
VILLAGE OF MCFARLAND NOTICE OF PUBLIC MEETING
Joint Review Board

Tuesday, June 25, 2019 3:00 PM McFarland Municipal Center
Conference Room C 

 

AGENDA
   

1. CALL TO ORDER.
   

2. ATTENDANCE/ROLL CALL.
   

3. PUBLIC APPEARANCES.
   

4. BUSINESS.
  a. Discussion and action regarding minutes of the meeting held June 21, 2018.
     

  b. Discussion and action to accept the 2018 Annual Report for Tax Increment District #3.
     

  c. Discussion and action to accept the 2018 Annual Report for Tax Increment District #4.
     

  d. Discussion regarding the 2018 Annual Report for Tax Increment District #5.
     

  e. Discussion and presentation regarding the conceptual plan to create TID #6 as an overlay district.
     

   

5. ADJOURNMENT.

This meeting notice constitutes an official meeting of the above referenced group and was posted in accordance with all applicable 
laws related to Open Meetings Law.  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.  Upon 
reasonable notice, efforts will be made to accommodate the needs of disabled individuals.  For additional information or to request this 
service, contact the McFarland Municipal Center at (608) 838­3153 or cassandra.suettinger@mcfarland.wi.us
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VILLAGE OF MCFARLAND

Joint Review Board Minutes
Thursday, June 21, 2018 ­ 4:00 PM
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1. CALL TO ORDER.

 

Brad Czebotar called the regular meeting of the Joint Board of Review to order at 4:04 
PM in Conference Room A at the McFarland Municipal Center.
 

2. ATTENDANCE/ROLL CALL.

 

Members present: 
Brad Czebotar (Village President), Adam Gallagher (Dane County), Jeff Mahoney (McFarland School 
District), and Erik Thoreson (McFarland Resident, arrived at 4:12 pm)
 
Members not present: 
Laurie Grigg (Madison Area Technical College)
 
Staff Present: 
 Village Administrator Matt Schuenke
 

3. PUBLIC APPEARANCES.

 
None.
 

4. BUSINESS.

 

  a. Discussion and action regarding minutes of the meeting held December 18, 2017.

   

A motion was made by Czebotar, seconded by Gallagher, and unanimously carried by 
the Joint Review Board to approve the minutes of the meeting held December 18, 
2017.
 

  b. Discussion and action to accept the 2017 Annual Report for Tax Increment District 
#3.

   

A motion was made by Czebotar, seconded by Gallagher, and unanimously carried by 
the Joint Review Board to accept the 2017 Annual Report for Tax Increment District 
#3.
 

  c. Discussion and action to accept the 2017 Annual Report for Tax Increment District 
#4.

   

A motion was made by Gallagher, seconded by Czebotar, and unanimously carried by 
the Joint Review Board to accept the 2017 Annual Report for Tax Increment District 
#4.
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5. ADJOURNMENT.

 

Motion by Czebotar, second by Gallagher, to adjourn at 4:14 pm.

Pursuant  to  law,  written  notice  of  this  meeting  was  given  to  the  public  and  posted  
on  the public bulletin boards in accordance with Open Meetings Law.

Respectfully submitted,
Matthew G. Schuenke
Village Administrator 
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Memorandum 
 
To: Joint Review Board 
 
From: Matthew G. Schuenke, Village Administrator 
 
Cc: Dane County 
 Madison Area Technical College 
 School District of McFarland 
 
Date: June 14, 2019 
 
Re: 2018 Annual Report – Tax Incremental District #3 
 
Executive Summary 
ACT 257 was created by the State of Wisconsin as a means to require municipalities to 
hold annual Joint Review Board meetings with the express purpose to review an annual 
report with the other overlying taxing jurisdictions.  Several financial metrics are required 
to be provided in order to demonstrate the TID’s performance over time.  The Village is 
fortunate that it has been preparing this type of annual report voluntarily through its 
annual auditing process since at least 2006.  This cover memorandum is provided as a 
summary of the year in review and an introduction to the financial statements prepared 
for the year. 
 
