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CITY OF FITCHBURG
Planning Department

5520 Lacy Road
Fitchburg, WI 53711-5318

Phone: (608) 270-4256 ■ Fax: (608) 270-4275 

www.fitchburgwi.gov

NOTICE
PLAN COMMISSION

May 19, 2015

PLEASE TAKE NOTICE that the Plan Commission of the City of Fitchburg, Dane County, Wisconsin will hold a meeting on
Tuesday, May 19, 2015 at 7:00 p.m. in the Fitchburg City Hall, 5520 Lacy Road, Fitchburg, WI 53711 for the purposes of:

1. Call to order and approval of minutes of 04/21/2015.

2. Public Appearances – non agenda items

3. Agenda Review

4. Public Hearing regarding the proposed project plan, boundaries, and creation of Tax Incremental District
No. 9 (See the Public Hearing Notice which was published on May 5, 2015 and May 12, 2015).

5. Consideration of “Resolution Designating Proposed Boundaries and Approving a Project Plan for Tax
Incremental District No. 9, City of Fitchburg, Wisconsin”.

6. Public hearing and consideration of Ordinance 2015-O-12, An Ordinance Amending Chapter 23 to Amend
Article 1 Table 2(g), Article 5 Section 5.6.2(f)(vi), Article 5 Section 5.6.2(g) and Article 5 Table 21.
[Proposed amendments include T4 Single-family Edgeyard building Frontage Buildout reduction, Civic
Spaces as public or private, setbacks with bicycle or pedestrian easement and changes to the use table.]

7. Public hearing and consideration of rezone and conditional use permit request RZ/CU-2056-15, by Samina
Khan, to rezone property from the B-G (General Business) district to the B-P (Professional Office) district,
and conditional use permits to allow for a personal training/health club (existing) and daycare, at 6200
Nesbitt Road.

8. Architectural Design Review request by Paul Reines to add an additional parking stall at 6200 Nesbitt
Road.

9. Public hearing and consideration of rezone request, RZ-2057-15, by Craig Raddatz of Fiduciary Real
Estate Development, to rezone from the PDD-GIP (Planned Development District – General
Implementation Plan) to the PDD-SIP (Planned Development District – Specific Implementation Plan)
district, to allow for site and structural development of 152 multi-family dwelling units on proposed Lot 15 of
Quarry Vista Plat.

10. Architectural Design Review request by Craig Raddatz of Fiduciary Real Estate Development for site and
structural development of 152 multi-family dwelling units on proposed Lot 15 of Quarry Vista.

11. Architectural Design Review request by Dan Bertler of Supreme Structures for exterior modifications to the
existing building at 5264 Verona Road, Lot 2 Willow Run.

(Additional items on Page 2)
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12. Planning Department Report

13. Announcements
a. Next Plan Commission Meeting Scheduled for June 16, 2015 at 7:00 p.m.
b. Other

14. Adjournment

_______________________________________________________________
Full coverage of this meeting is available through FACTv and Streaming Video, accessible on the city web site at
http://factv.city.fitchburg.wi.us/Cablecast/Public/Main.aspx?ChannelID=3

Note: It is possible that members of and possibly a quorum of members of other governmental bodies of the municipality may be in
attendance at the above stated meeting to gather information. No action will be taken by any governmental body at the above stated
meeting other than the governmental body specifically referred to above in this notice. Please note that, upon reasonable notice, efforts
will be made to accommodate the needs of disabled individuals through appropriate aids and services. For additional information or to
request this service, contact City Clerk’s office (270-4200), Fitchburg City Hall, 5520 Lacy Rd, Fitchburg, WI 53711
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CITY OF FITCHBURG
Planning Department

5520 Lacy Road
Fitchburg, WI 53711-5318

Phone: (608) 270-4255 ■ Fax: (608) 270-4275 

www.fitchburgwi.gov

MINUTES
PLAN COMMISSION

April 21, 2015

Plan Commission Members Present: Mayor Steve Arnold, Ed Kinney, Carol Poole, Tony McGrath,
Rachel Lee

Others Present: Thomas Hovel – City Planner/Zoning Administrator, Susan Badtke – Community Planner

1. Call to order and approval of minutes of 3/17/2015.

Chair Arnold called the meeting to order at 7:02 p.m.

Motion by Kinney, second by McGrath, to approve the minutes of 3/17/2015 was carried unanimously.

2. Public Appearances – non agenda items – None.

3. Agenda Review – No changes.

4. Architectural Design Review request by Russell Swiggum for a new agricultural building at 5898
Adams Road, Lot 1 CSM 12880.

Russell Swiggum, PO Box 930249 Verona, representing Frostwood Farms, was available to answer
questions.

Thomas Hovel provided the staff report noting that this is a request for an agricultural building on Adams
Road. He stated that the proposed building is being placed in an area that has a pocket and so it’s not
taking away any valuable agricultural land.

Motion by Poole, second by McGrath, to approve ADR request for 5898 Adams Road with the following
conditions:

1.) No other permit or approval is waived or deemed satisfied except for the approval provided herein.
2.) Use of the building is limited to agricultural use only. Approval is based on submitted plans and

materials.
3.) Applicant shall obtain an Erosion Control and Stormwater Management Permit prior to the issuance

of any permit.
4.) Applicant shall work with Public Works on the driveway location and obtain a driveway permit prior

to the issuance of any building permit.

Motion carried unanimously.
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5. Preliminary Plat request PP-2054-15 by Ronald Klaas, agent for Fahey Land LLC, for approval of
the Fahey Fields Preliminary Plat.

Janet Adams and Richard Collins, 90 Pond View Way Fitchburg, representing the Crossing Condominium
Association, registered mostly in support but primarily for information.

Patrick Cheney, 5211 Kittycrest Drive Fitchburg, representing himself and a member of the McGaw
Neighborhood Master Plan Steering Committee, spoke in opposition to the request. He explained that his
opposition is based on a single conflict which are the private lots abutting the parkland addition on the east
side of Notre Dame Drive. He stated that these lots are in conflict with the Neighborhood Plan and the Park
Master Plan and that there should be 100% open street frontage into this park addition.

Alder Carol Poole asked Cheney to explain his objection with having the lots back up to the parkland.
Cheney stated that this area will function as a neighborhood park and community park but the idea was that
the street frontage was intended as parking for anyone driving to the park.

Tony McGrath questioned why someone couldn’t park in front of a residential house. Cheney responded
that people would need to park in front of houses, driveways, and the residential lots reduced the parking
and interferes with park space. Cheney also stated that having the street frontage for the park would make
the park more visible and the police could better see what is going on in the park.

Parks Director Scott Endl provided the Park Commission report and stated that he feels that the park plan
that the development proposes for the park addition is well-suited the way that it is laid out.

Jason Gonzalez, 2800 Crinkle Root Drive #208 Fitchburg, registered in support and stated that both he and
his co-alder Dan Carpenter support the project. He stated that the development team has done outreach
with Quarry Hill and the Crossings and that the development is consistent with the surrounding
neighborhood.

Ron Klaas, 7530 Westward Way Madison, representing Fahey Fields, provided an overview of the
development proposal stating that the plan follows the approved Comprehensive Development Plan. He
noted that stormwater management has been addressed and that items related to the roundabout and size
of Fahey Glen have been addressed with public works. He gave a brief overview of a park layout based on
the McGaw Park master plan.

Klaas also described the phasing plan for the development which was included with the preliminary plat. The
Commission reviewed and had consensus of the phasing.

Tony McGrath questioned how long the development has been in the planning process. Klaas commented
that they submitted a CDP in the late fall and have been working through the process.

Tony Hienrichs, 113 Cohiba Court Verona, spoke in support and was available to answer questions.

David Fahey, 5376 Irish Lane Fitchburg, representing Fahey Land, Fahey Family and self, spoke in support
of the request. He explained that every residential lot will be a half-block from a trail and two blocks from a
park and that in his opinion the proposed neighborhood is walkable. He stated his position is that the maps
included in the master plan are high level pictures and that the street position gets defined at this level. He
also explained that the multi-family development wraps around the tech-campus building and serves as a
transition between the industrial lands and the single-family lots and there will be townhouses along Nobel
drive to help with the transition. Ron Klaas elaborated on this a bit further with a sketch of one concept for
the multi-family lot which included smaller units along Nobel Drive with a potential private drive behind for
access.

Ed Kinney questioned the potential timing for the multi-family development as he’d hope to avoid a situation
where the single-family is developed and then screams when it’s time to develop the multi-family. Heinrichs
stated he would like to see some of the multi-family come into phase 1.

City Planner Tom Hovel provided the staff report noting that the developer has included stormwater
management at the north end of the parkland and have provided it as a separate outlots rather than being
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part of the park. He commented that they have included as park street frontage the long and narrow area
next to the stormwater even though the land isn’t usable for park use as it is too narrow.

Richard Collins, 27 Harvest Way Fitchburg, stated that while he supports the development, there has been
very little contact with the Crossings on this project. The Crossings would like to have more contact with the
development team and be part of the planning and also be informed as to what the timeframe is for the water
management plan and accomplishment of the plan implementation. Klaas commented that stormwater
management will be one of the first items and that the goal is to help make the Crossing’s stormwater
situation better.

Motion by McGrath, second by Poole, to approve PP-2054-15 with the following conditions:

1.) No other permit or approval is waived or deemed satisfied except for the approval provided
herein.

2.) Subdivision Improvement Agreement and park fees will be required to be executed prior to the
City signing the final plat.

3.) Utility easements shall be shown on the final plat.
4.) Rezoning of the property at the time of the final plat to accommodate the uses herein

anticipated.
5.) Applicant shall work with Public Works on sanitary sewer and watermain layout and sizing.
6.) Compliance with conditions of CARPC Resolution 2009-15.
7.) The plat may be adjusted depending on the design of the roundabout at Fahey Glen and Nobel

Drive.
8.) Preliminary Plat provided to the City on April 15, 2015 which includes drainage arrows shall be

reviewed by Public Works and may need adjustments depending on Public Works review.
9.) Mary Lane shall be used only for one direction of the street (north/south) or (east/west) as there

is a clean break at Fahey Glen where the street changes direction. Preliminary Plat shall be
updated to recognize this name change and be resubmitted within one week of Plan
Commission action for approval by Planning Department.

10.)Attend to Park Commission comments and show that the McGaw Park addition is capable of
handling the required improvements.

Chair Arnold expressed the following concerns and noted that he would like to work with the applicants to try
to move the development toward what the neighborhood plan had envisioned.

- Concerned about density types as there are only three types (single family, townhouses, multi-
family) with the multi-family compressed to a small area. He stated the most successful
neighborhood have a variety of lot sizes and more building type variety.

- Concerned about park frontage and public access as the viewscape and access into the park is a
public amenity.

- Concerned that much of the unit count is outside the current Urban Service Area. He stated that with
the approval of the North Stoner Prairie Neighborhood and a portion of the Northeast Neighborhood
it could be several years before this area is brought into the USA. He would like to have the average
density met in the current USA.

- Suggested that perhaps the development could bring the lot count up and lot sizes down and bring in
another north/south street. This might help the developed meet the financial goals for the project.

- Stated he would like to see a stub street into the Rueden property to the north so that there is a
better street grid instead of only have Notre Dame and Fahey Glen going to the north.

- The McGaw Neighborhood Plan has a lot of goals related to LEED and these are not being satisfied
with the proposed development.

McGrath stated he appreciates Arnold’s comments but that his list of concerns are things that Arnold would
like to see in the development and are not required by law or ordinances. He argued that it’s not appropriate
for a unit of government to impose these things on a developer and that these are not grounds for delaying
or tabling the request. Arnold responded that there are minimum requirements but he doesn’t think the City
should be satisfied with the minimum.

Motion carried with Arnold opposing.



DRAFT MINUTES

I:\Council\MINUTES\PLAN\2015\Draft\PLAN_20150421_MN.doc Page 4 of 5

6. Final Plat request FP-2055-15 by Deborah Hatfield, agent for Hamm Fam Land LLC, for approval of
the Final Plat of Quarry Vista.

