
VILLAGE OF MCFARLAND NOTICE OF PUBLIC MEETING
COMMUNITY 

DEVELOPMENT 
AUTHORITY

Wednesday, September 4, 
2019

7:00 PM McFarland Municipal Center
Conference Room A

AGENDA

   

1. CALL TO ORDER
   

2. PUBLIC APPEARANCES.
   

3. APPROVAL OF MINUTES.
  a. Discussion and action regarding minutes of the meeting held he July 10, 2019.
     

   

4. BUSINESS.
  a. Discussion for financial participation regarding a TIF Development Incentives Application from 

McFarland Paint & Hardware Inc. (The Lift Store), 4725 Farwell Street.
     

  b. Discussion regarding initiating a territory amendment to TID #5.
     

  c. Discussion and action to make a recommendation to the Village Board regarding listing for sale 
Village property at 5411 Bashford Street within TID #4.

     

   

5. CLOSED SESSION.
  a. Discussion and action in order to convene in Closed Session in accordance with Wis. Stats. 

19.85(1)(e) to deliberate or negotiate the investment of public funds or other specified public 
business whenever competitive or bargaining reasons require a closed session, specifically for the 
following:

     

  1) Consideration of a Real Estate Acquisition and Development Agreement by and between the Village 
of McFarland and Lakestone Properties & Management, LLC for 4719 Farwell Street; and

     

  2) Consideration for financial participation regarding a TIF Development Incentives Application from 
McFarland Paint & Hardware Inc. (The Lift Store), 4725 Farwell Street.

     

  b. Discussion and action to reconvene into Open Session.
     

  c. Discussion and action to make a recommendation to the Village Board regarding a Real Estate 
Acquisition and Development Agreement by and between the Village of McFarland and Lakestone 
Properties & Management, LLC, for 4719 Farwell Street.

     

  d. Discussion and action to make a recommendation to the Village Board for financial participation 
regarding a TIF Development Incentives Application from McFarland Paint & Hardware Inc. (The 
Lift Store), 4725 Farwell Street.
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6. SCHEDULE NEXT MEETING DATE.
  a. Wednesday, October 2, 2019 at 7:00 pm.
     

   

7. 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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Working Draft - MINUTES

Community Development Authority Meeting

July 10, 2019

Members Present: Dan Kolk, Stephanie Brassington, Scott Peters, Jerry Dietzel, Toni Stolarik, 
Sue Smith (arriving at 7:03)

Members Absent: Ken Brost

Staff Present: Matt Schuenke, Karen Knoll

1. Call to Order
Schuenke called the meeting to order at 7:00 p.m. 
Kolk moved to appoint Brassington temporary chair. Stolarik seconded the motion. Motion 
carried 4-0.

2. Public Appearances - None

3. Approval of Minutes
a.  Review and possible approval of the June 5, 2019 Community Development Authority 

minutes.

Kolk moved to approve the minutes of June 5, 2019.  Dietzel seconded the motion. Motion 
carried 4-0.

4. BUSINESS.

a. Discussion and action to make a recommendation to the Plan Commission regarding  
General Plan and Detailed Plan (Phase 1 Only) for the redevelopment of 4719 Farwell 
Street.

Brian Spanos, Lakestone Properties reviewed the two-phase development. The first phase 
will be a three-story multi use project with 47 units in the first building – 45 residential and 
2 commercial. The residential units will include 16 -1 bedroom, 14 - 2 bedrooms and 15 
efficiency units. There will be 41 underground parking spaces and 29 surface spaces.  The 
two commercial units in Phase I will encompass 2,200 sq.ft. facing Farwell Street.  Spanos 
reviewed the finishes for the project per TIF guidelines. The first phase building will have 
a workout room, grilling and patio areas for the residents. They are marketing for two office 
style tenants for phase one, phase two of the commercial aspect will be geared towards 
retail and restaurant use. Members discussed the height of the building, water table issues 
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in the area, parking lot access, and the entrance location to the property, along with where 
sidewalks and bike parking would be located.

Brian Stoddard architect from Knothe & Bruce Architects reviewed the plans, design, 
lighting and sidewalk locations. 

Members discussed the staff review of the project, standards for Planned Development, 
design guidelines for the TIF district including building orientation, lighting, parking, 
design and materials, signage. Spanos reviewed the parking for both phases; they will likely 
have some hourly restrictions on some of the stalls for the retail portion. Kolk inquired on 
the retention ponds, will they be designed as wet ponds. Stoddard reviewed the retention 
pond locations, types proposed, and aquatic plantings. They are not proposing them to be 
fenced in, and have not had to do so on other similar projects. Schuenke summarized the 
submitted plan as proposed is compliant with the TIF standards and guidelines. 