Annual Review 
TID #3 was created as a post 1995 Industrial TID on August 9, 2004.  It is scheduled to 
expire on August 9, 2027 and not presently forecasted for closure prior to this date.  TID 
#3 has done very well with a positive fund balance of $1,227,304 at the end of 2018.  It 
has also served as a donor to TID #4 as authorized by the JRB on July 14, 2015.  A subsidy 
was provided to TID #4 in 2018 of $245,470 which offset public improvements related to 
the County Highway MN (Farwell Street) project.  There remains an outstanding 
obligation from TID #4 to #3 for the repayment of the economic development incentive 
for Farwell Place Apartments.  TID #4 made it first payment back to TID #3 for this 
purpose and is on track to fulfill this obligation before closure as intended. 
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TID #3 did experience a deficit in 2018.  There were several large projects contributing to 
this that lined up in the same year.  The subsidy previously mentioned to TID #4 followed 
by TID #3’s share of repaving of Siggelkow Road that was completed last year.  Finally 
the second phase of Waubesa Village approved in 2017 was paid out in 2018. 
 
There was some activity in the district in 2018.  The second phase of Waubesa Village 
was completed and all final payments made as a result of that agreement.  The full value 
for this development was achieved as of January 1, 2019.  The first part of 2019 has been 
spent on evaluating a four phase project at 4703 Terminal Drive.  The first phase of this 
project has been approved as Apartments but the second and third phases will bring forth 
a three and four story office building, respectively.  The last phase will add a final 
apartment building to the site.  This property has had many challenges and sat idle for 
many years, but it appears as if significant new value will be added to it in the near future.  
The Village is also reviewing plans that will finally occupy the vacant half of what was 
formerly 84 Lumber with a construction supply business.  Finally a Hotel Feasibility Study 
was completed in the Fall/Winter that suggested a hotel within this district could be 
supported. 
 
The district still has about $8.9 million in unexpended funds authorized in its project plan 
that could be pursued in future years including public improvements, economic 
development, and marketing initiatives.  Also included is draft form PE 300 which is 
submitted to the DOR to convey the data from the financial statements. 
 
Exhibits 
 
 Exhibit A – Compiled Financial Statements of TID #3 prepared by Baker Tilly 
 
 Exhibit B – Draft Form PE 300 
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Form
WI Dept of Revenue  TID Annual ReportPE-300

2018

Municipality/TID
Due dateMunicipality

TID number Creation date Mandatory termination date

Report type

TID type

County

TID name Expected termination date

Co-muni code

Section 1 : Beginning Balance

TID fund balance at beginning of fiscal year

13154 MCFARLAND DANE 07­01­2019 ORIGINAL

003 4 TID 3 08­09­2004 08­09­2027 N/A

$1,455,485

Section 2. Revenue

Does this TID receive allocated funds from another TID?

Allocation from another TID Allocation amount

No

N/A $0

Subtotal allocation from another TID amount

Developer guarantee name Developer guarantee amount

$0

Subtotal developer guarantee amount $0

Transfer from other fund source Transfer from other fund amount

Subtotal transfer from other fund amount $0

Other grant sources Other grant amount

Subtotal other grant source amount $0

Other revenue sources Other revenue amount

Subtotal other revenue source amount $0

Tax increment

Investment income

Debt proceeds

Special assessments

Exempt computer aid  

Sale of property

Total Revenue (deposits)

$821,442

$15,418

$0

$0

$5,547

$0

$842,407

              Page        of 1 3
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Form
WI Dept of Revenue  TID Annual ReportPE-300

2018

Section 3. Expenditures

Developer grant name Developer grant amount

Waubesa Village Phase 2 $350,800

Subtotal developer grant amount

Does this TID allocate funds to another TID?