Russell Pietz, 119 South Main Cottage Grove, representing Hamm Fam Land and Montgomery Associates,
spoke in support of the request and provided a explained the request for the final plat for phase 1 of Quarry
Vista.

Hovel provided the staff report explaining the request is for 14 single-family lots as well as the multi-family lot
at the Fitchrona/Lacy Road intersection.

Chair Arnold inquired about timing for subsequent plats. Phil Sveum, 5500 E Cheryl Pkwy Fitchburg, stated
that the next plat for phase 2 will be submitted very soon.

Motion by Kinney, second by Poole, to recommend approval of FP-2055-15 with the following conditions:

1.) No other permit or approval is waived or deemed satisfied except for the approval provided
herein.

2.) A Subdivision Improvement Agreement shall be executed prior to the City signing of the final
plat.

3.) Park fees for the final plat shall be paid prior to the City signing of the final plat.
a. Park Improvement fee: Park Improvement for 14 single-family and 152 multi-family units

is $30,860 (2015 dollars)
b. Fee In-Lieu of Parkland Dedication: The proposed plat is deficient in parkland dedication

by 8,754 square feet, or 3.02 dwelling units. This deficiency shall be made up through
fee in-lieu of parkland dedication which equates to $13,076.60 (2015 dollars)

4.) Escrow for Fee In-Lieu of Street Frontage for Parkland: The proposed plat, based on pro-rating
of the preliminary plat, is deficient in street frontage for parkland by 149.11 feet. The fee in-lieu of
street frontage for parkland is $350 per linear foot (2015 dollars); the deficiency requires
$52,188.95 for fee in-lieu of park street frontage. The City may be agreeable to an Escrow
account being created to cover the deficient street frontage, which could be released to the
developer when sufficient street frontage has been provided. The Escrow shall be greater than
$52,188.95 to account for an increase in the linear foot cost. This shall be addressed as part of
the developers agreement as required in condition 2 above.

5.) Applicant shall reimburse the City for the water main flushing until 80-dwelling units are occupied
with the subdivider to notify the City when this occupancy level has been reached.

6.) Applicant shall construct 80 dwelling-units within 6-months of recording of this plat.
7.) The applicant shall post, prior to the City signing the final plat, a surety for the entire cost of

constructing the public water main to serve the Quarry Vista plat. The surety will be reduced as
impact fees are paid. The entire surety will be released if all of the public improvements for
development intended by the Comprehensive Development Plan and preliminary plat are
constructed and accepted within 48-months of the recording of this final plat.

8.) All final details and drawings regarding the proposed improvements, including the proposed
retaining wall on north side of Quarry Vista Drive, shall be provided to Public Works for review
and approval prior to the City signing of the final plat.

Motion carried unanimously.

7. Resolution R-37-15, Accepting Public Improvements for TechLands Plat

City Planner Tom Hovel pointed to a revised resolution that was distributed to the Commission members. He
stated that he had worked with the developer’s attorney on some revisions, including that if the
improvements are not completed by August 1 that the City can use the TID funds to complete the work. This
gives the City some protections as building permits will be allowed to be issued.
Ed Kinney abstained from this item due to a potential conflict of interest.

Motion by Poole, second by Lee, to recommend approval of R-37-15 was carried unanimously.
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8. Consideration of PCR-01-15, Resolution of the Plan Commission Calling for a Public Hearing on
Proposed Tax Incremental District No. 9 Creation In the City of Fitchburg

City Planner Tom Hovel provided a brief explanation of the Resolution noting that it is for a fairly compact
TID for subzero property. The Resolution would set forth a public hearing on the project plan for May 19.

Motion by Poole, second by McGrath, to recommend approval of PCR-01-15 was carried unanimously.

9. Planning Department Report

City Planner Tom Hovel provided and updated on the Anton Drive Planning Study RFP noting that proposals
are due on May 11, 2015 at 1:00 p.m.

10. Announcements

The next Plan Commission meeting is scheduled for May 19, 2015 at 7:00 p.m.

11. Adjournment

Motion by Lee, second by Kinney, to adjourn at 8:32 p.m. was carried unanimously.

Submitted By,
Susan Badtke, Community Planner



TO: Plan Commission
FROM: Tom Hovel, Zoning Administrator/City Planner

Susan Badtke, Community Planner
DATE: May 14, 2015
SUBJECT: May 19, 2015 Plan Commission Items

4. Public Hearing regarding the proposed project plan, boundaries, and creation of Tax
Incremental District No. 9 (See the Public Hearing Notice which was published on May 5, 2015
and May 12, 2015).

AND
5. Consideration of “Resolution Designating Proposed Boundaries and Approving a Project Plan

for Tax Incremental District No. 9, City of Fitchburg, Wisconsin”.

Background & Resolution Description:
The Plan Commission approved PCR-01-15, calling for a public hearing on proposed TID 9. A public
hearing has been scheduled and will now be held on the proposed TID project plan, boundaries and
creation of TID 9.

Resolutions PCR-02-15 (Plan Commission resolution) and R-55-15 (council resolution) would
designate and approve the TID 9 Project Plan, boundaries and establish the district.

The Joint Review Board is scheduled to meet at 3:30 p.m. on May 19, 2015, prior to the Plan
Commission meeting.

Staff Evaluation:
The proposed TID has been suggested to assist with the potential expansion of SubZero on part of
the Dunn farm south of their current Marketplace Drive parking lot. SubZero is expected to announce
by the end of the month whether the addition will be built here, or in another state. The expansion
area is part of the North Stoner Prairie Neighborhood. The project plan estimates that about $6.7
million will be required for public improvements and other related costs. Using the estimated
expenses, the current plan document then figures the value needed to satisfy that contribution.
However, the proposed construction is estimated to generate between about $9.5 and $11.5 million in
assessed valuation and thus will be unable to generate the level of funding necessary to pay the full
$6.7 cost. Therefore, the city is looking to other grants to help close the difference for what the TID
will actually generate and the total estimated cost. If a developer bond is used to finance the TID
portion, the developer would then only get all, or a certain percentage, of what the actual increment
will produce.

Staff Recommendation:
If the Plan Commission finds the TID and Project Plan appropriate, staff would then recommend
approval of PCR-02-15.

MEMORANDUM

CITY OF FITCHBURG
PLANNING DEPARTMENT

5520 LACY ROAD
FITCHBURG, WI 53711

(608) 270-4200
FAX: (608) 270-4275

EMAIL: planning@fitchburgwi.gov
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Attachments:
 TID 9 Project Plan
 PCR-02-15
 Resolution R-55-15

6. Public hearing and consideration of Ordinance 2015-O-12, An Ordinance Amending Chapter 23
to Amend Article 1 Table 2(g), Article 5 Section 5.6.2(f)(vi), Article 5 Section 5.6.2(g) and Article
5 Table 21. [Proposed amendments include T4 Single-family Edgeyard building Frontage Buildout
reduction, Civic Spaces as public or private, setbacks with bicycle or pedestrian easement and
changes to the use table.]

Background & Ordinance Description:
As work continues to progress in Uptown and North Park, the developers and staff are continuing to
review the Code to allow flexibility to some of the requirements. Tim O’Brien/Neumann Companies
has requested some changes to the T4 Frontage Buildout requirements to allow single-family homes
to site more square on the lot. Additionally, changes are proposed to allow flexibility to the T5 front
setback where there is a bicycle or pedestrian easement present as well as changes to the use table
and to allow Civic Spaces to be public or private.

Staff Evaluation:
As development progresses, the SmartCode developers have identified some areas where more
flexibility is needed in the SmartCode. The main concern raised by Tim O’Brien Homes is the 60%
Frontage Buildout requirement, as they would like to have the house sit more square on the lot and
due to the lack of alley, requires them to angle the garage on the lot.

Staff sat down with representatives from Tim O’Brien Homes to discuss the concerns and also had a
conference call with Susan Henderson of PlaceMakers, the consultant who calibrated the SmartCode
for Fitchburg, to get her opinion on the proposed change to a 50% Frontage Buildout for T4 single-
family Edgeyard buildings. Susan H. was comfortable with the proposed change if it is limited to T4
single-family Edgeyard without access to a rear alley or rear lane and also if the garage width is
limited to 24 feet in width. Staff and the developer were agreeable to these changes.

Staff has also proposed to allow Civic Space to be either public or private, although only public Civic
Space will count towards parkland dedication requirements and the requirement that 5% of the
urbanized area be Civic Space. Staff is also recommending an amendment to allow flexibility for the
T5 front setback requirements where there a bicycle or pedestrian easement is present.

The final proposed amendment is for changes to the Specific Use Table. Staff is recommending
combining some of the categories to make room for new uses and also add some more specific uses
to the table to identify some of the uses that have been discussed for Uptown. Since requesting the
changes, the developer has received three more building permits under current code standards.

Staff Recommendation:
Staff recommends that the Plan Commission recommend approval of Ordinance 2015-O-12.

Attachments:
 Ordinance 2015-O-12
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7. Public hearing and consideration of rezone and conditional use permit request RZ/CU-2056-15,
by Samina Khan, to rezone property from the B-G (General Business) district to the B-P
(Professional Office) district, and conditional use permits to allow for a personal
training/health club (existing) and daycare, at 6200 Nesbitt Road.

AND
8. Architectural Design Review request by Paul Reines to add an additional parking stall at 6200

Nesbitt Road.

Site Details:
Acres: ~1.2
Existing Use: Business
Current Zoning: B-G (General Business)

Background & Application Description:
Applicant is requesting approval to rezone property addressed
as 6200 Nesbitt Road from the B-G (General Business) to the
B-P (Professional Office) district as well as a Conditional Use Permit to allow for the existing personal
training health club use (Orange Shoe Gym) and a proposed daycare.

The owner is looking to locate a daycare in the building; daycares are not an allowed under in the B-
G zoning district. Given this, the owner is requesting to rezone the property and then obtain the
proper conditional use permits as required under the B-P zoning.

In addition to this, the applicant is requesting approval for a new parking stall on the property, to
remove four stalls to allow for a playground for the proposed daycare and to add a walkway to the
Jung Garden Center which is directly north of this property.

Staff Evaluation:
Rezone:
As noted above, applicant is requesting to rezone the property from the B-G to the B-P district. The
B-G district, which is the current zoning, allows for office activities as well as a variety of commercial
uses; the B-P district is more focused on office uses with a variety of other uses, including daycare,
as a conditional use.

Staff has not identified any concerns with the proposed rezone request.

Conditional Use:
The conditional use request is for both the existing personal training health club (Orange Shoe Gym)
as well as a proposed daycare use. Health clubs are a conditional use in the B-P district so a CUP is
required due to the rezone request.

The main area of concern regarding this request is parking. The site currently has 44 parking stalls –
four of the stalls are proposed to be removed to allow for an outdoor playground area for the
proposed daycare, leave 40 stalls remaining. The daycare use projects to have 34 children and 3
people full-time with some part-time employees. Orange Shoe Gym has stated that they sometimes
have 20-30 clients at a time for their group fitness classes.

According to the applicant the building currently holds the following tenants/uses:
Orange Shoe Gym Personal Fitness: 4,315 sq ft
Daycare (proposed: 3,250 sq ft
Farmers Insurance (proposed): 1,000 sq ft
Vacant: 3,250 sq ft

Based on a parking ratio of 1 stall per 300 sq ft, an approximately 12,000 sq ft building would require
40 stalls, which is what the site would provide. However, the existing personal training tenant,
Orange Shoe Gym, has expressed some concern regarding parking and the potential parking conflict



Page 4 of 7
PC Memo 5/19/2015 meeting

I:\Planning\PLAN_COM\PCMEMO\2015\051915memo.docx

between their clients and the daycare users as the peak times are similar. The applicant has been
working to identify parking solutions and has entered into a parking rental agreement with Jung Seed
Company, located directly to the north of the property, for 9-10 parking stalls that will be used for
overflow parking and in hours of early morning and late evening for 6200 Nesbitt Road. In speaking
with the applicant it is their intent that employees would park at Jung and then walk over to the
building. A pervious paver walkway is proposed to connect the parking area to the site, as described
in more detail in the ADR discussion.

