not done a 
topographic collection yet, it is conceptual at this time. The developers have had a 
preliminary meeting with staff.  Boness advised Commissioners would be looking 
at rezoning, and a condominium declaration.  Berquist advised the are anticipating 
getting a footprint as part of the Siggelkow project, with possible left turn only, not 
demarcating it. Commissioners concurred ranch style units are very popular and it 
is preferred to be owner occupied.   

Boness advised the biggest concern would be traffic in the area. Berquist reviewed 
potential plans for narrowing of medians in the area; work by the DOT is not even 
on the radar at this time.  Commissioners agreed due to new development in the 
area traffic is a concern, however as this is not going to be a high-density project 
they are feeling positive about this proposal. 

 
e. Discussion and possible recommendation to the Village Board regarding annual 

review of fees in lieu of parkland dedication-Sec. 56-176 of the Village of 
McFarland Municipal code. 
 
Boness indicated we are required to annually review fee’s in lieu. The City of 
Fitchburg did a study recently of various Dane County communities and shared 
their finding with us, which is in packets.  The amount we currently charged is 
$4,115.00.  Boness reviewed the findings in the Fitchburg study and the consumer 
price index, which is at about 2%.  Many communities base their fees on bedrooms; 
McFarland does not do it that way. We are a bit higher than some other 
communities, it has not been an impediment to development in the area and the 
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price of parklands and acquisition is not going down.  We have not had an increase 
for quite a few years; we did reduce it slightly about 6 years ago.  The Village Board 
has the final say on this based on your recommendation.  Gentry felt we have not 
raised it in some time, at some point we will fall behind. Kirby felt we are high 
enough at this time, and can let it sit for a few more years. Fischer asked for 
Boness’s recommendation.  Boness responded she is comfortable keeping the fee 
at its current level.  Commissioners concurred.  
 
Czebotar moved to recommend to the Village Board no changes in the fees in lieu 
of parkland dedication-Sec. 56-176 of the Village of McFarland Municipal code.  
Kirby seconded the motion.  Motion carried 5-0. 
 

4. STAFF REPORTS 
 

a. Highlights and updates – No comment 
 

b. Property Maintenance – Kirby wanted it noted in the record the Grell property on 
Bashford is still in disarray. At least three community members who are not happy 
with the condition of the property have approached her. Kirby understands it is a 
“work in progress” but does not understand why it cannot at least have the vehicles 
removed and some work on cleaning it up done.   
 

5. ADJOURNMENT 
  

Motion to adjourn by Kirby, seconded by Fischer.  Approved 5-0. Meeting adjourned at 9:16 
p.m. 
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VILLAGE OF MCFARLAND 
VILLAGE BOARD MINUTES 

Monday, December 11, 2017 – 6:00 pm 
 

1. CALL TO ORDER 
 

Village President Czebotar called the regular meeting of the McFarland Village Board to 
order at 6:00 pm in the Community Room of the McFarland Municipal Center. 

 
2. ATTENDANCE ROLL CALL 

 
Village Board members present: President Brad Czebotar.  Village Trustees: Jerry Adrian, 
Stephanie Brassington Carolyn Clow, Dan Kolk, Mary Pat Lytle and Shaun 
O’Hearn(arrived at 6:02pm).  
 
Village Board members not present:  

 
Staff Present: Administrator Matt Schuenke, Clerk/Treasurer Cassandra Suettinger, Police 
Chief Craig Sherven, Community Development Director Pauline Bonness, 
Communications & Technology Eric Redding and Fire/EMS Director Chris Dennis. 

 
3. CLOSED SESSION 

Prior to entering into Closed Session the Board first allowed public appearances. 
 
a. Discussion and action on entering into Closed Session pursuant to Wis. Stats. 