Allocation to another TID Allocation amount

$350,800

Yes

004 $245,470

Subtotal allocation to another TID $245,470

Transfer to other fund name Transfer to other fund amount

Subtotal transfer to other fund amount $0

Other expenditure name Other expenditure amount

Subtotal other expenditures amount $0

Capital expenditures

Administration

Professional services

Interest and fiscal charges

DOR fees  

Discount on long-term debt

Debt issuance costs

Principal on long-term debt

Environmental costs

Real property assembly costs

Total Expenditures

$358,000

$35,833

$14,079

$66,406

$0

$0

$0

$0

$0

$0

$1,070,588

Section 4. Ending Balance 

TID fund balance at end of fiscal year

Future costs

Future revenue

Surplus or deficit

$1,227,304

$24,924,026

$27,524,380

$3,827,658

              Page        of 2 3
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Form
WI Dept of Revenue  TID Annual ReportPE-300

2018

Preparer/Contact Information

Preparer name

Contact name

Preparer phone 

Contact phone

Preparer title

Preparer email 

Contact title 

Contact email 

Matt Schuenke Village Administrator

(608) 838­3153matt.schuenke@mcfarland.wi.us

Matt Schuenke Village Administrator

(608) 838­3153matt.schuenke@mcfarland.wi.us
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Memorandum 
 
To: Joint Review Board 
 
From: Matthew G. Schuenke, Village Administrator 
 
Cc: Dane County 
 Madison Area Technical College 
 School District of McFarland 
 
Date: June 14, 2019 
 
Re: 2018 Annual Report – Tax Incremental District #4 
 
Executive Summary 
ACT 257 was created by the State of Wisconsin as a means to require municipalities to 
hold annual Joint Review Board meetings with the express purpose to review an annual 
report with the other overlying taxing jurisdictions.  Several financial metrics are required 
to be provided in order to demonstrate the TID’s performance over time.  The Village is 
fortunate that it has been preparing this type of annual report voluntarily through its 
annual auditing process since this TID was created.  This cover memorandum is provided 
as a summary of the year in review and an introduction to the financial statements 
prepared for the year. 
 
Annual Review 
TID #4 was created as a post 1995 Blight TID on January 14, 2008.  It is scheduled to 
expire on January 14, 2035 and not presently forecasted for closure prior to this date.  
TID #4 first began collecting increment in 2017 after not having collected any since its 
inception.  This has contributed to its financial health as it has historically had very little 
revenue to offset operating costs from year to year.  The expenses for this TID to date 
have been supported by advances from TID #3 and debt service (which was paid by the 
advances).  Its current fund balance is at ($433,303) which is a gain following a surplus 
last year.  Second year in a row the District generated a surplus.  All of the remaining 
outstanding deficit is related to its obligation to pay back TID #3 for the advance to fund 
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the Farwell Place incentive.  2018 is the first year of ten as a payment back to TID #3 for 
that purpose. 
 
Other than changes in market conditions affecting property values, the District was low 
on activity with respect to new construction.  Staff continues to evaluate and work with 
property owners within this District in three areas: 1) second phase of Farwell Place 
Apartments; 2) Addition/renovation to the McFarland House Café property; and 3) sale 
of the land acquired at Bashford and Johnson streets.  Most of the expense associated 
with 2018 was centered around capital improvements for the repaving of County Highway 
MN (Farwell Street) and general operations.  The district still has about $5.9 million in 
unexpended funds authorized in its project plan that could be pursued in future years 
including streetscaping, land acquisition, public improvements, economic development, 
and marketing initiatives.  Also included is draft form PE 300 which is submitted to the 
DOR to convey the data from the financial statements. 
 
Exhibits 
 
 Exhibit A – Compiled Financial Statements of TID #4 prepared by Baker Tilly 
 
 Exhibit B – Draft Form PE 300 
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Form
WI Dept of Revenue  TID Annual ReportPE-300

2018

Municipality/TID
Due dateMunicipality

TID number Creation date Mandatory termination date

Report type

TID type

County

TID name Expected termination date

Co-muni code

Section 1 : Beginning Balance

TID fund balance at beginning of fiscal year

13154 MCFARLAND DANE 07­01­2019 ORIGINAL

004 2 TID 4 01­14­2008 01­14­2035 N/A

$­488,822

Section 2. Revenue

Does this TID receive allocated funds from another TID?