The applicant has provided an email from Orange Shoe Gym stating that the additional spaces at
Jung Seeds will help alleviate some of their parking challenges. It should be noted that the applicant
has expressed an interest in exploring a new parking lot on property they own a lot to the south
distant from this building, but no plans have been submitted and are not part of these approvals.

Architectural Design Review:
In an attempt to alleviate some of the parking concerns noted above, the applicant is requesting
approval to add a parking stall on the property. The stall would be located on the back side of the
building near the infiltration trench on the west side of the property. Per the plans, the stall will be
constructed with permeable paver blocks and integrated stone base with existing infiltration trench
stone.

A new 10’ wide walk is also proposed to be constructed on the northeast corner of the building to
connect the parking stalls on the Jung Seed Co property to the north to the site. The walkway is to be
constructed with permeable paver blocks so as to now increase the ISR on the site. Sidewalk
currently exists in front of this property but is not on the Jung Seed Co property. The applicant has
indicated, and Public Works has confirmed, that the DOT’s plans call for the addition of sidewalk
along this stretch of Nesbitt Road once the road is reconstructed as part of the Verona Road Project
in 2016-2017.

Consistency with Comprehensive Plan:
Future Land Use Plan: BUS (Business)

Staff has not identified any conflicts between these requests and the Comprehensive Plan.

Staff Recommendation:
These specific requests require three separate actions.

Rezone portion of RZ/CU-2056-15:
1.) No other permit or approval is waived or deemed satisfied except for the approval provided

herein.

Conditional Use portion of RZ/CU-2056-15:
1.) No other permit or approval is waived or deemed satisfied except for the approval provided

herein. Approval is based on the submitted application materials.
2.) The rezoning portion of RZ/CU-2056-15 is approved by the Common Council.

Architectural Design Review:
1.) No other permit or approval is waived or deemed satisfied except for the approval provided

herein. Approval is based on the submitted application materials.
2.) Parking stall and proposed walkway shall be of pervious pavers as represented on submitted site

plan.

Attachments:
 RZ/CU-2056-15 materials
 ADR materials
 Parking agreement with Jung Seed Company
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9. Public hearing and consideration of rezone request, RZ-2057-15, by Craig Raddatz of Fiduciary
Real Estate Development, to rezone from the PDD-GIP (Planned Development District –
General Implementation Plan) to the PDD-SIP (Planned Development District – Specific
Implementation Plan) district, to allow for site and structural development of 152 multi-family
dwelling units on proposed Lot 15 of Quarry Vista Plat.

AND
10. Architectural Design Review request by Craig Raddatz of Fiduciary Real Estate Development

for site and structural development of 152 multi-family dwelling units on proposed Lot 15 of
Quarry Vista.

Site Details:
Acres: ~4.8
Existing Use: Vacant
Current Zoning: PDD-GIP (Planned Development District –
General Implementation Plan)

Background & Application Description:
Applicant is requesting approval to rezone part of lots 1, 2
and 3 CSM 11159 (proposed Lot 15 Quarry Vista Plat) from
the PDD-GIP (Planned Development District – General
Implementation Plan) to the PDD-SIP (Planned
Development District – Specific Implementation Plan)
zoning to allow for site and structure improvements for 152
multi-family units. Applicant is also requesting Architectural Design Review approval for the project.

Applicant obtained PDD-GIP zoning to allow for 152 dwelling units in three buildings in December
2014. SIP zoning is now the second phase of the PDD zoning.

Staff Evaluation:
The proposed PDD-SIP zoning is generally consistent with the previously approved PDD-GIP zoning
under Ordinance 2014-O-37. The project includes 152 dwelling units in three buildings as shown in
the plans. The plans materials provide elevations of the proposed buildings which are all three
stories above parking. Building materials consist primarily of composite siding with split face block
and utility brick. The applicant has been asked to bring a materials and colors board to the meeting
to share with the Commission. The average parking ratio is 1.57 stalls/unit or 1.21 stalls per
bedroom. A stormwater pond is positioned on the northwest corner of the site, just to the south of
Quarry Vista Drive.

As the Commission members are aware, there currently is no water main to serve the project, and no
decision (at the time of this writing) has yet been made as to whether or not to proceed with water
main construction. Unlike Promega and North Park, there is no water main even nearby which would
not only prohibit occupancy but may prohibit any construction activity until the water main is in place,
although that is a decision for the Fire Chief. In addition, if the water main is installed, due to its
length it will require regular flushing until at least 80 dwelling units are constructed. While this has
been covered with the approval of the final plat, the final plat contains this development of 152
dwelling units (du) and only 14 single family du, meaning that the most of the burden for obtaining
occupancy of 80 du will fall to this project. The developer is aware of the requirement of having 80
du’s constructed (completed) within six months and that flushing will need to continue until 80 du’s
are occupied.

Staff received a phone call from the applicant late this morning (Thursday, May 14) that they would
like to make some modifications to the site plan to extend the building for a maintenance area as well
as a grill area for the complex. Without plans to review, and information regarding the proposed
changes, staff cannot provide any comments on the proposed modifications and whether staff would
support these changes. Staff suggested that the applicant get materials to them ASAP but given it is
extremely late in the process that we cannot guarantee whether there will be sufficient time for the
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varied departments required to review and vet the changes. If additional information is provided staff
will provide an update to this memo and materials to the Commission either prior to or at the meeting.

Consistency with Comprehensive Plan:
Future Land Use Plan Classification: Further detailed planning of the Quarry Vista Comprehensive
Development Plan was approved to allow 156 dwelling units on the proposed outlot. The proposed
plan is consistent with this approval, providing 4 units less than what was approved.

Staff Recommendation:
Rezone RZ-2057-15:
Staff recommends approval of RZ-2057-15 with the conditions outlined in the draft PDD-SIP zoning
ordinance included in the Commission meeting packet.

Architectural Design Review:
Staff recommends approval of ADR request with the following conditions:
1.) No other permit or approval is waived or deemed satisfied except for the approval provided

herein.
2.) Approval is based on plans dated May 6, 2015.
3.) Subject to approval of rezoning request RZ-2056-15 by the Common Council.
4.) The plat is required to complete construction of 80 dwelling units within six months of recording of

the plat. Most, if not all, of these units will be from this project. Applicant understands this
requirement. No building permit or permit to start shall be issued until status of water main
construction is known, and then only after the developer has received necessary approvals if
construction is to proceed prior to the water main improvement having been completed, accepted
and operational.

Attachments:
 RZ-2057-15 and ADR materials
 Draft SIP Ordinance

11. Architectural Design Review request by Dan Bertler of Supreme Structures for exterior
modifications to the existing building at 5264 Verona Road, Lot 2 Willow Run.

Site Details:
Acres: ~1.2
Existing Use: Mad Power Training (yoga, nails, etc.)
[Former Dry Bean Building]
Current Zoning: B-G (General Business)

Background & Application Description:
Applicant is requesting Architectural Design Review
approval for exterior modifications to the existing archway
entrance and windows on the existing building at 5264
Verona Road. The applicant has indicated that the existing masonry window arches are structurally
unsafe and need to be replaced correctly.

Staff Evaluation:
Staff has not identified any concerns with the proposed exterior building modifications. The submitted
plans, which are included in the Commission packet, show the proposed improvements, which
include new EIFS, new masonry, and some new windows.

Alder Dorothy Krause commented that she has no problem with the design but would like to suggest
that since Anton Drive will be the street that people will approach the building from, and will have full
visibility, that she would like to see the Anton Drive façade on the building receive an update as well.
While not a requirement, staff is supportive of Alder Krause’s suggestions. As part of the Verona
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Road reconstruction, Carriage Street will be vacated, making the only access to the property from
Anton Drive.

The applicant responded to Alder Krause’s comments noting that even when Verona Road is
completed that the existing front will always play to Verona Road. They do plan to make
improvements at the Anton Drive entrance by removing the existing large satellite dish, removing and
infilling one of the exterior doors, tuck pointing and repainting the rear to match. They feel that once
the landscaping and building have been repaired that the site will be much more appealing. The
applicant also noted that while they’d love to entertain some additional features on Anton Drive, they
cannot afford additional investment at this time. Staff is not suggesting that a requirement be added
to make improvements but does recommend that businesses keep the Verona Road project in mind
and consider reorienting businesses/addressing the local street side of the building.

Staff Recommendation:
Staff recommends approval of ADR request with the following conditions:
1.) No other permit or approval is waived or deemed satisfied except for the approvals provided

herein.
2.) Approval is based on submitted plans and materials.

Attachments:
 ADR materials
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RESOLUTION NO. PCR-02-15

RESOLUTION DESIGNATING PROPOSED BOUNDARIES
AND APPROVING A PROJECT PLAN

FOR TAX INCREMENTAL DISTRICT NO. 9,
CITY OF FITCHBURG, WISCONSIN

WHEREAS, the City of Fitchburg (the “City”) has determined that use of Tax Incremental
Financing is required to promote development and redevelopment within the City; and

WHEREAS, Tax Incremental District No. 9 (the “District”) is proposed to be created by
the City as an industrial district in accordance with the provisions of Wisconsin Statutes Section
66.1105 (the "Tax Increment Law"); and

WHEREAS, a Project Plan for the District has been prepared that includes:

a. A statement listing of the kind, number and location of all proposed public works or
improvements within the District, or to the extent provided in Wisconsin Statutes
Sections 66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;

b. An economic feasibility study;
c. A detailed list of estimated project costs;
d. A description of the methods of financing all estimated project costs and the time

when the related costs or monetary obligations are to be incurred;
e. A map showing existing uses and conditions of real property in the District;
f. A map showing proposed improvements and uses in the District;
g. Proposed changes of zoning ordinances, master plan, map, building codes and City

ordinances;
h. A list of estimated non-project costs;
i. A statement of the proposed plan for relocation of any persons to be displaced;
j. A statement indicating how the District promotes the orderly development of the City;
k. An opinion of the City Attorney or of an attorney retained by the City advising that the

plan is complete and complies with Wisconsin Statutes Section 66.1105(4)(f).

WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to the
chief executive officers of Dane County, the Verona Area School District, and the Madison Area
Technical College District, and any other entities having the power to levy taxes on property
located within the District, in accordance with the procedures specified in the Tax Increment
Law; and

WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the
Plan Commission, on May 19, 2015 held a public hearing concerning the project plan and
boundaries and proposed creation of the District, providing interested parties a reasonable
opportunity to express their views thereon.

NOW, THEREFORE, BE IT RESOLVED by the Plan Commission of the City of Fitchburg
that:

1. It recommends to the Common Council that Tax Incremental District No. 9 be
created with boundaries as designated in Exhibit A of this Resolution.

2. It approves and adopts the Project Plan for the District, attached as Exhibit B, and
recommends its approval to the Common Council.
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3. Creation of the District promotes orderly development in the City.

Adopted this _________ day of _____________, 2015.

_________________________________________
Steve Arnold, Plan Commission Chair

_______________________________________________
Susan B. Badtke, Secretary of the Plan Commission
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EXHIBIT A -

LEGAL BOUNDARY DESCRIPTION OR MAP OF
TAX INCREMENTAL DISTRICT NO. 9

CITY OF FITCHBURG

THIS CAN BE FOUND IN THE PROJECT PLAN
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EXHIBIT B -

PROJECT PLAN

THIS WILL BE HANDED OUT SEPARATELY
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RESOLUTION NO. R-55-15

RESOLUTION APPROVING THE PROJECT PLAN AND ESTABLISHING THE
BOUNDARIES FOR AND THE CREATION OF

TAX INCREMENTAL DISTRICT NO. 9,
CITY OF FITCHBURG, WISCONSIN

WHEREAS, the City of Fitchburg (the “City”) has determined that use of Tax Incremental
Financing is required to promote development and redevelopment within the City; and

WHEREAS, Tax Incremental District No. 9 (the “District”) is proposed to be created by
the City as an industrial district in accordance with the provisions of Wisconsin Statutes Section
66.1105 (the "Tax Increment Law"); and

WHEREAS, a Project Plan for the District has been prepared that includes:

a. A statement listing of the kind, number and location of all proposed public works or
improvements within the District, or to the extent provided in Wisconsin Statutes
Sections 66.1105(2)(f)1.k. and 66.1105(2)(f)1.n., outside of the District;

b. An economic feasibility study;
c. A detailed list of estimated project costs;
d. A description of the methods of financing all estimated project costs and the time

when the related costs or monetary obligations are to be incurred;
e. A map showing existing uses and conditions of real property in the District;
f. A map showing proposed improvements and uses in the District;
g. Proposed changes of zoning ordinances, master plan, map, building codes and City

ordinances;
h. A list of estimated non-project costs;
i. A statement of the proposed plan for relocation of any persons to be displaced;
j. A statement indicating how the District promotes the orderly development of the City;
k. An opinion of the City Attorney or of an attorney retained by the City advising that the

plan is complete and complies with Wisconsin Statutes Section 66.1105(4)(f).