Schuenke reviewed the Planned Development process with members. 

Kolk moved to make a recommendation to the Plan Commission for approval of the 
General Plan and Detailed Plan (Phase 1 Only) for the redevelopment of 4719 Farwell 
Street as presented. Peters seconded the motion. Motion carried 5-1 with Smith opposed. 

b. Discussion and action to make a recommendation to the Plan Commission regarding 
site/design review of improvements to the McFarland House Cafe located at 5923 
Exchange Street.

Schuenke summarized the proposal for a new building and patio at 5923 Exchange Street, 
and the member’s duties to review it as a site design, along with the standards needing to 
be met.

Shaun O’Hearn summarized the site has had a second structure on the property for many 
years, formally used as a greenhouse; he is looking to tear it down and build a single story 
depot style structure on the current foundation. They wish to add a patio on the north side 
of the building along with improving landscaping and adding parking in the rear. They are 
looking to add an additional 1200 sq. ft. apartment on the third floor of the McFarland 
House. While the two buildings are separate, there is a connecting tunnel between the two.  
O’Hearn is looking to use the depot building as a meeting area with large exit doors to the 
patio. It will be available for rent; the front area will be set up like a tavern with beer, wine 
and cocktails available. The licensing has already been permitted. O’Hearn will be 
marketing towards rentals along the line of cocktail parties, sports events, and birthday 
parties. O’Hearn is not looking to host weddings or events like that. Events that are more 
of a cocktail party rather than plated dinners. He is looking to be holding events and serving 
into the winter months. 

O’Hearn reviewed the exterior design; they are wishing to bring a historic feel to the look 
of the building, while being energy efficient. The foundation has some improvements 
needed. The whole building is 1700- 1800 sq. ft. with the building being only 20 feet wide.
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The work to be done on the third floor of the café is not part of this proposal; he will have 
that in the financials of his TIF application. O’Hearn expects to be back at the August 
meeting with his financials and finish the project by next spring. He is eager to start 
working on the landscaping in the back of the property.  Kolk inquired about the parking, 
are they adding spaces or just cleaning up the back of the property. O’Hearn replied they 
are cleaning it up; they will be striping the parking stalls.  They have the option of using 
that area as the delivery area; currently they are using the front area next to the café for 
deliveries. 

Members reviewed the spacing from the nearest residency in the area. Schuenke reviewed 
the standards and elements with members in regards to the site design. Kolk inquired of 
the makeup of the patio/deck area. O’Hearn replied they are looking into stamped concrete; 
he would like to stay away from treated lumber for maintenance reasons. The backyard sits 
somewhat in a “bowl” about five steps down. There will be fencing for security measures; 
they are attempting to make it look like a loading dock. He is currently looking at many 
options for the cable fencing. Kolk inquired if that meets the ordinance requirements. 
Schuenke replied he would look at it again, he did not think it raised any red flags; O’Hearn 
does have the height required. 

Schuenke reviewed TID #4 guidelines with members. Members discussed the parking. 
Schuenke advised the zoning code recommendation standard calls for 183 parking stalls, 
when you apply what O’Hearn is proposing. Schuenke pointed out it has operated as a café 
for 10 years with no onsite parking, and as another business prior to that.  It does create 
some parking issues at times, but O’Hearn’s ability to add 8 stalls is appreciated. This is a 
downtown property and we are trying to encourage more density and walkability. There is 
on street parking and parking at the library, the parking lot at the Municipal Center is not 
that far, and time frames do not compete in that aspect. Schuenke summarized from both a 
site design guideline and TID #4 staff feels it complies with the code in those two areas. 
Members discussed possible signage on the building. O’Hearn advised he might install a 
small way finding sign on the property. 

Kolk moved to make a recommendation to the Plan Commission to approve the site/design 
for the McFarland House Cafe located at 5923 Exchange Street as submitted Dietzel 
seconded the motion. Motion carried 6-0.

c. Discussion regarding annual reports completed for all Tax Increment Districts.
Schuenke advised annually there is a meeting of the Joint Review Board, which is made 
up of a resident of McFarland, the Village Board President and three representatives from 
the other tax entities. The statutes require they meet annually; we currently have three TID 
districts, only two require a report at this time. Schuenke shared the reports with members. 
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4. SCHEDULE NEXT MEETING DATE.