Allocation from another TID Allocation amount

Yes

003 $245,470

Subtotal allocation from another TID amount

Developer guarantee name Developer guarantee amount

$245,470

McFarland House Loan Repayment $8,750

Subtotal developer guarantee amount $8,750

Transfer from other fund source Transfer from other fund amount

Subtotal transfer from other fund amount $0

Other grant sources Other grant amount

Subtotal other grant source amount $0

Other revenue sources Other revenue amount

Miscellaneous $1,300

Subtotal other revenue source amount $1,300

Tax increment

Investment income

Debt proceeds

Special assessments

Exempt computer aid  

Sale of property

Total Revenue (deposits)

$84,834

$0

$0

$0

$1,374

$0

$341,728

              Page        of 1 3
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Form
WI Dept of Revenue  TID Annual ReportPE-300

2018

Section 3. Expenditures

Developer grant name Developer grant amount

None $0

Subtotal developer grant amount

Does this TID allocate funds to another TID?

Allocation to another TID Allocation amount

$0

No

N/A $0

Subtotal allocation to another TID $0

Transfer to other fund name Transfer to other fund amount

Subtotal transfer to other fund amount $0

Other expenditure name Other expenditure amount

Subtotal other expenditures amount $0

Capital expenditures

Administration

Professional services

Interest and fiscal charges

DOR fees  

Discount on long-term debt

Debt issuance costs

Principal on long-term debt

Environmental costs

Real property assembly costs

Total Expenditures

$206,019

$16,247

$21,848

$12,095

$0

$0

$0

$30,000

$0

$0

$286,209

Section 4. Ending Balance 

TID fund balance at end of fiscal year

Future costs

Future revenue

Surplus or deficit

$­433,303

$14,555,574

$17,553,875

$2,564,998

              Page        of 2 3
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Form
WI Dept of Revenue  TID Annual ReportPE-300

2018

Preparer/Contact Information

Preparer name

Contact name

Preparer phone 

Contact phone

Preparer title

Preparer email 

Contact title 

Contact email 

Matt Schuenke Village Administrator

(608) 838­3153matt.schuenke@mcfarland.wi.us

Matt Schuenke Village Administrator

(608) 838­3153matt.schuenke@mcfarland.wi.us
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Memorandum 
 
To: Joint Review Board 
 
From: Matthew G. Schuenke, Village Administrator 
 
Cc: Dane County 
 Madison Area Technical College 
 School District of McFarland 
 
Date: June 14, 2019 
 
Re: 2018 Annual Report – Tax Incremental District #5 
 
Executive Summary 
ACT 257 was created by the State of Wisconsin as a means to require municipalities to 
hold annual Joint Review Board meetings with the express purpose to review an annual 
report with the other overlying taxing jurisdictions.  Several financial metrics are required 
to be provided in order to demonstrate the TID’s performance over time.  The Village is 
fortunate that it has been preparing this type of annual report voluntarily through its 
annual auditing process since this TID was created.  This cover memorandum is provided 
as a summary of the year in review and an introduction to the financial statements 
prepared for the year.  Filing this report for TID #5 with the DOR is not required for fiscal 
year 2018 since this was its first year of operation (i.e. – it has not created any increment 
yet).  However, it did generate expenses in its first year of operations and these will still 
be shared as an update on the work that’s been done. 
 