WHEREAS, prior to its publication, a copy of the notice of public hearing was sent to the
chief executive officers of Dane County, the Verona Area School District, and the Madison Area
Technical College District, and any other entities having the power to levy taxes on property
located within the District, in accordance with the procedures specified in the Tax Increment
Law; and

WHEREAS, in accordance with the procedures specified in the Tax Increment Law, the
Plan Commission, on May 19, 2015 held a public hearing concerning the project plan and
boundaries and proposed creation of the District, providing interested parties a reasonable
opportunity to express their views thereon; and

WHEREAS, after said public hearing, the Plan Commission designated the boundaries
of the District, adopted the Project Plan, and recommended to the Common Council that it
create such District and approve the Project Plan and

NOW, THEREFORE, BE IT RESOLVED by the Common Council of the City of
Fitchburg that:
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1. The boundaries of the District that shall be named "Tax Incremental District No.
9, City of Fitchburg", are hereby established as specified in Exhibit A of this
Resolution.

2. The District is created effective as of January 1, 2015.

3. The Common Council finds and declares that::

(a) Not less than 50% by area of the real property within the District is suitable
for industrial sites within the meaning of Wisconsin Statutes Section 66.1101,
and has been zoned for industrial use.

(b) Based upon the findings, as stated in 3.a. above, the District is declared to an
industrial district based on the identification and classification of the property
included within the District.

(c) The improvement of such area is likely to enhance significantly the value of
substantially all of the other real property in the District.

(d) The equalized value of the taxable property in the District plus the value
increment of all other existing tax incremental districts within the City, does
not exceed 12% of the total equalized value of taxable property within the
City.

(e) The City estimates that approximately none of the territory within the District
will be devoted to retail business at the end of the District’s maximum
expenditure period, pursuant to Wisconsin Statutes Section 66.1105(5)(b).

(f) The project costs relate directly to promoting industrial development in the
District consistent with the purpose for which the District is created.

(f) Any real property within the District that is found suitable for industrial sites
and is zoned for industrial use will remain zoned for industrial use for the life
of the District.

4. The Project Plan for "Tax Incremental District No. 9, City of Fitchburg" (attached
as Exhibit B) is approved, and the City further finds the Plan is feasible and in
conformity with the master plan of the City.

BE IT FURTHER RESOLVED THAT the City Clerk is hereby authorized and directed to
apply to the Wisconsin Department of Revenue, in such form as may be prescribed, for a
"Determination of Tax Incremental Base", as of January 1, 2015, pursuant to the provisions of
Wisconsin Statutes Section 66.1105(5)(b).

BE IT FURTHER RESOLVED THAT pursuant to Section 66.1105(5)(f) of the Wisconsin
Statutes that the City Assessor is hereby authorized and directed to identify upon the
assessment roll returned and examined under Wisconsin Statutes Section 70.45, those parcels
of property which are within the District, specifying thereon the name of the said District, and the
City Clerk is hereby authorized and directed to make similar notations on the tax roll made
under Section 70.65 of the Wisconsin Statutes.
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Adopted this _________ day of _______________, 2015.

_____________________________________________
Mayor

_______________________________________________
City Clerk
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SECTION 1:  
Executive Summary 

 

Description of District 
 
Type of District, Size and Location   
 
Tax Incremental District (“TID”) No. 9 (the “TID” or “District”) is proposed to be created by the City of 
Fitchburg (“City”) as an industrial district.  A map of the proposed District boundaries is located in 
Section 3 of this plan. 
 
The district is proposed to assist a long time local manufacturer, the Sub Zero / Wolf Corporation, to 
expand its operations by adding a 250,000 – 300,000 square foot facility at an approximate cost of 
$50,000,000 to $60,000,000 including equipment. 
 
Estimated Total Project Expenditures.  
  
The City anticipates making or reimbursing total project expenditures of approximately $6,721,000 to 
undertake the projects listed in this Project Plan.  The City anticipates completing the projects in a single 
Phase.  The Expenditure Period of this District is 15 years from the date of adoption of the authorizing 
Resolution of the Common Council (the “Creation Resolution”).  The projects to be undertaken pursuant 
to this Project Plan are expected to be financed with a Municipal Revenue Obligation (MRO) or 
“PAYGO” Bond issued by the City, however, the City may use other alternative financing methods which 
may provide overall lower costs of financing, preserve debt capacity, mitigate risk to the City, or provide 
other advantages as determined by the Common Council.  A discussion and listing of other possible 
financing mechanisms, as well as a summary of total project financing, is located in Section 10 of this 
plan. 
 
Economic Development 
  
As a result of the creation of this District, the City projects that additional land and improvements value 
of approximately $29,500,000 will be created as a result of new development, redevelopment, and 
appreciation in the value of existing properties.  This additional value will be a result of the improvements 
made and projects undertaken within the District.  A table detailing assumptions as to the timing of new 
development and redevelopment and associated values is located in Section 10 of this Plan.  In addition, 
creation of the District is expected to result in other economic benefits as detailed in the Summary of 
Findings hereafter. 
 
Expected Termination of District 
   
Based on the Economic Feasibility Study located in Section 10 of this plan, this District would be 
expected to generate sufficient tax increments to recover all project costs by the year 2034; 3 years earlier 
than the 20 year maximum life of this District.   
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Summary of Findings 
 
As required by Wisconsin Statutes Section 66.1105 , and as documented in this Project Plan and the 
exhibits contained and referenced herein, the following findings are made: 
 
1. That “but for” the creation of this District, the development projected to occur as detailed in 

this Project Plan:  1) would not occur; or 2) would not occur in the manner, at the values, or 
within the timeframe desired by the City.  In making this determination, the City has considered 
the following information: 
 
 The City expects to conduct an independent review of the Sub-Zero’s sources and uses proforma 

for the initial proposed development project.  This review will determine the final amount of the 
City’s participation amount. The developer has indicated that a public investment of 
approximately $6,721,000 is required to enable the development to occur in the manner desired 
by the City, while providing the company a fair and reasonable return on their investment. 

 
 It is the judgment of the City that the use of Tax Incremental Financing (“TIF”) will be required 

to provide the necessary infrastructure and inducements to encourage development on the site 
consistent with that desired by the City. 

 
 In order to make the areas included within the District suitable for development, the City  will 

need to make a substantial investment to pay for the costs of:  property, right-of-way and 
easement acquisition, site preparation, installation of utilities; installation of streets and related 
streetscape items; development incentive payments,  and other associated costs.   Due to the 
extensive initial investment that is required in order to allow development to occur, the City  has 
determined that development of the area will not occur solely as a result of private investment.  
Accordingly, the City finds that absent the use of TIF, development of the area is unlikely to 
occur. 

 
 Use of TIF in this instance will provide the City with the means to retain a long standing 

employer that was founded in 1945. The company also is considering alternate locations for this 
project at its other sites that it owns in Phoenix, Arizona and Richmond, Kentucky.  Use of TIF is 
considered to be a key to retaining this company in Fitchburg and Wisconsin. 

 
 
2. The economic benefits of the Tax Incremental District, as measured by increased employment, 

business and personal income, and property value, are sufficient to compensate for the cost of 
the improvements.  In making this determination, the City has considered the following information: 
 

 
 As demonstrated in the Economic Feasibility Section of this Project Plan, the tax increments 

projected to be collected are more than sufficient to pay for the proposed project costs.  On this 
basis alone, the finding is supported. 
 

 The development expected to occur is likely to generate approximately 100 full time jobs over the 
life of the District, with an average wage of approximately $18 per hour plus 55% fringe benefits. 
(source:3/24/15 Sub-Zero Presentation to City). 
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3. The benefits of the proposal outweigh the anticipated tax increments to be paid by the owners 
of property in the overlying taxing jurisdictions.   
 
 If approved, the District’s creation would become effective for valuation purposes as of January 

1, 2015.  As of this date, the values of all existing development would be frozen and the property 
taxes collected on this base value would continue to be distributed amongst the various taxing 
entities as they currently are now.  Taxes levied on any additional value established within the 
District due to new construction, renovation or appreciation of property values occurring after 
January 1, 2015 would be collected by the TID and used to repay the costs of TIF-eligible 
projects undertaken within the District. 

 
 Since the development expected to occur is unlikely to take place or in the same manner without 

the use of TIF (see Finding #1) and since the District will generate economic benefits that are 
more than sufficient to compensate for the cost of the improvements (see Finding #2), the City 
reasonably concludes that the overall benefits of the District outweigh the anticipated tax 
increments to be paid by the owners of property in the overlying taxing jurisdictions.  It is further 
concluded that since the “but for” test is satisfied, there would, in fact, be no foregone tax 
increments to be paid in the event the District is not created.  As required by Section 
66.1105(4)(i)4., a calculation of the share of projected tax increments estimated to be paid by the 
owners of property in the overlying taxing jurisdictions has been made and can be found in 
Appendix A of this plan. 

 
4. Not less than 50% by area of the real property within the District is suitable for industrial sites and 

zoned for industrial use within the meaning of Wisconsin Statutes Section 66.1101.  Any real 
property within the District that is found suitable for industrial sites and is zoned for industrial use at 
the time of the creation of the District will remain zoned for industrial use for the life of the District. 

 
5. Based upon the findings, as stated above, the District is declared to be an industrial District based on 

the identification and classification of the property included within the District.  
 

6. The project costs relate directly to promoting industrial development in the District consistent with 
the purpose for which the District is created. 

 
7. The improvement of such area is likely to enhance significantly the value of substantially all of the 

other real property in the District. 
 
8. The equalized value of taxable property of the District, plus the value increment of all existing tax 

incremental districts within the City, does not exceed 12% of the total equalized value of taxable 
property within the City. 

 
9. The City estimates that none of the territory within the District will be devoted to retail business at the 

end of the District’s maximum expenditure period, pursuant to Wisconsin Statutes Sections 
66.1105(5)(b) and 66.1105(6)(am)1.   

 
10. The Project Plan for the District in the City is feasible, and is in conformity with the master plan of 

the City. 
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SECTION 2: 
Type and General Description of District 

 
The District is being created by the City under the authority provided by Wisconsin Statutes Section 
66.1105.  This District is created as an “Industrial District” based upon a finding that at least 50%, by 
area, of the real property within the District is zoned and suitable for industrial sites within the meaning of 
Wisconsin Statutes Section 66.1101 (See Section 5 of this plan for a breakdown of District parcels by 
class and calculation of compliance with the 50% test). 
 
A map depicting the boundaries of the District is found in Section 3 of this Plan.  A map depicting the 
proposed uses of the District is found in Section 8 of this plan.  The City  intends that TIF will be used to 
assure that industrial, distributor and related private development locates in this District.  This will be 
accomplished by installing public improvements, and making necessary related expenditures, to promote 
industrial development within the District.  The goal is to increase the tax base and to provide for and 
preserve employment opportunities within the City.  The project costs included in this Plan relate directly 
to promoting industrial development in the District consistent with the purpose for which the District is 
created. 
 