Smith inquired of the status of the sale of the vacant lot on Bashford Street. Schuenke replied 
per CDA recommendation it was to have been listed for sale with a realtor.  A neighboring 
property went up for sale and Schuenke looked into purchasing it to combine with the 
Bashford Street site to make a larger parcel, however the neighboring site sold quickly. 
Schuenke advised he has not moved forward with the listing, once the new Community 
Development Director is in place he will hand this project over to them.

Kolk inquired about two properties on Exchange Street, and if there are any options on those 
buildings to encourage redevelopment. Schuenke reviewed the location of the two 
properties and advised they have unique issues. It is something that can be checked into. 

Next meeting will be Wednesday August 7, 2019

6. ADJOURNMENT.

Kolk moved to adjourn, seconded by Stolarik. Motion carried. Meeting adjourned at 8:39 
p.m.
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COMMUNITY DEVELOPMENT AUTHORITY SUMMARY SHEET

MEETING DATE: Wednesday, September 4, 2019
  

SECTION: Business
  

DEPARTMENT: Community Development
  

CONTACT: Andrew Bremer, Comm & Eco Dev Director
  

AGENDA ITEM: Discussion for financial participation regarding a TIF Development Incentives 
Application from McFarland Paint & Hardware Inc. (The Lift Store), 4725 Farwell 
Street.

  

PREVIOUS ACTION:
None.
 

ISSUE SUMMARY:
Included within the packet is the application for Tax Increment Financing (#2019-03) for 4725 Farwell Street 
by McFarland Paint & Hardware Inc. (tenant Midwest Equipment Specialists).  The property is located in TID 
#5.  The property owners are proposing the following improvements:

1. Parking lot reconstruction (no expansion)
2. New roof
3. Upgrade interior and exterior light fixtures to LED
4. Structural reinforcements and primary facade improvements

Estimated total project costs are $480,000.  Applicant is requesting a 20% cash grant, or $96,000 in TIF 
assistance.  Included in the application is a letter of interest from the bank, contractor estimates, and 
preliminary front facade rendering.  Finally, a memo is provided in the packet that goes over the details of the 
project and fiscal impact to TID #5 as they relate to the Village's Development Incentives Policy Manual 
(adopted 04/08/2019) and TID #5 Design Guidelines (rev. 08/13/2018).  Note, at this time an application for 
site/design review has not been submitted for approval by the CDA or Plan Commission.  This is anticipated to 
occur after initial discussion of the TIF application.  However, an initial review of the proposed project against 
the Design Guidelines for TID #5, and initial staff suggestions for improvement to the initial design, is 
provided as the Village's consideration of commitment to provide funding assistance is intertwined with the 
design of the proposed exterior improvements.

The agenda includes open session discussion in order for the Applicant to present their project and request.  
Later in the agenda is a closed session item for the CDA to deliberate the investment of public funds.       
 

FINANCIAL/BUDGET IMPACT:
Refer to attached staff report.
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VILLAGE PLAN REFERENCE:
TID #5 Project Plan (12-11-2017).
Tax Increment Financing Development Incentives Policy Manual (04/08/2019)
 

ORDINANCE REFERENCE:
2018-13, Design Guidelines TID #5
 

BOARD, COMMISSION OR COMMITTEE RECOMMENDATION:
Presented for recommendation to the Village Board.
 

ATTACHMENTS:
1. 4725 Farwell St - Beyler - TIF application 8-15-19
2. 4725 Farwell TIF Incentive Staff Review_08302019
3. 4725 Farwell Street Property Photos
4. TID #5 Design Guidelines
5. 11.17.14 4725 Farwell St - CUP #258
6. 11.17.14 4725 Farwell St - Ltr
7. 11.17.14 Plan Commission Minutes
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www.mcfarland.wi.us | 5915 Milwaukee St, McFarland, WI 53558 | 608.838.3153 

Memorandum 
 
To: Community Development Authority 

From: Andrew Bremer, AICP 
Village Community & Economic Development Director 

Date: August 30, 2019 

Re: 4725 Farwell Street Development Project – Staff Review (TIF Request) 
 
Executive Summary 
The Village has received an application for Tax Increment Financing (#2019-03) for 4725 Farwell Street by 
McFarland Paint & Hardware Inc. (tenant Midwest Equipment Specialists).  The property is located in TID 
#5.  The property owners are proposing the following improvements: 
 

 Parking lot reconstruction (no expansion), estimate cost: $74,000 
 New roof, estimated cost: $60,000 
 Upgrade interior and exterior light fixtures to LED, estimated cost: $45,000 
 Structural reinforcements and primary facade improvements, estimated cost: $300,000 

 
Estimated total project costs are $480,000.  Applicant is requesting a 20% cash grant, or $96,000 in TIF 
assistance.  Included in the application is a letter of interest from the bank, contractor estimates, and 
preliminary front facade rendering.   
 