Annual Review 
TID #5 was created on December 11, 2017.  It is scheduled to expire in 2045 and not 
presently forecasted for closure prior to this date.  TID #5 expects to begin to create 
increment in fiscal operating year 2020 once values established as of January 1, 2019 
are first applied and compared against base year values from January 1, 2018.  This is a 
very new district and very much in its infancy after getting through its first year of 
operations in 2018. 
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There were two major things to happen within this new district last year.  The first of 
which is the acquisition of 4719 Farwell Street.  This purchase had the district acquire 
three parcels that included a small office building and two properties that were vacant.  
Borrowed money was used to acquire the land which the Village to go through an RFP 
process to select a developer to redevelop the site.  Those plans are presently being 
reviewed as a mixed use development and its likely the first phase will break ground 
before the end of this year.  All revenue gained last year is from the money borrowed to 
acquire the property and rental income from the office building that we retained for the 
time being. 
 
The second major activity was the District’s share of expenses related to the County 
Highway MN (Farwell Street) Project.  The District paid for a portion of the streetscaping 
work and in the future will reimburse for the decorative street lighting and utility 
undergrounding project that took place last year.  There was some additional 
administrative costs associated with a few of these projects also realized last year.  After 
the first year it did fall into a deficit as a result of the road project; however, new increment 
gained beginning next year is anticipated to absorb this through new construction and 
strong market conditions. 
 
Exhibits 
 
 Exhibit A – Compiled Financial Statements of TID #5 prepared by Baker Tilly 
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COMMUNITY DEVELOPMENT AUTHORITY SUMMARY SHEET

MEETING DATE: Tuesday, June 25, 2019
  

SECTION: Business
  

DEPARTMENT: Administration
  

CONTACT: Matt Schuenke, Village Administrator, Pauline Boness, Director
  

AGENDA ITEM: Discussion and presentation regarding the conceptual plan to create TID #6 as an 
overlay district.

  

PREVIOUS ACTION:
The Community Development Authority reviewed this concept at its meeting on June 5, 2019 and is supportive 
of this effort.
 

ISSUE SUMMARY:
This concept explores creating TID #6 as an overlay district on top of TID #3 to help provide flexibility for 
some projects.  Earlier this year the Village had been discussing this concept with respect to a development that 
was proposed on Terminal Drive.  It was a four phased development that added both apartments and office uses 
on the property, but would do so over time.  Evaluating the first phase bumped the estimation on payback for 
the increment against the closing of the district.  The first phase was able to cash flow before the district closed 
but that left nothing to incentivize the future phases where it was desired to add new commercial spaces lacking 
in the Village.  Creating an overlay district as we talked about would help provide additional years for the 
project to capture and also allow other projects not yet realized in the district possibly come to fruition. 
Enclosed within your packet is a memo summarizing this concept.  This concept is being presented to the Joint 
Review Board to gather feedback on its feasibility before a decision is made whether or not to formally pursue 
it. 
 

FINANCIAL/BUDGET IMPACT:
None.
 

VILLAGE PLAN REFERENCE:
None.
 

ORDINANCE REFERENCE:
None.
 

BOARD, COMMISSION OR COMMITTEE RECOMMENDATION:
No action is needed at the present, just gathering feedback from the JRB on the concept.
 

ATTACHMENTS:
1. 9361012_McFarland TID 6 Memo_05292019
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Memo 
  

 

 To: Matt Schuenke, McFarland Village Administrator 
  Pauline Boness, McFarland Community Development Director 

 From: Andrew Bremer, AICP, Senior Planner 

 Subject: Preliminary TID #6 Planning 

 Date: May 29, 2019 
     
Background 
As part of the review of the TIF development incentives request for Ezra Properties this past February, MSA 
discussed the possibility of creating a new TID #6, which would be an overlay of TID #3.  The context of this 
discussion related to creating a new TID for Phases 2-4 of the Ezra development site to allow a longer payback 
period to cash flow requested development incentives.  TID #3’s expenditure period ends on August 9, 2022, and 
terminates five years later.  Under state statute communities can create a new TID on top of an existing TID.  All 
tax increment from development created after the date the new TID is approved is funneled to the new TID, thus 
allowing a longer tax increment collection period (e.g. through 2039) to pay for new project expenditures.  In 
addition to potential development incentive requests, the Village has also expressed interest in other potential 
projects within TID #3 including land acquisition for the development of a hotel and the reconstruction of Terminal 
Drive from Siggelkow Road to USH 51.  Both of these projects are eligible expenditures within TID #3; however, 
they also need to be started prior to August 9, 2022 and the Village only has nine remaining years to collect tax 
increment to pay for these projects.  An additional benefit of creating an overlay TID is that the Village will have 
the flexibility to allocate a portion of the costs of these projects to TID #3 and the remaining portion to TID #6, if 
it so desires.  This option allows the Village better certainty in ensuring both districts cash flow upon completion 
of all desired public and private development projects.   
 