Based upon the findings, as stated within this Plan, the District is declared to be an industrial District 
based on the identification and classification of the property included within the district.   
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SECTION 3:  
Preliminary Map of Proposed District Boundary 
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SECTION 4:  
Maps Showing Existing Uses and Conditions 
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SECTION 5:  
Preliminary Parcel List and Analysis 
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SECTION 6:  
Equalized Value Test 

 
 
The following calculations demonstrate that the City is in compliance with Wisconsin Statutes 
Section.66.1105(4)(gm)4.c., which requires that the equalized value of the taxable property in the 
proposed District, plus the value increment of all existing tax incremental districts, does not exceed 12% 
of the total equalized value of taxable property within the City. 
 
The equalized value of the increment of existing tax incremental districts within the City, plus the base 
value of the proposed District, totals $197,813,800.  This value is less than the maximum of $314,875,704 
in equalized value that is permitted for the City of Fitchburg.  The City is therefore in compliance with the 
statutory equalized valuation test and may proceed with creation of this District. 
 
 

Creation Date 6/9/2015

Valuation Data Dollar Percent Valuation Data

Currently Available Charge Change Est. Creation Date

2014

Total EV (TID In) 2,623,964,200 2,623,964,200

12% Test 314,875,704 314,875,704

Increment of Existing TIDs

139,948,600 139,948,600

13,504,200 13,504,200

3,202,500 3,202,500

0 0

0

0

Total Existing Increment 156,655,300 156,655,300

Projected Base of New or Amended District 41,158,500 41,158,500

Total Value Subject to 12% Test 197,813,800 197,813,800

Compliance PASS PASS

Version 1

City of Fitchburg, Wisconsin

Tax Increment District # 9  (Sub‐Zero Project)

Valuation Test Compliance Calculation

TID #6

TID #7

TID #8

TID #4
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SECTION 7:  
Statement of Kind, Number and Location of Proposed 
Public Works and Other Projects 

 
The following is a list of public works and other TIF-eligible projects that the City expects to implement 
in conjunction with this District.  These costs are currently expected to be incurred by Sub Zero as the 
owner/developer and may be reimbursed by the City as part of a Municipal Revenue Obligation or 
PAYGO financing technique. Any costs necessary or convenient to the creation of the District or directly 
or indirectly related to the public works and other projects are considered "Project Costs" and eligible to 
be paid with tax increment revenues of the District. 
 
Property, Right-of-Way and Easement Acquisition 
 
Property Acquisition for Development  
 
In order to promote and facilitate development and/or redevelopment the City or Sub Zero may acquire 
property within the District.  The cost of property acquired, and any costs associated with the transaction, 
are eligible Project Costs.  Following acquisition, other Project Costs within the categories detailed in this 
Section may be incurred in order to make the property suitable for development and/or redevelopment.  
Any revenue received by the City from the sale of property acquired pursuant to the execution of this Plan 
will be used to reduce the total project costs of the District.  If total Project Costs incurred by the City or 
Sub Zero to acquire property and make it suitable for development and/or redevelopment exceed the 
revenues or other consideration received from the sale or lease of that property, the net amount shall be 
considered “real property assembly costs” as defined in Wisconsin Statutes Section 66.1105(2)(f)1.c., and 
subject to recovery as an eligible Project Cost. 
 
Acquisition of Rights-of-Way 
 
The City or Sub Zero may need to acquire property to allow for installation of streets, driveways, 
sidewalks, utilities, stormwater management practices and other public infrastructure.  Costs incurred by 
the City to identify, negotiate and acquire rights-of-way are eligible Project Costs. 
 
Acquisition of Easements 
 
The City may need to acquire temporary or permanent easements to allow for installation and 
maintenance of streets, driveways, sidewalks, utilities, stormwater management practices and other public 
infrastructure.  Costs incurred by the City to identify, negotiate and acquire easement rights are eligible 
Project Costs. 
 
Relocation Costs 
 
No relocation is expected as a part of this plan however, if relocation expenses were to be incurred in 
conjunction with the acquisition of property, those expenses are eligible Project Costs.  These costs may 
include, but are not limited to:  preparation of a relocation plan; allocations of staff time; legal fees; 
publication of notices; obtaining appraisals; and payment of relocation benefits as required by Wisconsin 
Statutes Sections 32.19 and 32.195. 
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Site Preparation Activities 
 
Environmental Audits and Remediation 
There have been no known environmental studies performed within the proposed District.  If, however, it 
becomes necessary to evaluate any land or improvement within the District, any cost incurred by the City 
or Sub Zero related to environmental audits, testing, and remediations are eligible Project Costs. 
 
Demolition 
 
In order to make sites suitable for development, the City or Sub Zero may incur costs related to 
demolition and removal of structures or other land improvements, to include abandonment of wells or 
other existing utility services. 
 
Site Grading 
Land within the District may require grading to make it suitable for development and/or redevelopment, 
to provide access, and to control stormwater runoff.  The City or Sub Zero may need to remove and 
dispose of excess material, or bring in fill material to provide for proper site elevations.  Expenses 
incurred by the City for site grading are eligible Project Costs. 
 
Utilities 
 
Sanitary Sewer System Improvements 
 
To allow development and/or redevelopment to occur, the City or Sub Zero may need to construct, alter, 
rebuild or expand sanitary sewer infrastructure within the District.  Eligible Project Costs include, but are 
not limited to, construction, alteration, rebuilding or expansion of: collection mains; manholes and 
cleanouts; service laterals; force mains; interceptor sewers; and all related appurtenances. To the extent 
sanitary sewer projects undertaken within the District provide direct benefit to land outside of the District, 
the City will make an allocation of costs based on such benefit.  Those costs corresponding to the benefit 
allocated to land within the District, and necessitated by the implementation of the Project Plan, are 
eligible Project Costs.  Implementation of the Project Plan may also require that the City construct, alter, 
rebuild or expand sanitary sewer infrastructure located outside of the District.  That portion of the costs of 
sanitary sewer system projects undertaken outside the District which are necessitated by the 
implementation of the Project Plan are eligible Project Costs.   The improvements to the wastewater 
treatment facilities, although not within the ½ mile radius, is an eligible project cost under Section 
66.1105(2)(f)1 k. 
 
Water System Improvements 
 
There are inadequate water distribution facilities serving areas of the District.  To allow development 
and/or redevelopment to occur, the City may need to construct, alter, rebuild or expand water system 
infrastructure within the District.  Eligible Project Costs include, but are not limited to, construction, 
alteration, rebuilding or expansion of: distribution mains; manholes and valves; hydrants; service laterals; 
and all related appurtenances. To the extent water system projects undertaken within the District provide 
direct benefit to land outside of the District, the City  will make an allocation of costs based on such 
benefit.  Those costs corresponding to the benefit allocated to land within the District, and necessitated by 
the implementation of the Project Plan, are eligible Project Costs.  Implementation of the Project Plan 
may also require that the City construct, alter, rebuild or expand water system infrastructure located 
outside of the District.  That portion of the costs of water system projects undertaken outside the District 
which are necessitated by the implementation of the Project Plan are eligible Project Costs. 
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Stormwater Management System Improvements 
  
To manage stormwater runoff, the City or Sub Zero  may need to construct, alter, rebuild or expand 
stormwater management infrastructure within the District.  Eligible Project Costs include, but are not 
limited to, construction, alteration, rebuilding or expansion of: stormwater collection mains; inlets, 
manholes and valves; service laterals; ditches; culvert pipes; box culverts; bridges; stabilization of stream 
and river banks; and infiltration, filtration and detention Best Management Practices (BMP’s).  To the 
extent stormwater management system projects undertaken within the District provide direct benefit to 
land outside of the District, the City will make an allocation of costs based on such benefit.  Those costs 
corresponding to the benefit allocated to land within the District, and necessitated by the implementation 
of the Project Plan, are eligible Project Costs.  Implementation of the Project Plan may also require that 
the City construct, alter, rebuild or expand stormwater management infrastructure located outside of the 
District.  That portion of the costs of stormwater management system projects undertaken outside the 
District which are necessitated by the implementation of the Project Plan are eligible Project Costs. 
 

Streets and Streetscape 
 
Street Improvements 
 
To allow development and/or redevelopment to occur, the City or Sub Zero may need to construct and/or 
reconstruct streets, highways, alleys, access drives and parking areas.  Eligible Project Costs include, but 
are not limited to: excavation; removal or placement of fill;  construction of road base; asphalt or concrete 
paving or repaving;  installation of curb and gutter; installation of sidewalks and bicycle lanes; installation 
of culverts, box culverts and bridges; street lighting; installation of traffic control signage and traffic 
signals; pavement marking; right-of-way restoration; installation of retaining walls; and installation of 
fences, berms, and landscaping.  
 
Streetscaping and Landscaping 
 
In order to attract development consistent with the objectives of this Plan, the City may install amenities 
to enhance development sites, rights-of-way and other public spaces.  These amenities include, but are not 
limited to: landscaping; lighting of streets, sidewalks, parking areas and public areas; installation of 
planters, benches, clocks, tree rings, trash receptacles and similar items; and installation of brick or other 
decorative walks, terraces and street crossings.  These and any other similar amenities installed by the 
City are eligible Project Costs. 
 
CDA Type Activities 
 
Contribution to Community Development  
 
As provided for in Wisconsin Statues Sections 66.1105(2)(f)1.h and  66.1333(13), the City may provide 
funds to its CDA to be used for administration, planning operations, and capital costs, including but not 
limited to real property acquisition, related to the purposes for which it was established in furtherance of 
any redevelopment or urban renewal project.  Funds provided to the CDA for this purpose are eligible 
Project Costs. 
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Miscellaneous 
 
Cash Grants (Development Incentives)  
 
The City may enter into agreements with property owners, lessees, or developers of land located within 
the District for the purpose of sharing costs to encourage the desired kind of improvements and assure tax 
base is generated sufficient to recover project costs.  No cash grants will be provided until the City 
executes a developer agreement with the recipient of the cash grant.  Any payments of cash grants made 
by the City are eligible Project Costs.    
 
 
Professional Service and Organizational Costs 
 
The costs of professional services rendered, and other costs incurred, in relation to the creation, 
administration and termination of the District, and the undertaking of the projects contained within this 
Plan, are eligible Project Costs.  Professional services include, but are not limited to:  architectural; 
environmental; planning; engineering; legal, audit; financial; and the costs of informing the public with 
respect to the creation of the District and the implementation of the Plan. 
 
Administrative Costs 
 
The City may charge to the District as eligible Project Costs reasonable allocations of administrative 
costs, including, but not limited to, employee salaries.  Costs allocated will bear a direct connection to the 
time spent by City employees in connection with the implementation of the Plan. 
 
Financing Costs 
 
Interest expense, debt issuance expenses, redemption premiums, and any other fees and costs incurred in 
conjunction with obtaining financing for projects undertaken under this Plan are eligible Project Costs. 
 
With all projects the costs of engineering, design, survey, inspection, materials, construction, restoring 
property to its original condition, apparatus necessary for public works, legal and other consultant fees, 
testing, environmental studies, permits, updating City ordinances and plans, judgments or claims for 
damages and other expenses are included as Project Costs. 
 
In the event any of the public works project expenditures are not reimbursable out of the special TIF fund 
under Wisconsin Statutes Section 66.1105, in the written opinion of counsel retained by the City for such 
purpose or a court of record so rules in a final order, then such project or projects shall be deleted 
herefrom and the remainder of the projects hereunder shall be deemed the entirety of the projects for 
purposes of this Project Plan. 
 
The City reserves the right to implement only those projects that remain viable as the Plan period 
proceeds. 
 