§19.85(1)(e) deliberating or negotiating the purchasing of public properties, the 
investing of public funds, or conducting other specified business, whenever competitive 
or bargaining reasons require a closed session to interview final candidate for Village 
Attorney services. 
Motion by President Czebotar, second by Trustee Brassington, to enter into closed 
session at 6:21 p.m. pursuant to Wis. Stats. §19.85(1)(e) deliberating or negotiating the 
purchasing of public properties, the investing of public funds, or conducting other 
specified business, whenever competitive or bargaining reasons require a closed 
session to interview final candidate for Village Attorney services. Motion carries on a 
roll call vote: Adrian-aye, Brassington-aye, Clow-aye, Czebotar-aye, Kolk-aye, Lytle-
aye, and O’Hearn-aye. 
 

 
4. DISCUSSION AND ACTION TO RECONVENE INTO OPEN SESSION – 7:00p.m. 

Motion by President Czebotar, second by Trustee Brassington, to approve reconvening in 
open session at 6:53 p.m. 

 
President Czebotar called a recess until 7:00 p.m. 

 
5. PUBLIC APPEARANCES –  

Attorneys Allen Reuter and Daniel Evans were present and provided a brief presentation 
of their proposal to provide Village Attorney services to the Village.  The Village 
Administrator asked them questions in which they provided answers for the Village Board 
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to consider.  Upon conclusion of their answers they express their desire to be appointed 
Village Attorney and looked forward to serving in that capacity if selected by the Village 
Board. 

 
6. PUBLIC ANOUNCEMENTS AND COMMUNICATIONS 

a. Public Announcements 
b. Public Communications 

7. CONSENT AGENDA 
a. Motion to approve the minutes of the November 27, 2017 Village Board meeting. 

 
b. Motion to approve pre-paid check #70390-70404 in the amount of $6,230.99 and 

current checks #70405-70490 in the amount of $139,142.78. 
 

c. Motion to approve the recommendations from Police Chief Craig Sherven that original 
alcohol beverage operator licenses for Kelleigh Jones Coles (McFarland Liquor) for 
the period ending June 30, 2018 be approved and the licenses issued. 

 
d. Motion to approve the appointment of election inspectors for the January 1, 2018 – 

December 31, 2019 term. 
 

e. Discussion and possible action on the Temporary Class “B” liquor license and Special 
Event license application for the Madison Curling Club for the Curling event to be held 
December 14th-December 17th with the variance requested to allow for minors to be 
present where alcohol is sold be recommended for approval with the conditions noted 
in the letter from Chief Sherven dated September 12, 2017 and that the Temporary 
Operator’s License for Doug Pahl and Owen Daniels be issued. 

 
Motion by President Czebotar, second by Trustee Lytle, to approve the consent agenda as 
presented. Motion carries 7-0 by acclamation. 

  
. 

8. BUSINESS 
a. PERSONNEL COMMITTEE (Czebotar & Kolk) 

1) Discussion and action regarding the classification and position description for 
the Administrative Assistant position shared by the Fire/EMS and 
Administration Department(s) including authorization to fill the position. 
Motion by President Czebotar, second by Trustee Kolk, to approve the 
classification and position description for the Administrative Assistant position 
shared by the Fire/EMS and Administration Department(s) including 
authorization to fill the position. Motion carries 7-0 by acclamation. 
  

 

1) Discussion and action regarding changing the compensation and benefits 
manual regarding sick leave conversion. 
Motion by President Czebotar, second by Trustee Kolk, to approve changing 
the compensation and benefits manual regarding sick leave conversion. Motion 
carries 7-0 by acclamation. 
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b. COMMUNICATIONS & TECHNOLOGY COMMITTEE (Brassington & O’Hearn) 
1) Discussion and action to approve a proposal regarding the implementation of 

an online meeting management platform following a Request for Proposals. 
Motion by Trustee O’Hearn, second by Trustee Brassington, to approve the 
proposal from Civic Clerk for implementation of an online meeting 
management platform following a Request for Proposals. Motion carries 7-0 by 
acclamation. 
 

 

2) Discussion and action to approve a proposal for managed information 
technology services following a Request for Proposals. 
Motion by Trustee Brassington, second by Trustee O’Hearn, to approve the 
proposal from Information Technology Professionals for managed information 
technology services with adjustments for computing the number of hours used 
in year one and two and approval of contract review. Motion carries 7-0 by 
acclamation. 