12% TID Limitation 
Per Wisconsin State Statute 66.1105(4)(gm)4.c., municipalities are restrained in their use of TIF such that the 
equalized value of taxable property of a new district plus the value increment of all existing districts does not 
exceed 12 percent of the total equalized value of taxable property within the municipality.  The total municipal 
equalized value as of January 1, 2018 for the Village was $936,011,100; therefore, $112,321,332 is the 12% limit.  
The Village has three active TIDs (#3-5), with a combined value increment as of January 1, 2018 of $42,538,800. 
Therefore, as of January 1, 2018 the Village’s maximum capacity for the value of any new TID is $69,782,532.  Note 
certified 2019 values were not yet available at the time of this memo but likely don’t impact the Village’s ability to 
create a new TID.  
 
Preliminary TID #6 Boundary & TID Type 
A map of the existing TID #3 boundary is provided on the following page.  The current value of all property in TID 
#3 as of January 1, 2018 was $65,428,600; therefore in theory, the Village could overlay the entire existing TID #3 
boundary based on the 12% value limitation analysis.  However, this is an unlikely scenario as the boundary of any 
new TID would be determined based on the location of planned public works projects and private (re)development 
opportunities.  A preliminary idea is to limit TID #6 to the parcels within TID #3 that are east of USH 51.  The new 
TID would either be an Industrial or Mixed-Use TID based on the type of land that makes up 50% of the area in 
the TID.  In either case, the expenditure period would be 15 years and the total life span would be 20 years. 
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TID #3 Territory Subtraction 
Based on a more in-depth analysis of the proposed TID #6, and an updated cash flow projection for TID #3, it may 
be possible to simultaneously create a new TID #6 overlay of a portion of TID #3 and amend the territory of TID 
#3 to subtract parcels out of the TID (e.g. those east of USH 51).  The removal of territory from TID #3 would allow 
all the taxing entities to benefit from any tax increment from the subtracted properties sooner than the 2027 
termination date.  This might also make the creation of TID #6 more palatable to the Joint Review Board members.  
This idea will have to be carefully considered to ensure that there is no need to complete project expenditures in 
the subtracted area (e.g. public works or development incentives) and that sufficient tax increment value remains 
in TID #3 to pay remaining debt obligations. 

 
Next Steps 
After initial discussion by the CDA and Village Board, the potential TID #6 creation and TID #3 territory subtraction 
will be discussed with the Joint Review Board members at their annual meeting on June 24th.  If there is initial 
support for these projects the Village will move forward with more in-depth analysis and creation of the required 
Project Plans.  MSA suggests these activities occur in two phases with the first phase consisting of (1) an updated 
proforma for TID #3 to determine the ability to fund remaining and new project expenditures; (2) a determination 
of the general boundary, projects and proforma analysis for TID #6; and (3) an analysis of the impacts to the cash 
flow projections for TID #3 if certain territories are subtracted.  Once this analysis has been completed the Village 
can proceed with the formal process to create TID #6 and subtract territory for TID #3 if these are still viable and 
desired projects.  This initial analysis could be vetted by the CDA to provide a recommendation to the Village 
Board.  Any creation and subtraction amendment project that moves forward will require the standard adoption 
process, including a CDA review, public hearing, Plan Commission recommendation, Village Board approval, and 
approval by the Joint Review Board.  The entire process would likely take 3-5 months to complete. 
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