Project Costs are any expenditure made, estimated to be made, or monetary obligations incurred or 
estimated to be incurred, by the City and as outlined in this Plan.  Project Costs will be diminished by any 
income, special assessments or other revenues, including user fees or charges.  To the extent the costs 
benefit the municipality outside the District, a proportionate share of the cost is not a Project Cost.  Costs 
identified in this Plan are preliminary estimates made prior to design considerations and are subject to 
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change after planning is completed.  Prorations of costs in the Plan are also estimates and subject to 
change based upon implementation, future assessment policies and user fee adjustments.   
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SECTION 8:  
Maps Showing Proposed Improvements and Uses 

 
 
. 
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SECTION 9:  
Detailed List of Project Costs 

 
All costs are based on 2015 prices and are preliminary estimates.  The City reserves the right to increase 
these costs to reflect inflationary increases and other uncontrollable circumstances between 2015 and the 
time of construction.  The City also reserves the right to increase certain project costs to the extent others 
are reduced or not implemented without amending the Plan.  The tax increment allocation is preliminary 
and is subject to adjustment based upon the implementation of the Plan. 
 
This Plan is not meant to be a budget nor an appropriation of funds for specific projects, but a 
framework within which to manage projects.  All costs included in the Plan are estimates based on 
best information available.  The City retains the right to delete projects or change the scope and/or 
timing of projects implemented as they are individually authorized by the Common Council, 
without amending the Plan. 
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Proposed TIF Project Cost Estimates 
 
 
 
 

Phase I

Year Total (Note 1)

Project ID Project Name/Type

1 Land Acquisition 2,050,000 2,050,000

2 Road Access 872,000 872,000
3 Utilities Extension 1,504,000 1,504,000

4 Engineering & Permitting 654,000 654,000

5 Demo & Reconstruct Cul de Sacs 60,000 60,000

6 Retention Pond 300,000 300,000

7 Parking lots 450,000 450,000

8 Engineering Services 140,000 140,000

9 Municipal Fees 141,000 141,000

10 Grading and other Site Work 550,000 550,000

Total Projects 6,721,000 6,721,000

Notes:

Note 1 Project costs  are estimates  provided by Developer 4/25/15..

Version 3

City of Fitchburg, Wisconsin
Tax Increment District # 9  (Sub‐Zero Project)

Estimated Project List
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SECTION 10:  
Economic Feasibility Study, Financing Methods, and the 
Time When Costs or Monetary Obligations Related are to 
be Incurred 

 
The information and exhibits contained within this Section demonstrate that the proposed District is 
economically feasible insofar as: 
 

 The City has available to it the means to secure the necessary financing required to accomplish 
the projects contained within this Plan.  A listing of “Available Financing Methods” follows. 

 
 The City expects to complete the projects in one or multiple phases, and can adjust the timing of 

implementation as needed to coincide with the pace of private development. A discussion of the 
phasing and projected timeline for project completion is discussed under “Plan Implementation” 
within this Section.  A table identifying the financing method for each phase and the time at 
which that financing is expected to be incurred is included. 

 
 The development anticipated to occur as a result of the implementation of this Plan will generate 

sufficient tax increments to pay for the cost of the projects.  Within this Section are tables 
identifying:  1) the development expected to occur, 2) a projection of tax increments to be 
collected resulting from that development and other economic growth within the District, and 3) a 
cash flow model demonstrating that the projected tax increment collections and all other revenues 
available to the District will be sufficient to pay all Project Costs. 

 
Available Financing Methods 
 
The following is a list of the types of obligations the City could choose to utilize. The primary option 
being considered is the use of the “Pay As You Go” or Municipal Revenue Bond option identified below. 
 
General Obligation (G.O.) Bonds or Notes 
 
The City may issue G.O. Bonds or Notes to finance the cost of projects included within this Plan.  The 
Wisconsin State Constitution limits the principal amount of G.O. debt that the community may have 
outstanding at any point in time to an amount not greater than five percent of its total equalized value 
(TID IN).  As of the date of this plan, the City has a G.O. debt limit of $131,198,210, of which 
$85,363,210 is currently unused and could be made available to finance Project Costs. 
 
Bonds Issued to Developers (“Pay as You Go” or Municipal Revenue Obligation 
Financing) 
 
The City primary choice to finance this district will be the issuance of a bond or other revenue  obligation 
to Sub Zero who would provide financing for projects included in this Plan.  Repayment of the amounts 
due to the Sub Zero as the developer  under the bonds or other obligations are limited to an agreed 
percentage of the available annual tax increments collected that result from the improvements made by 
the developer.  To the extent the tax increments collected are insufficient to make annual payments, or to 
repay the entire obligation over the life of the District, the City’s obligation is limited to not more than the 
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agreed percentage of the actual increments collected.  Bonds or other obligations issued to developers in 
this fashion are not general obligations of the City and, therefore, do not count against the City’s statutory 
borrowing capacity. 
 
In addition, the size of the MRO in this plan is predicated upon the net taxable value of the Sub 
Zero project at $25,000,000. To the extent the taxable value is less, the principal amount of the 
MRO will be reduced to provide adequate revenue coverage.  
 
Tax Increment Revenue Bonds 
 
The City has the authority to issue revenue bonds secured by the tax increments to be collected.  These 
bonds may be issued directly by the City, or as a form of lease revenue bond by a Community 
Development Authority (CDA).  Tax Increment Revenue Bonds and Lease Revenue Bonds are not 
general obligations of the City and therefore do not count against the City’s statutory borrowing capacity.  
To the extent tax increments collected are insufficient to meet the annual debt service requirements of the 
revenue bonds, the City may be subject to either a permissive or mandatory requirement to appropriate on 
an annual basis a sum equal to the actual or projected shortfall. 
 
Utility Revenue Bonds 
 
The City can issue revenue bonds to be repaid from revenues of the its various systems, including 
revenues paid by the City that represent service of the system to the City.  There is neither a statutory nor 
constitutional limitation on the amount of revenue bonds that can be issued, however, water rates are 
controlled by the Wisconsin Public Service Commission and the City must demonstrate to bond 
purchasers its ability to repay revenue debt with the assigned rates.  To the extent the City utilizes utility 
revenues other than tax increments to repay a portion of the bonds, the City must reduce the total eligible 
Project Costs in an equal amount. 
 
Special Assessment “B” Bonds 
 
The City has the ability to levy special assessments against benefited properties to pay part of the costs for 
street, curb, gutter, sewer, water, storm sewers and other infrastructure.  In the event the City determines 
that special assessments are appropriate, the City can issue Special Assessment B bonds pledging 
revenues from special assessment installments to the extent assessment payments are outstanding.  These 
bonds are not counted against the City's statutory borrowing capacity.  If special assessments are levied, 
the City must reduce the total eligible Project Costs under this Plan in an amount equal to the total 
collected. 
 
Plan Implementation 
 
Other sources of funding, in addition to TID increment, are being pursued by the developer and the 
municipality in order to fund the total project improvements. 
 
Projects identified will provide the necessary anticipated governmental services to the area.  A reasonable 
and orderly sequence is outlined on the following page.  However, public debt and expenditures should be 
made at the pace private development occurs to assure increment is sufficient to cover expenses. 
 
It is anticipated developer agreements between the City and property owners will be in place prior to 
major public expenditures.  These agreements can provide for development guarantees or a payment in 
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lieu of development.  To further assure contract enforcement, these agreements might include levying of 
special assessments against benefited properties. 
 
The order in which public improvements are made should be adjusted in accordance with development 
and execution of developer agreements.  The City reserves the right to alter the implementation of this 
Plan to accomplish this objective. 
 
Interest rates projected are based on current market conditions.  Municipal interest rates are subject to 
constantly changing market conditions.  In addition, other factors such as the loss of tax-exempt status of 
municipal bonds or broadening the purpose of future tax-exempt bonds would affect market conditions.  
Actual interest expense will be determined once the methods of financing have been approved and 
securities or other obligations are issued. 
 
If financing as outlined in this Plan proves unworkable, the City reserves the right to use alternate 
financing solutions for the projects as they are implemented.  
 
 
 



____________________________________________________________________________________________ 
  
Project Plan TID No. 9 Creation  City of Fitchburg   
Submitted by Ehlers    Page 25  May 18, 2015 
 

     
 

Implementation and Financing Timeline 
 
 

Municipal 

Revenue 

Obligation 

(MRO)

2016 Totals

Projects

Phase I 6,721,000 6,721,000

Total Project Funds 6,721,000 6,721,000

Estimated Finance Related Expenses

Financial Advisor

Bond Counsel

Rating Agency Fee

Paying Agent

Underwriter Discount 10.00

Debt Service Reserve

Capitalized Interest

Total Financing Required 6,721,000

Estimated Interest 0.25%

Assumed spend down (months) 6

Rounding 0

Net Issue Size 6,721,000 6,721,000

Notes:

Version 3

City of Fitchburg, Wisconsin

Tax Increment District # 9  (Sub‐Zero Project)

Estimated Financing Plan
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Development Assumptions 
 
 
 

Actual
Sub Zero 

Expansion

Additional 

Expansion
Annual Total

1 2015 (275,000) 5,000,000 4,725,000 2015 1
2 2016 24,500,000 24,500,000 2016 2

3 2017 0 2017 3

4 2018 0 2018 4

5 2019 0 2019 5

6 2020 0 2020 6

7 2021 0 2021 7

8 2022 0 2022 8

9 2023 0 2023 9

10 2024 0 2024 10

11 2025 0 2025 11

12 2026 0 2026 12

13 2027 0 2027 13

14 2028 0 2028 14

15 2029 0 2029 15

16 2030 0 2030 16

17 2031 0 2031 17

18 2032 0 2032 18

19 2033 0 2033 19

20 2034 0 2034 20

Totals (275,000) 29,500,000 0 29,225,000

Notes:   Total Project Expense projected between $50 M and $60 M per Sub Zero. However as Manufacturing, this is assessed by the

     Wisconsin DOR and a significant portion may be exempt as it could be classified as equipment.  The final assessment will

     determine the amount available for the MRO.  The above is an estimate provided by the City of net assessable 

     real estate value.

Version 3

Construction Year Construction Year

City of Fitchburg, Wisconsin

Tax Increment District # 9  (Sub‐Zero Project)

Development Assumptions
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Increment Revenue Projections 
 
 

 

Type of District Base Value 41,158,500

Creation Date Appreciation Factor ‐0.50% Apply to Base Value

Valuation Date Jan 1, 2015 Base Tax Rate $23.94

Max Life (Years) Rate Adjustment Factor 0.00%
Expenditure Periods/Termination 15 6/9/2030

Revenue Periods/Final Year 20 2036

Extension Eligibility/Years Yes 3 Tax Exempt Discount Rate

Recipient District Taxable Discount Rate 1.50%

Construction 

Year Value Added

Valuation 

Year

Inflation 

Increment

Total 

Increment

Revenue 

Year Tax Rate Tax Increment

Tax Exempt 

NPV 

Calculation

Taxable NPV 

Calculation

1 2015 4,725,000 2016 0 4,725,000 2017 $23.94 113,117 113,117 111,445

2 2016 24,500,000 2017 (23,625) 29,201,375 2018 $23.94 699,081 812,197 790,016

3 2017 0 2018 (146,007) 29,055,368 2019 $23.94 695,586 1,507,783 1,455,216

4 2018 0 2019 (145,277) 28,910,091 2020 $23.94 692,108 2,199,891 2,107,309

5 2019 0 2020 (144,550) 28,765,541 2021 $23.94 688,647 2,888,538 2,746,553

6 2020 0 2021 (143,828) 28,621,713 2022 $23.94 685,204 3,573,741 3,373,201

7 2021 0 2022 (143,109) 28,478,605 2023 $23.94 681,778 4,255,519 3,987,501

8 2022 0 2023 (142,393) 28,336,212 2024 $23.94 678,369 4,933,888 4,589,696

9 2023 0 2024 (141,681) 28,194,530 2025 $23.94 674,977 5,608,865 5,180,026

10 2024 0 2025 (140,973) 28,053,558 2026 $23.94 671,602 6,280,467 5,758,724

11 2025 0 2026 (140,268) 27,913,290 2027 $23.94 668,244 6,948,711 6,326,018

12 2026 0 2027 (139,566) 27,773,724 2028 $23.94 664,903 7,613,614 6,882,135

13 2027 0 2028 (138,869) 27,634,855 2029 $23.94 661,578 8,275,193 7,427,293

14 2028 0 2029 (138,174) 27,496,681 2030 $23.94 658,271 8,933,463 7,961,710

15 2029 0 2030 (137,483) 27,359,197 2031 $23.94 654,979 9,588,443 8,485,596

16 2030 0 2031 (136,796) 27,222,401 2032 $23.94 651,704 10,240,147 8,999,159

17 2031 0 2032 (136,112) 27,086,289 2033 $23.94 648,446 10,888,593 9,502,603

18 2032 0 2033 (135,431) 26,950,858 2034 $23.94 645,204 11,533,796 9,996,126

19 2033 0 2034 (134,754) 26,816,104 2035 $23.94 641,978 12,175,774 10,479,925

20 2034 0 2035 (134,081) 26,682,023 2036 $23.94 638,768 12,814,541 10,954,191

Totals 29,225,000 (2,542,977) Future Value of Increment 12,814,541

Notes:

Actual results will vary depending on development, inflation of overall tax rates.