This memorandum will summarize the review of the project/TIF application and fiscal impact to TID #5 as 
they relate to the Village's Development Incentives Policy Manual (rev. 04/08/2019) and TID #5 Design 
Guidelines (adopted 08/13/2018).  Note, at this time an application for site/design review has not been 
submitted for approval by the CDA or Plan Commission.  This is anticipated to occur after initial discussion 
of the TIF application.  However, an initial review of the proposed project against the Design Guidelines 
for TID #5, and initial staff suggestions for improvement to the initial design, is provided as the Village's 
consideration of commitment to provide funding assistance is likely intertwined with the quality of the 
design of the proposed exterior improvements.        
 
Consistency with the Village’s Adopted TIF Development Incentive Policy Manual 
In 2017, the Village Board adopted a Policy Manual and Application to guide the submittal, review, and 
approval of future requests for development incentives in Village TIF districts.  Section 6 of the policy 
manual includes 15 Evaluation Criteria.  The criteria are summarized below including opinions regarding 
whether the criteria have been meet.  Where in staff’s opinion a criterion has not been met, or can’t be 
determined at this time, comments are provided.   
 

 Location Criteria:  The proposed project must be within the boundaries of a Village TIF district at the time 
of approval of a development agreement. 
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 Ownership Criteria:  The applicant must be the owner of the property or have a written agreed option to 
purchase the property from the current owner at the time of approval of a development agreement.  
Proof of property ownership will be required prior to receiving financial assistance from the Village. 
 

 “But For” Criteria: The applicant must demonstrate to the Village’s satisfaction that “but for” the TIF 
assistance, the project is not feasible on the proposed site, or would occur to a lesser extent, and that the 
public benefits described in Section 3 General Objectives would not be achieved. 
 
Comment:  The Applicant has indicated that without public financing assistance they would likely scale 
back the scope of the rehabilitation project.  In staff’s opinion this could likely mean removal or delays in 
the proposed façade improvements as these elements of the project are likely a lower need than say a 
roof replacement/upgrade.  In addition, the proposed improvement project meets the General 
Objectives of the TIF Policy Manual by preventing blight through rehabilitation activities, improving the 
quality of site and building designs, and modest increase in property values.    
 

 Financial Capability Criteria:  Each TIF application must include evidence that the applicant possesses the 
financial ability to complete and operate the project and will be liable for, or contribute equity of at least 
15% of the total cost of the project.  Proof of equity and private commercial lending commitment will be 
required prior to receiving financial assistance from the Village.  
 
Comment.  The Applicant as indicated equity contributions of 15%.  In addition, the applicant has 
submitted a letter of interest from Park Bank indicating their interest in the project and existing line of 
credit with the Applicant.  However, at this time a formal commercial lending commitment has not been 
provided to verify private lending and equity contributions.  These items should be provided prior to 
approval of a development agreement to satisfy this criterion. 
 

 Maximum Assistance Criteria1: The total amount of TIF assistance in support of a project may not exceed 
20% of the estimated total project costs for Tax Increment Loans at Occupancy.  The Village at its 
discretion may include in the total percentage of project costs other costs incurred by the Village in 
support of bringing the subject property to shovel ready status (e.g. prior land acquisition costs, 
environmental remediation costs, public works costs, etc.).   
 
Comment.  The TIF request equals 20% of the Applicant’s project costs.  Under Section D of the TIF 
Application, the Applicant requested funding as a cash grant.  Per Village policy, 20% of project costs 
may be provided upon project completion and only 10% if funding is requested upon project start.  The 
timing of funding, if awarded, will need to be clarified with the Applicant.  It has been the Village’s past 
practice to allow for some portions of the 20% project funding to be paid when certain construction 
milestones are reached, but not to provide all 20% upfront.   
 