 

c. PLAN COMMISSION (Czebotar & Kolk) 
1) Discussion and action regarding Resolution 2017-23: A resolution approving 

creation of Tax Incremental Finance District No. 5. 
Motion by President Czebotar, second by Trustee O’Hearn, to approve 
Resolution 2017-23: A resolution approving creation of Tax Incremental 
Finance District No. 5. Motion carries 7-0 by acclamation. 
 

d. Discussion and action to approve a contract for legal services including general 
municipal law and prosecution services following a Request for Proposals. 
Motion by President Czebotar, second by Trustee Lytle, to enter into a contract for legal 
services for general municipal law and prosecution services from Reuter, Whitish and 
Evans pending contract review and approval. Motion carries 7-0 by acclamation. 

 

e. Discussion and action regarding Ordinance 2017-25: an ordinance to amend certain 
fees contained within Appendix A of the Village Code of Ordinances. 
Motion by President Czebotar, second by Trustee Kolk, to approve Ordinance 2017-
25: an ordinance to amend certain fees contained within Appendix A of the Village 
Code of Ordinances and maintains the current fee in lieu of parkland dedication. 
Motion carries 7-0 by acclamation. 
 

f. Discussion and action to approve a contract with Zebradog for branding services. 
Motion by President Czebotar, second by Trustee Brassington, to approve a contract 
with Zebradog for branding services with the ability for the Village Administrator to 
negotiate section 3 and removal of section 4a regarding automatic renewal. Motion 
carries 7-0 by acclamation. 

 

g. Discussion and action regarding Resolution 2017-24: a resolution to establish an Ad-
Hoc Committee for community branding project. 
Motion by President Czebotar, second by Trustee Kolk, to approve Resolution 2017-
24: a resolution to establish an Ad-Hoc Committee for community branding project. 
Motion carries 7-0 by acclamation. 
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h. Discussion and action to reschedule and/or cancel the regular Village Board meeting 
scheduled for December 26, 2017. 
Motion by President Czebotar, second by Trustee Lytle, to cancel the regular Village 
Board meeting scheduled for December 26, 2017. Motion carries 7-0 by acclamation. 

 

i. Authority, Board, Commission/Committee agenda item requests, referrals, & updates. 
No action taken. 

 
9. CLOSED SESSION 

a. Discussion and action on entering into Closed Session pursuant to Wis. Stats. 
§19.85(1)(g) conferring with legal counsel for the governmental body who is 
rendering oral or written advice concerning strategy to be adopted by the body with 
respect to litigation in which it is or is likely to become involved, specifically to 
discuss claims for damages to private property as a result of sanitary sewer 
backups. 
Motion by President Czebotar, second by Trustee Lytle, to enter into Closed 
Session pursuant to Wis. Stats. §19.85(1)(g) conferring with legal counsel for the 
governmental body who is rendering oral or written advice concerning strategy to 
be adopted by the body with respect to litigation in which it is or is likely to become 
involved, specifically to discuss claims for damages to private property as a result 
of sanitary sewer backups. Motion carries on a roll call vote Adrian-aye, 
Brassington-aye, Clow-aye, Czebotar-aye, Kolk-aye, Lytle-aye, and O’Hearn-aye. 

 

b. Discussion an action to reconvene into Open Session to discuss and take action on 
the preceding items of business discussed in closed session. 
Motion by President Czebotar, second by Trustee Brassington, to reconvene into 
Open Session to discuss and take action on the preceding items of business 
discussed in open session at 10:07 p.m. 
 
No action taken 
 

10. ADJOURNMENT. – Motion by Trustee Adrian, second by Trustee Lytle, to adjourn at 
10:08 p.m. Motion carries 7-0 by acclamation. 

 
Pursuant to law, written notice of this meeting was given to the public and posted on the public 
bulletin boards in accordance with Open Meetings Law. 
 
 
Respectfully submitted, 
 
Cassandra Suettinger 
Clerk/Treasurer 
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Village of McFarland 
Joint Review Board 

Meeting Minutes 
 

December 18, 2017 
 
1. Call to Order, Roll Call 
 

The meeting of the Joint Review Board was called to order at 4:01 pm in the Community 
Room of the McFarland Municipal Center. 