NPV calculations represent estimated amount of funds that could be borrowed (including project cost, capitalized interest and issuance costs).

Version 3

City of Fitchburg, Wisconsin

Tax Increment District # 9  (Sub‐Zero Project)

Tax Increment Projection Worksheet

Industrial

June 9, 2015

20

No
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Cash Flow Projections 

I. TID MRO PAYMENT Information

Date of Bond Issuance 9/1/2016

Version 3 5.33972%
31‐Dec 1‐Sep

Year Collected Tax Increment Principal Balance Interest Due Interest Paid Interest Accrued Principal Paid TOTAL P & I Paid

2015

2016 6,721,000

1 2017 61,805 7,018,077 358,882 61,805 297,077 0 61,805
2 2018 614,201 6,778,622 374,745 374,745 0 239,456 614,201

3 2019 610,958 6,529,623 361,959 361,959 0 248,999 610,958

4 2020 607,899 6,270,387 348,663 348,663 0 259,236 607,899

5 2021 605,022 6,000,185 334,821 334,821 0 270,202 605,022

6 2022 602,327 5,718,251 320,393 320,393 0 281,934 602,327

7 2023 599,813 5,423,776 305,338 305,338 0 294,474 599,813

8 2024 597,477 5,115,913 289,614 289,614 0 307,863 597,477

9 2025 595,320 4,793,768 273,175 273,175 0 322,145 595,320

10 2026 593,340 4,456,402 255,974 255,974 0 337,367 593,340

11 2027 591,537 4,102,824 237,959 237,959 0 353,578 591,537

12 2028 589,908 3,731,995 219,079 219,079 0 370,829 589,908

13 2029 588,454 3,342,819 199,278 199,278 0 389,176 588,454

14 2030 587,173 2,934,143 178,497 178,497 0 408,676 587,173

15 2031 586,063 2,504,754 156,675 156,675 0 429,389 586,063

16 2032 585,125 2,053,376 133,747 133,747 0 451,378 585,125

17 2033 584,357 1,578,664 109,644 109,644 0 474,712 584,357

18 2034 583,757 1,079,203 84,296 84,296 0 499,461 583,757

19 2035 583,325 553,504 57,626 57,626 0 525,699 583,325

20 2036 583,060 (0) 29,556 29,556 0 553,505 583,060

TOTALS 11,350,923 4,629,923 4,332,845 7,018,078 11,350,923

Sub-Zero Expansion Project 2015
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City of Fitchburg, Wisconsin
Tax Increment District # 9  (Sub‐Zero Project)

Cash Flow Projection

10.00%

Year

Dated Date:  

Principal Est. Rate Interest Year

0.25%
2015 0 0 0 0 2015

2016 0 0 0 0 6,721,000 2016

2017 113,117 (40,000) (11,312) 61,805 0 5.34% 61,805 61,805 11,312 11,312 7,018,077 2017

2018 699,081 28 (15,000) (69,908) 614,201 239,456 5.34% 374,745 614,201 69,908 81,220 6,778,622 2018

2019 695,586 231 (15,300) (69,559) 610,958 248,999 5.34% 361,959 610,958 69,559 150,778 6,529,623 2019

2020 692,108 608 (15,606) (69,211) 607,899 259,236 5.34% 348,663 607,899 69,211 219,989 6,270,387 2020

2021 688,647 1,158 (15,918) (68,865) 605,022 270,202 5.34% 334,821 605,022 68,865 288,854 6,000,185 2021

2022 685,204 1,880 (16,236) (68,520) 602,327 281,934 5.34% 320,393 602,327 68,520 357,374 5,718,251 2022

2023 681,778 2,774 (16,561) (68,178) 599,813 294,474 5.34% 305,338 599,813 68,178 425,552 5,423,776 2023

2024 678,369 3,838 (16,892) (67,837) 597,477 307,863 5.34% 289,614 597,477 67,837 493,389 5,115,913 2024

2025 674,977 5,071 (17,230) (67,498) 595,320 322,145 5.34% 273,175 595,320 67,498 560,887 4,793,768 2025

2026 671,602 6,473 (17,575) (67,160) 593,340 337,367 5.34% 255,974 593,340 67,160 628,047 4,456,402 2026

2027 668,244 8,044 (17,926) (66,824) 591,537 353,578 5.34% 237,959 591,537 66,824 694,871 4,102,824 2027

2028 664,903 9,781 (18,285) (66,490) 589,908 370,829 5.34% 219,079 589,908 66,490 761,361 3,731,995 2028

2029 661,578 11,684 (18,651) (66,158) 588,454 389,176 5.34% 199,278 588,454 66,158 827,519 3,342,819 2029

2030 658,271 13,753 (19,024) (65,827) 587,173 408,676 5.34% 178,497 587,173 65,827 893,346 2,934,143 2030

2031 654,979 15,986 (19,404) (65,498) 586,063 429,389 5.34% 156,675 586,063 65,498 958,844 2,504,754 2031

2032 651,704 18,383 (19,792) (65,170) 585,125 451,378 5.34% 133,747 585,125 65,170 1,024,015 2,053,376 2032

2033 648,446 20,943 (20,188) (64,845) 584,357 474,712 5.34% 109,644 584,357 64,845 1,088,859 1,578,664 2033

2034 645,204 23,666 (20,592) (64,520) 583,757 499,461 5.34% 84,296 583,757 64,520 1,153,380 1,079,203 2034

2035 641,978 26,549 (21,004) (64,198) 583,325 525,699 5.34% 57,626 583,325 64,198 1,217,577 553,504 2035

2036 638,768 29,593 (21,424) (63,877) 583,060 553,505 5.34% 29,556 583,060 63,877 1,281,454 (0) 2036

Total 12,814,541 200,444 (382,608) (1,281,454) 11,350,923 7,018,078 4,332,845 11,350,923 Total

Notes:

Version 3

Projected Revenues

Tax 

Increments

Interest 

Earnings/ 

(Cost)

Less City 

Administrativ

e Expense

Less Allocation 

for Coverage or 

other TID 

Expenses

Net Available 

TID Revenues

BalancesExpenditures

Municipal Revenue Obligation (MRO)

6,721,000

Total 

Expenditures Annual Cumulative

Principal 

Outstanding

Projected TID Closure
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SECTION 11:  
Annexed Property 

 
There are no lands proposed for inclusion within the District that were annexed by the City on or after 
January 1, 2004. 
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SECTION 12:  
Estimate of Property to be Devoted to Retail Business 

 
Pursuant to Wisconsin Statutes Sections 66.1105(5)(b) and 66.1105(6)(am)1, the City estimates that 0% 
of the territory within the District will be devoted to retail business at the end of the District’s maximum 
expenditure period. 
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SECTION 13:  
Proposed Zoning Ordinance Changes 

 
The City anticipates that a portion of the District will be rezoned from Rural Development to General 
Industrial prior to development.  And any real property within the District that is found suitable for 
industrial sites and is zoned for industrial use will remain zoned for industrial use for the life of the 
District. 
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SECTION 14:  
Proposed Changes in Master Plan, Map, Building Codes 
and City of Fitchburg Ordinances 

 
It is expected that this Plan will be complementary to the City's Master Plan.  There are no proposed 
changes to the Master Plan, map, building codes or other City ordinances for the implementation of this 
Plan. 
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SECTION 15:  
Relocation 

 
It is not anticipated there will be a need to relocate persons or businesses in conjunction with this Plan.    
In the event relocation or the acquisition of property by eminent domain becomes necessary at some time 
during the implementation period, the City will follow applicable Wisconsin Statutes Section chapter 32. 
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SECTION 16:  
Orderly Development of the City of Fitchburg 

 
The District contributes to the orderly development of the City by providing the opportunity for continued 
growth in tax base, job opportunities and general economic activity. 
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SECTION 17:  
List of Estimated Non-Project Costs 

 
Non-Project costs are public works projects that only partly benefit the District or are not eligible to be 
paid with tax increments, or costs not eligible to be paid with TIF funds.   
 
Examples would include: 
A public improvement made within the District that also benefits property outside the District.  That 
portion of the total project costs allocable to properties outside of the District would be a non-project cost. 

 
A public improvement made outside the District that only partially benefits property within the District.  
That portion of the total project costs allocable to properties outside of the District would be a non-project 
cost. 

 
Projects undertaken within the District as part of the implementation of this Project Plan, the costs of 
which are paid fully or in part by impact fees, grants, special assessments, or revenues other than tax 
increments. 
 
The City does not expect to incur any non-project costs in the implementation of this Project Plan. 
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SECTION 18:  
 
Opinion of Attorney for the City of Fitchburg Advising 
Whether the Plan is Complete and Complies with 
Wisconsin Statutes 66.1105 

 
 

 
May 18, 2015 
 

     SAMPLE 
 
 
 
Mayor Shawn Pfaff 
City of Fitchburg      
5520 Lacy Road 
Fitchburg, Wisconsin 53711 
 
 
RE:     City of Fitchburg, Wisconsin Tax Incremental District No. 9  
 
 
Dear Mayor: 
 
As City Attorney for the City of Fitchburg, I have reviewed the Project Plan and, in my opinion, have 
determined that it is complete and complies with Wisconsin Statutes Section 66.1105(4)(f). 
 
Sincerely, 
 
 
 
Attorney Mark Sewell 
City of Fitchburg 



 

Exhibit A:  
Calculation of the Share of Projected Tax Increments 
Estimated to be Paid by the Owners of Property in the 
Overlying Taxing Jurisdictions 

 
 

Statement of Taxes Data Year: 2013

Percentage

Dane County 7,233,488 15.75%

City of Fitchburg 22,816,765 49.68%

Verona Area School District 11,607,875 25.27%
Madison Area Technical College 4,272,424 9.30%

Madison Metro Sewer District 0 0.00%

Total 45,930,552 100.00%

Revenue Year Dane County

City of 

Fitchburg

Verona Area 

School District

Madison Area 

Technical 

College Total Revenue Year

2017 17,814 56,193 28,588 10,522 113,117 2017

2018 110,097 347,280 176,676 65,028 699,081 2018

2019 109,546 345,544 175,793 64,703 695,586 2019

2020 108,998 343,816 174,914 64,379 692,108 2020

2021 108,453 342,097 174,039 64,057 688,647 2021

2022 107,911 340,386 173,169 63,737 685,204 2022

2023 107,371 338,684 172,303 63,418 681,778 2023

2024 106,835 336,991 171,442 63,101 678,369 2024

2025 106,300 335,306 170,585 62,786 674,977 2025

2026 105,769 333,630 169,732 62,472 671,602 2026

2027 105,240 331,961 168,883 62,160 668,244 2027

2028 104,714 330,302 168,039 61,849 664,903 2028

2029 104,190 328,650 167,199 61,540 661,578 2029

2030 103,669 327,007 166,363 61,232 658,271 2030

2031 103,151 325,372 165,531 60,926 654,979 2031

2032 102,635 323,745 164,703 60,621 651,704 2032

2033 102,122 322,126 163,880 60,318 648,446 2033

2034 101,611 320,516 163,060 60,016 645,204 2034

2035 101,103 318,913 162,245 59,716 641,978 2035

2036 100,598 317,318 161,434 59,418 638,768 2036

2,018,130 6,365,836 3,238,576 1,191,999 12,814,541

Notes:

The projection shown above is provided to meet the requirments of Wisconsin Statute 66.1105(4)(i)4.