 Payback Period Criteria: All requests for TIF assistance will be required to demonstrate that the tax 
increment estimated to be generated by the project will be sufficient to payback any TIF assistance 
provided by the Village (including applicable interest expenses) in support of the project according to the 
following terms: 
 

 For Tax Increment Loan at Occupancy Agreements.  Within 12 years starting with the year the loan is 
obtained and no longer then the year in which the applicable TID terminates. 

 
Comment.  Page 6 contains a proforma analysis for the project.  Under Section C of the TIF Application, 
the Applicant estimated a potential property assessment value increase, upon completion of the project, 
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of $384,000, or 80% of the project costs.   A range of 70-80% assessment to construction costs is typical 
of new construction projects.  According to the Village Assessor, for commercial properties repair 
related improvements such as electrical upgrades, roofing, and having a proper parking lot are 
necessary enrichments. Updating the facade and giving the building a “facelift” is increasing the 
buildings overall appeal in the current market. Exterior upgrades to improve a buildings outward 
appearance are typically valued at an increase of 15% of the total value ($579,300 x 15% = $86,895).  
The proforma analysis on page six estimates an $87,000 increase in the property value from the project.  
This translates to an estimated cumulative tax increment collection of $43,000 over the life of the TID; 
therefore, there is insufficient revenue to pay for the requested incentive of $96,000.   
 

 Financial/Project Assurances Criteria: The applicant must agree to provide financial and project 
completion guarantees to the Village.  These may include, but are not limited to, assessment guarantees, 
letters of credit, personal or corporate guarantees, minimum payment agreements, lien waivers for 
contractors, consent of mortgagee or other loan security instrument.    

 
Comment.  The Applicant signed the TIF application indicating that they understand financial/project 
assurances would be required as part of a development agreement for this project if the TIF application 
is approved. 

 
 Technical & Operational Capability Criteria:  The applicant must provide evidence satisfactory to the 

Village that the applicant possesses the technical ability to complete the project or has obtained 
construction cost estimates from professional businesses capable of performing the work.  Applicants 
must demonstrate that they have the ability to operate the proposed use.  The Village may require 
applicants to submit copies of contracts with design professionals and construction contractor prior to 
receiving financial assistance from the Village.  
 
Comment.  Contractor estimates have been provided with the TIF application. 
 

 Insurance Criteria:  Applicants shall furnish to the Village certificates of insurance for all insurance policies 
required under the development agreement prior to receiving financial assistance from the Village. 
 
Comment.  This criterion would be incorporated into the development agreement. 
 

 Adherence to Local Land Use Plans Criteria: The project is consistent with the Village of McFarland 
Comprehensive Land Use Plan, Village Building or Zoning Ordinances, or any other applicable plans and 
ordinances adopted by the Village, which includes the subject property. 
 
Comment.  The development site is currently zoned C-G General Commercial and is included within the 
TID #5 Design Guidelines (adopted 08/13/2018).  Given these factors, the Applicant will be required to 
get approval of a site/design permit prior to obtaining a building permit.  Attached to the TIF application 
is a preliminary rendering of the proposed front façade along with photos of the existing property.  Also 
in the packet is a copy of the TID #5 Design Guidelines.  A summary of how the preliminary rendering 
meets the TID #5 Design Guidelines follows: 
 
Building Orientation 
I note the following concerns: 
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 Locate service areas, mechanical equipment, and refuse containers to the rear of buildings and 
screen them.  The refuse containers are located in the rear yard; however, they are not within 
an enclosure and thus visible from Farwell Street.  The proposed scope of work does not include 
upgrading the refuse container area; however, staff recommends working with the Applicant to 
consider an expansion of the project to include a decorative trash enclosure as part of the 
project scope and potential TID incentive. 

 Construct parking areas and landscape islands with curb and gutters at the edges.  Unclear 
whether the scope of the parking lot improvements includes curb and gutter. 

 
Building Design and Materials 
I note the following concerns: 
 

 Discourage standardized franchise or corporate architecture and bright or highly contrasting 
color schemes.  The proposed design calls for the removal of the existing primary brick veneer 
façade and replacing it with a regal red ACM (Aluminum Composite Metal) Panel or EIFS.  The 
use of this bright and highly contrasting color schedule does not meet this guideline.  The use of 
a bright red color would be acceptable as an accent color for building details; however, the 
primary façade should use a more neutral color that compliments the proposed light grey EIFS, 
and the remaining side elevations.     