 
Members Present: Brad Czebotar (Village President), Adam Gallagher (Dane County), 
Laurie Grigg (MATC), Jeff Mahoney (School District), and Erik Thoresen (Public Member). 

 
Staff Present: Village Administrator Matt Schuenke. 
 
Others Present: Andrew Bremer of MSA Professional Services. 

 
2. Approval of Minutes 
 

a. Review and approval of draft Minutes from the November 13, 2017 Joint Review 
Board meeting – A motion was made by Mahoney, seconded by Gallagher, and 
unanimously carried by the Joint Review Board to approve the minutes from the 
November 13, 2017 meeting. 

 
3. Business 
 

a. Discussion and action on a resolution to approve creation of Tax Increment District 
#5 – Following discussion, a motion was made by Czebotar, seconded by Grigg, and 
unanimously carried by the Joint Review Board to approve a resolution approving the 
creation of Tax Incremental Finance District No. 5 in the Village of McFarland. 

 
4. Adjournment 
 

A motion was made by Mahoney, seconded by Gallagher, and unanimously carried by the 
Joint Review Board to adjourn the meeting at 4:10 pm. 

 
Pursuant to law, written notice of this meeting was given to the public and posted on the public 
bulletin boards in accordance with Open Meetings Law. 
 
Respectfully submitted, 
 
Matthew G. Schuenke, Village Administrator 



Project Plan – Creation of Tax Incremental Finance District No. 5  
Village of McFarland, WI 
 

© 2017 MSA Professional Services, Inc. 
 
 

APPENDIX G: RESOLUTIONS 















Project Plan – Creation of Tax Incremental Finance District No. 5  
Village of McFarland, WI 
 

© 2017 MSA Professional Services, Inc. 
 
 

APPENDIX H: JOINT REVIEW BOARD LETTER OF APPROVAL 





Project Plan – Creation of Tax Incremental Finance District No. 5  
Village of McFarland, WI 
 

© 2017 MSA Professional Services, Inc. 
 
 

APPENDIX I: LEGAL OPINION 
 
 
 






	(i) Plan Commission Recommendation:  November 12, 2012 (est.)
	(ii)
	(iii) Plan Commission Recommendation:  November 12, 2012 (est.)
	(iv)
	(v) Plan Commission Recommendation:  November 12, 2012 (est.)
	(vi)
	(vii) Plan Commission Recommendation:  November 12, 2012 (est.)
	(viii)
	Section I. Introduction and Planning Schedule
	Section II. Statement of Purpose & Orderly Development
	Figure 1: Historical Imagery of TID #5

	Section III. District Description
	Section IV. Statement of Kind, Number, and Location of Public Works & Other Projects
	Section V. List of Estimated Project Costs & Expenditures
	Section VI. Ineligible / Estimated Non-Project Costs
	Section VII. Economic Feasibility
	Figure 2: Representative Photos of Potential Types of New Development

	Section VIII. Equalized Value Test
	Section IX. Methods of Financing0F  & Timetable
	Section X. Relocation
	Section XI. Legal Opinion
	Section XII. Glossary of TIF Related Terms
	9361005_Village of McFarland_TID #5_Appendix A.pdf
	McFarland TID#5_Boundary
	McFarland TID#5_ELU
	McFarland TID#5_PC
	McFarland TID#5_Zoning
	McFarland TID#5_FLU
	McFarland TID#5_ProjectLocations
	Map 8 Main Street Vision
	exchangetolarsonbeach-altshb Copy
	Heritage Plaza Concept

	9361005_Village of McFarland_TID #5_Appendix C.pdf
	JRB Notice - Czebotar RESCH
	JRB Notice - Daniels MATC RESCH
	JRB Notice - Halverson MCF SD RESCH
	JRB Notice - Parisi RESCH
	McFarland TID#5_PreliminaryBoundary_09182017
	McFarland TID 5_Public Hearing Notice_10092017
	McFarland, WI  53558
	November 20, 2017