Estimated portion of taxes that owners of taxable property in each taxing jurisdiction 

overlaying district would pay by jurisdiction.
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City of Fitchburg
Committee or Commission Referral
Direct Referral Initiated by:
Direct Referral Approved by:

Date Referred: April 28, 2015 Ordinance Number: 2015-O-12
Date to Report Back: May 26, 2015 Resolution Number:
Sponsored by: Mayor Arnold Drafted by: Planning/Zoning

TITLE: An Ordinance Amending Chapter 23 to Article 1 Table 2(g), Article 5
Section 5.6.2(f)(vi), Article 5 Section 5.6.2(g), and Article 5 Table 21.

Background: As work continues to progress in Uptown and North Park, the
developers and staff are continuing to review the Code to allow flexibility to some
of the requirements. Tim O’Brien Homes/Neumann Companies has requested
some changes to the T4 Frontage Buildout requirements to allow the single-
family homes to sit more square on the lot. Additionally, a change is proposed to
allow flexibility to the T5 front setback where there is a bicycle or pedestrian
easement present.

Order Referred To Staff Contact Place on Agenda
For

Action
Taken

On Referral

1 Plan Commission Hovel/Badtke May 19, 2015

2

3

4

Amendments:



I:\Planning\PLAN_COM\MEETING PLANNING DOCS\2015\5-19-15\2015-O-12\2015-O-12.docx

Mayor Arnold Planning Dept.
Introduced By Drafted By

Plan Commission April 21, 2015
Referred to Date

ORDINANCE NO. 2015-O-12
An Ordinance Amending Chapter 23 to Amend Article 3 Section 3.5.1(b), Article 1 Table

2(g), Article 5 Section 5.6.2(f)(vi), Article 5 Section 5.6.2(g), and Article 5 Table 21.

The Common Council of the City of Fitchburg, Dane County, Wisconsin hereby
ordains as follows:

SECTION 1: ARTICLE 1 Table 2(g) T4 Frontage Buildout requirement is amended to read:

SECTION 2: ARTICLE 3, Section 3.5.1b is amended to read:
3.5.1.b. Civic Spaces are public site permanently dedicated to the City for

Open Space. Civic Spaces may be public or private. Private Civic
Spaces, however, shall not count to parkland dedication requirements
or to meeting the requirements of Section 3.5.3.

SECTION 3: ARTICLE 5, Section 5.6.2(f)(vi) is amended to read:

5.6.2.f.vi For T4 Edgeyard single-family dwelling structures, the Frontage
Buildout shall be calculated by subtracting one foot from the Lot
Width at the Principal Frontage Line and then multiplying that by the
required Frontage BUildout percentage specified in Table 2g.

T4 single-family Edgeyard building, where the garage does not have
access to a rear alley or rear lane, may have Frontage Buildout
reduced to 50%, provided the garage width is 24’ or less.

SECTION 4: ARTICLE 5, Section 5.6.2(g) shall be amended to read:

5.6.2.g. Setbacks for Principal Buildings shall be as shown in Table 2g and
Tables 22-26. In the case of an Infill Lot, the Common Council
through the approved Infill Community Regulation Plan, may require
setbacks to match one of the existing adjacent setbacks. Where a
bicycle or pedestrian easement is present, the building recess may
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be beyond the maximum setback range, provided that the primary
setback is within the allowed setback range and all other aspects of
the setback and frontage buildout are maintained.

SECTION 5: ARTICLE 5, Table 21 Specific Use, is amended to read:



I:\Planning\PLAN_COM\MEETING PLANNING DOCS\2015\5-19-15\2015-O-12\2015-O-12.docx

SECTION 6: ARTICLE 5, Table 23(g) Form-Based Graphics – T4 Frontage Buildout
requirement, is amended to read:

SECTION 7: This ordinance shall take effect the day after its publication.

SECTION 8: If any section, subsection, sentence, clause or phrase of this Ordinance is for
any reason held to be invalid or unconstitutional by reason of a decision of
any court of competent jurisdiction, such decision shall not affect the validity
of any other section, subsection, sentence, clause or phrase thereof.

Adopted this _____ day of___________________________, 2015.

_____________________________
Steve Arnold, Mayor

______________________________
Attested:_________________ Patti Anderson, City Clerk

Published:























1

Susan Badtke

From: S Khan <sjkhan97@gmail.com>

Sent: Thursday, May 14, 2015 10:55 AM

To: Susan Badtke; Michael Zimmerman; Rick Eilertson; Steve Arnold; Kent Yan

Subject: Fwd: Parking lot at Nesbitt Plaza.

Susan:

This is what we got from Scott and Katie. Please let me know if that is sufficient ? Please advise. We really apperciate
your help in this process.

thanks
Samina Khan

---------- Forwarded message ----------
From: Scott Michel <smichel@orangeshoe.com>
Date: Thu, May 14, 2015 at 7:43 AM
Subject: Re: Parking lot at Nesbitt Plaza.
To: farhat Khan <farhatkhanmd@yahoo.com>
Cc: "S. Khan" <sjkhan97@gmail.com>, Zafeer Din <zafeerdin292@hotmail.com>

Dr. Khan,

Thank you for providing a temporary solution to the parking situation.
The additional spaces provided next to Jung's will help us alleviate some of our parking overflow challenges that we will
face with the new tenants that are scheduled to occupy 6200 Nesbitt. We look forward to the new parking lot construction
in the next two years, but until then, we will use the Jung parking lot to meet our parking lot needs.
At this point, we feel this will help our parking lot situation.

Please reach out to me personally if you need any further details.

Regards,

Scott Michel Owner
Orange Shoe Personal Fitness - Fitchburg
6200 Nesbitt Road
Fitchburg, WI 53719
p. 608.270.9480
c. 608.577.6980
http://www.OrangeShoe.com































































































































































































DRAFT 5-14-2015
Issuing Planned Development District
Specific Implementation Plan
Zoning for part of Lot 1, 2 and 3 CSM 11159

Legal Description:

Part of Lots 1, 2 and 3, Certified Survey Map No. 11159 recorded
in Volume 67 of Certified Survey Maps on pages 152-154 as
Document Number 3959694, Dane County Registry, located in the
NW1/4 of the NW1/4 of Section 18, T6N, 9E, City of Fitchburg, Dane
County, Wisconsin to-wit: Commencing at the Northwest corner of
said Section 18; thence S89°50'48"E, 70.73 feet along the North
line
of said NW1/4; thence S02°09'12"W, 34.25 feet to a point of curve
also being the point of beginning; thence Easterly along a curve to
the right which has a radius of 30.00 feet and a chord which bears
N81°49'03"E. 10.77 feet; thence S87°50'32"E, 257.45 feet to a
point of curve; thence Easterly along a curve to the left which has a
radius of 478.00 feet and a chord which bears N85°53'55.5"E,
104.23 feet to a point of curve; thence Southeasterly along a curve to the right which has a radius of
15.00 feet and a chord which bears S53°05'23"E, 22.04 feet; thence S05°49'08"E, 447.90 feet; thence
S77°20'54"W, 140.54 feet; thence S77°15'15"W, 205.69 feet to a point of curve; thence Southwesterly
along a curve to the right which has a radius of 356.24 feet and a chord which bears S83°37'38"W, 79.08
feet; thence N90°00'00"W, 27.59 feet; thence N00°56'55"E, 544.54 feet to the point of beginning.
Containing 210,871 square feet (4.841 acres).

Plan Commission Susan B. Badtke
Initiated By Drafted By

5/19/2015
Date

ORDINANCE NO. 2015-O-XX
ZONING ORDINANCE AMENDMENT

ISSUING SPECIFIC IMPLEMENTATION PLAN ZONING
FOR PART OF LOT 1, 2 AND 3 CSM 11159

WHEREAS, pursuant to Fitchburg Ordinance No. 87-0-06, Section 3, Zoning District Maps
were adopted within the corporate limits of the City of Fitchburg until expressly altered by the
City Council, and

WHEREAS, Planned Development District General Implementation Plan (PDD-GIP) zoning
was granted by Ordinance No. 2014-O-37 (rezoning request rz-2043-14) recorded as document
#8795328, to allow for 152 dwelling units, and

Return to: Fitchburg City Clerk
5520 Lacy Road
Fitchburg, WI 53711

Parcel No’s: 060918286002
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Page 2 of 4
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WHEREAS, Craig Raddatz of Fiduciary Real Estate Development, with authorization from
Hamm Fam Land LLC, has submitted an application (RZ-2057-15) to grant Planned
Development District Specific Implementation Plan (PDD-SIP) zoning to allow for 152 dwelling
units on part of Lots 1, 2 and 3 CSM 11159, property to be platted as Lot 15 Quarry Vista, and

WHEREAS, the Plan Commission considered the request to grant PDD-SIP zoning on May
19, 2015 and has reviewed the application according to the standards outlined in the ordinance,
and has determined that the request, in conjunction with the proposed conditions, meets said
criteria, and the Plan Commission has recommended approval, with conditions.

NOW THEREFORE the City Council of the City of Fitchburg, Dane County, Wisconsin does
ordain as follows:

(A) PDD-SIP zoning is hereby granted in accord with submitted plans and responses
dated May 6, 2015, which are hereby part of this ordinance, to allow the following:

1. No other permit or approval is waived or deemed satisfied except for the approval
herein provided.

2. All Public Works items shall be addressed prior to issuance of any permit.
3. No early start permit shall be issued for this site until aware of the Fitchrona Road

Water Main bid is approved by the Fitchburg Common Council.
4. Necessary public improvements shall be installed and accepted prior to any building

construction, unless approvals are granted to allow early start under section 24-14(b) –
(e). (An operable public water supply is one necessary condition under section 24.14.)

5. Project is approved for 152 dwelling units in 3 structures per the submitted plans.
6. Zoning standards shall follow those outlined in the report titled “Quarry Vista

Apartment Homes Specific Implementation Plan – Amended May 6, 2015”.
7. All park requirements and fees shall be satisfied prior to or with the execution of the

Quarry Vista plat and subdivider agreement.

(B) This ordinance shall take effect following its publication, or the consent of the
property owner, whichever occurs last. However, in accord with section 22-596 of the
zoning code, owners shall consent within 30 days of approval for the PDD-SIP zoning to
take effect.

(C) Recording and effective date of this SIP Ordinance shall not occur or take effect until
after the recording of the Quarry Vista final plat.

(D) Applicant shall pay cost of publication to avoid a two Council meeting approval
process.

The above and foregoing ordinance was duly adopted by the City Council of the City of
Fitchburg, at a regular meeting held on the _________day of ________________________,
2015.

_________________________________
Patti Anderson, City Clerk

Approved: _______________ __________________________________
Steve Arnold, Mayor
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STATE OF WISCONSIN)ss.
COUNTY OF DANE

Personally came before me this ____ day of ________________________, 2015, the
above named Patti Anderson, and Steve Arnold to me known to be the City Clerk and Mayor
(respectively) of the City of Fitchburg, and the persons who executed the foregoing instrument
and acknowledged the same.

_______________________________________
Notary Public, State of Wisconsin

Printed Name of Notary Public______________________________________
My Commission Expires: ______________

Consent of the Property Owner

_______________________________ Date:____________

Personally came before me this ____ day of _____________________________, 2015, the

above named __________________ to me known to be___________________________, of

_____________________________ and the person who executed the foregoing instrument
and acknowledged the same.

_______________________________________
Notary Public, State of Wisconsin

Printed Name of Notary Public______________________________________
My Commission Expires:______________

Consent of Mortgage Holder:

_________________________ Date:_____________
Mortgage Holder

Personally came before me this ____ day of _____________________, 2015, the above named

_____________________________________ to me known to be the ____________________
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of ______________________________and the person who executed the foregoing instrument
and acknowledged the same.

______________________________________
Notary Public, State of Wisconsin

Printed Name of Notary Public______________________________________
My Commission Expires:______________
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