 Continue the architectural theme, design, and detailing on all three sides of the building.  Only 
the front façade is included in the proposed project.  Given the visibility of the west side of the 
building to the pending Lakestone mixed-use building, staff recommends working with the 
Applicant to consider expansion of the project to include utilizing the same clear anod. Alum. 
Louvered sun shade with suspension rods as proposed on the front façade above the three 
service doors on the west façade.  In addition, the service doors could be replaced with clear 
panel doors, or partial clear panel doors.  This would aid in improving the aesthetics of this 
portion of the building.  The color of the doors should match or compliment the proposed light 
grey EIFS material.   

 Use natural building materials such as stone, wood, brick, and glass.  See previous comments.  In 
addition, staff recommends working with the Applicant to consider whether the three vertical 
EIFS panels along the primary façade could be replaced with windows; using clear glass windows 
on the primary façade (rendering may indicate tinted glass), adding a small sunshade above the 
service door on the front right façade and replacing said door with a door that is light gray to 
match the proposed EIFS material. 

 
Lighting 
I note the following concerns:   
 

 Use building mounted lighting to highlight architectural features or main building entrances.  
Avoid general floodlighting or neon outlining of the building façade.  The proposed project 
includes optional concealed tape accent lighting to outline the building façade. 

 Use ninety degree down cast cutoff fixtures (without drop lenses) for all lighting.  The project 
includes replacement of the existing exterior wall pack fixtures with LED fixtures, unclear if these 
are ninety degree down cast full cutoff fixtures. 

 
Parking 
I note the following concerns: 
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 Provide safe pedestrian walkways from the parking lot as well as from any municipal sidewalks.  

The existing use is unlikely to generate significant pedestrian traffic from the sidewalk.  If this is 
a concern, staff recommends stripping a pedestrian crosswalk from the primary entrance to the 
sidewalk along the west side of the eastern driveway when the parking lot is reconstructed.  

 
Signage 
The proposed rendering includes one wall-mounted sign.  It is unclear whether other existing box signs 
on the front and west elevations would remain; however, it is desirable to minimize the continued use 
of these signs.  In addition, I note the following concerns: 
 

 Use on-site monument type signs with exterior lighting and integrate with site landscaping. The 
proposed scope of work does not including changes to the existing dual post freestanding sign.  I 
recommend working with the Applicant to consider an expansion of the project to include a new 
monument sign that compliments the final front façade improvements. 

 
 Adherence to TIF Project Plan Criteria: All requests for TIF assistance must clearly comply with the 

requirements of the Wisconsin TIF Statutes and the Village’s adopted TID Project Plan applicable to the 
subject property. 
 
Comment.  Development Incentives is an approved expenditures within the TID #5 Project Plan provided 
a development agreement is approved.    
 

 Creation of Tax Increment Criteria: The project will not result in a tax exempt property, aside from any 
remnant portions of a parcel which are specifically dedicated to the Village for public use. Applicants will 
be required to return any TIF assistance provided to the Village if during the terms of the development 
agreement the property becomes exempt from property taxes.  

 
 Applicant in Good Standing Criteria: The applicant does not have a history of delinquent property tax 

payments or own any property within the Village with known zoning or building code violations. 
 
Comment.  It has come to staff’s attention during the review of this application that an existing CUP for 
the property has expired and likely needs to be renewed.  In the packet is a copy of a CUP approved on 
November 17, 2014 to allow inside storage at the property for vehicles and boats.  This was a temporary 
CUP that was to be reviewed annually based on the permit, minutes, and letter provided in the packet.  
Renewal of the CUP can be addressed with the Applicant by submittal of a CUP application by 
September 10th for the October Plan Commission meeting, or in conjunction with the site/design permit 
approval, if at a later date. 
 

 Absence of Conflict of Interest Criteria: The applicant is not a member of the Village Board or a Village 
Committee, or any other official, employee, or agent of the Village who is authorized to exercise policy 
decision-making functions or responsibilities in connection with the application. 
 

 Application Criteria: A completed application, fee, and escrow have been filed with the Village Community 
Development Department. 
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6 
 

TIF Proforma Analysis 
 

 
 

The numbers presented in this table are estimates subject to change based upon the actual development performance and actual lending terms.  Nothing 
contained herein shall be construed as an official determination as to the assessment value of the property upon completion of the project.   
 