	McFarland TID 5_JRB Agenda_11132017_corrected
	VILLAGE OF MCFARLAND            NOTICE OF PUBLIC MEETING
	JOINT REVIEW BOARD
	Monday, November 13, 2017                  4:00 P.M.               McFarland Municipal Center                                                                          Community Room



	9361005_Village of McFarland_TID #5_Appendix D.pdf
	McFarland TID 5_Property Owner Notification Letter_10092017_withheader
	McFarland TID 5_Public Hearing Notice_10092017
	McFarland, WI  53558
	November 20, 2017

	McFarland TID#5_PreliminaryBoundary_09182017

	9361005_Village of McFarland_TID #5_Appendix E.pdf
	JRB 11-13-17 AoP
	Public Hearing AoP
	JRB 12-18-17 AoP

	9361005_Village of McFarland_TID #5_Appendix F.pdf
	11.13.2017 - JRB Minutes
	1. UCall to Order, Roll Call
	The meeting of the Joint Review Board was called to order at 4:00 pm in the Community Room of the McFarland Municipal Center.
	Members Present: Brad Czebotar, Adam Gallagher, Laurie Grigg, Jeff Mahoney, and Erik Thoresen.
	Staff Present: Community Development Director Pauline Boness and Village Administrator Matt Schuenke.
	Others Present: Andrew Bremer of MSA Professional Services.
	2. UApproval of Minutes
	a. Review and approval of draft Minutes from the June 19, 2017 Joint Review Board meeting – A motion was made by Czebotar, seconded by Mahoney, and unanimously carried by the Joint Review Board to approve the minutes from the June 19, 2017 meeting.
	3. UBusiness
	a. Consider the nominations and recommend the public/citizen member position on the McFarland Tax Increment Finance District #5 Joint Review Board – A motion was made by Czebotar, seconded by Grigg, and unanimously carried by the Joint Review Board to...
	b. Consider nominations and recommend the chairperson for the McFarland Tax Increment Finance District #5 Joint Review Board – A motion was made by Czebotar, seconded by Mahoney, and unanimously carried by the Joint Review Board to confirm the appoint...
	c. Discussion of the Project Plan to create TID #5, presentation by MSA Professional Services – A presentation was provided by Andrew Bremer of MSA Professional Services regarding the draft Project Plan in order to create Tax Increment District #5.  A...
	d. Discuss and recommend date for the second JRB meeting – The next meeting date will be determined following board action after its meeting to consider the project plan on December 11, 2017.

	11.20.17 PC minutes
	12.11.17 - VB Minutes
	e. Discussion and possible action on the Temporary Class “B” liquor license and Special Event license application for the Madison Curling Club for the Curling event to be held December 14PthP-December 17PthP with the variance requested to allow for mi...
	.

	12.18.2017 - JRB Minutes
	1. UCall to Order, Roll Call
	The meeting of the Joint Review Board was called to order at 4:01 pm in the Community Room of the McFarland Municipal Center.
	Members Present: Brad Czebotar (Village President), Adam Gallagher (Dane County), Laurie Grigg (MATC), Jeff Mahoney (School District), and Erik Thoresen (Public Member).
	Staff Present: Village Administrator Matt Schuenke.
	Others Present: Andrew Bremer of MSA Professional Services.
	2. UApproval of Minutes
	a. Review and approval of draft Minutes from the November 13, 2017 Joint Review Board meeting – A motion was made by Mahoney, seconded by Gallagher, and unanimously carried by the Joint Review Board to approve the minutes from the November 13, 2017 me...
	3. UBusiness
	a. Discussion and action on a resolution to approve creation of Tax Increment District #5 – Following discussion, a motion was made by Czebotar, seconded by Grigg, and unanimously carried by the Joint Review Board to approve a resolution approving the...


	9361005_Village of McFarland_TID #5_Appendix G.pdf
	Plan Commission Resolution
	2017-23 Authorizing Creation of Tax Incremental Finance District No. 5 in the Village of McFarland
	McFarland TID5 JRB Resolution Signed

	McFarland TID 5 Property Owner Mailing List.pdf
	Sheet1