 

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

IM P R OV. B EGIN N IN G EST . GR OWT H EN D  T A X T A X T A X VILLA GE A N N UA L C UM ULA T IVE

D UR IN G OF  YEA R IN  VA LUE F R OM C UM ULA T IVE IN F LA T ION  OF  YEA R IN C R EM EN T T A X VA LUE R A T E 3 IN C R EM EN T C OLLEC T ION  D EV LOA N C A SH  F LOW T ID  F UN D P A YM EN T

YEA R VA LUE P R OJEC T . 1 VA LUE IN C R EM EN T 2 VA LUE VA LUE YEA R $ 1,000 C OLLEC T ED YEA R P A YM EN T S 4 T O T H E T ID B A LA N C E YEA R

2018 $579,300 $0 $579,300 $0 $579,300 $0 2019 $20.59 $0 2020 $0 $0 $0 2020
2019 $579,300 $0 $579,300 $0 $579,300 $0 2020 $20.59 $0 2021 $9,600 ($9,600) ($9,600) 2021
2020 $579,300 $87,000 $666,300 $0 $666,300 $87,000 2021 $20.59 $1,791 2022 $9,600 ($7,809) ($17,409) 2022
2021 $666,300 $0 $666,300 $0 $666,300 $87,000 2022 $20.59 $1,791 2023 $9,600 ($7,809) ($25,217) 2023
2022 $666,300 $0 $666,300 $0 $666,300 $87,000 2023 $20.59 $1,791 2024 $9,600 ($7,809) ($33,026) 2024
2023 $666,300 $0 $666,300 $0 $666,300 $87,000 2024 $20.59 $1,791 2025 $9,600 ($7,809) ($40,835) 2025
2024 $666,300 $0 $666,300 $0 $666,300 $87,000 2025 $20.59 $1,791 2026 $9,600 ($7,809) ($48,643) 2026
2025 $666,300 $0 $666,300 $0 $666,300 $87,000 2026 $20.59 $1,791 2027 $9,600 ($7,809) ($56,452) 2027
2026 $666,300 $0 $666,300 $0 $666,300 $87,000 2027 $20.59 $1,791 2028 $9,600 ($7,809) ($64,261) 2028
2027 $666,300 $0 $666,300 $0 $666,300 $87,000 2028 $20.59 $1,791 2029 $9,600 ($7,809) ($72,069) 2029
2028 $666,300 $0 $666,300 $0 $666,300 $87,000 2029 $20.59 $1,791 2030 $9,600 ($7,809) ($79,878) 2030
2029 $666,300 $0 $666,300 $0 $666,300 $87,000 2030 $20.59 $1,791 2031 $0 $1,791 ($78,087) 2031
2030 $666,300 $0 $666,300 $0 $666,300 $87,000 2031 $20.59 $1,791 2032 $0 $1,791 ($76,296) 2032
2031 $666,300 $0 $666,300 $0 $666,300 $87,000 2032 $20.59 $1,791 2033 $0 $1,791 ($74,504) 2033
2032 $666,300 $0 $666,300 $0 $666,300 $87,000 2033 $20.59 $1,791 2034 $0 $1,791 ($72,713) 2034
2033 $666,300 $0 $666,300 $0 $666,300 $87,000 2034 $20.59 $1,791 2035 $0 $1,791 ($70,922) 2035
2034 $666,300 $0 $666,300 $0 $666,300 $87,000 2035 $20.59 $1,791 2036 $0 $1,791 ($69,130) 2036
2035 $666,300 $0 $666,300 $0 $666,300 $87,000 2036 $20.59 $1,791 2037 $0 $1,791 ($67,339) 2037
2036 $666,300 $0 $666,300 $0 $666,300 $87,000 2037 $20.59 $1,791 2038 $0 $1,791 ($65,548) 2038
2037 $666,300 $0 $666,300 $0 $666,300 $87,000 2038 $20.59 $1,791 2039 $0 $1,791 ($63,756) 2039
2038 $666,300 $0 $666,300 $0 $666,300 $87,000 2039 $20.59 $1,791 2040 $0 $1,791 ($61,965) 2040
2039 $666,300 $0 $666,300 $0 $666,300 $87,000 2040 $20.59 $1,791 2041 $0 $1,791 ($60,174) 2041
2040 $666,300 $0 $666,300 $0 $666,300 $87,000 2041 $20.59 $1,791 2042 $0 $1,791 ($58,382) 2042
2041 $666,300 $0 $666,300 $0 $666,300 $87,000 2042 $20.59 $1,791 2043 $0 $1,791 ($56,591) 2043
2042 $666,300 $0 $666,300 $0 $666,300 $87,000 2043 $20.59 $1,791 2044 $0 $1,791 ($54,800) 2044
2043 $666,300 $0 $666,300 $0 $666,300 $87,000 2044 $20.59 $1,791 2045 $0 $1,791 ($53,008) 2045
2044 $666,300 $0 $666,300 $0 $666,300 $87,000 2045 $20.59 x 2046 x x x 2046

Totals $87,000 $0 $42,992 $96,000 

ASSUMPTIONS TID DATES

1. Per Assessor, estimated at 15% of property value Creation Date: December 11th, 2017

2. No inflation or deflation of assessment values over the life of the TID Expenditure Period: December 11th, 2039

3. No change in the tax rate over the life of the TID Termination Date: December 11th, 2044

4. Assumes Gap Financing Request of $96,000 is met through a TIF Loan at Occupancy.  Assumes 10 yeasr loan at 0% interest through TID #3 advance. Last Year to Collect Tax Increment: 2045

McFarland Paint & Hardware - 4725 Farwell Street Rehabilitation - Proforma
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Recommendation 
The review and approval of a TIF Development Incentives Application is a two-part process: 
 

1. Review and recommendation to the Village Board on whether to provide assistance for a project 
and the general terms of the assistance (i.e. funding type and amounts).  If approved by the Board 
then it moves to step two. 

2. Review and recommendation on a Development Agreement outlining the obligations of the 
Applicant and the Village. 
 

The proposed project meets a major objective of the TID, which is to encourage new development or 
rehabilitation of existing properties and structures.  However, based on the information provided by the 
Applicant, and the Village Assessor, the proposed project will not provide sufficient revenue to cash flow 
within the life of the District, or within the 12-year period specified in the policy manual, at the requested 
funding amount.  In staff’s opinion, this type of project is better suited for a Traditional Loan rather than 
a Tax Increment Loan.  Under the TIF Development Incentives Policy Manual, Section 5 Methods of 
Financing, Traditional Loans are defined as: 
 
Traditional Loan. The Village may provide financing in the form of a loan at project start (e.g. after 
completion of the development agreement and within 60 days of receiving all necessary building 
permits). The terms of the loan (i.e. interest rate, amortization schedule, collateral) will be negotiated as 
part of the development agreement. The Village may also consider the use of no-interest loans or loans 
with forgivable payments (e.g. waiving a final payment) to provide an additional incentive to the 
applicant based on the merits of the proposed project. The use of future tax increments generated from 
the project to pay back the loan from the Village is not applicable. Examples of this type of financing are 
usually part of a community façade improvement revolving loan program.  
 
If the CDA recommends providing TIF assistance this form of financing might be the best fit given the 
characteristics of the project.  The maximum amount of assistance for a Traditional Loan is 20% of the 
project costs.  Funding could be advanced from TID #3 to avoid the Village incurring interest expense with 
that savings passed on to the Applicant to serve as the development incentive.  In addition, to the 
recommendation on the TIF Application, staff has outlined a number of design related issues to discuss 
with the Applicant, these include in summary: 
 

1. Providing a trash enclosure to screen the two dumpsters. 
2. Adding curb and gutters to the parking lot reconstruction. 
3. A substitute color for the proposed bright red façade. 
4. Improvements to the west facing façade (aluminum sun-shades over doors, doors with 

windows, and doors colors to compliment front façade elements) 
5. Adding three vertical windows to front façade in lieu of proposed EIFS. 
6. Using clear glass on front façade windows. 
7. Providing a sun-shade and complimentary door color for front right service door. 
8. Removal of the neon lighting around exterior to the front façade. 
9. Ensuring new exterior wall pack lights are full cut-off ninety degree down cast. 
10. Stripping a cross walk from the sidewalk to the main entrance. 
11. Clarification of the signage plan for the property and replacing the existing dual post freestanding 

sign with a monument sign.    
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Some of the above items are not within the Applicant’s proposed scope of work (bold); therefore, the 
Village cannot compel adherence to TID # 5 Design Guidelines for those items that are not being modified.  
However, staff encourages discussion about these additional investments, and possibly others as 
identified by the CDA, given the request for financial assistance to facilitate a more impactful 
rehabilitation project.  In consideration of an expanded project, the CDA could recommend a combination 
of a Traditional Loan for the majority of the requested funds with some funding provided via a cash grant. 
 
Exhibits 

 Appendix A – Exhibit A of TIF Application 2019-03 
 Appendix B – TID #5 Design Guidelines  
 Appendix C – Site Photos 
 Appendix D – 11.17.14 4725 Farwell Street CUP 
 Appendix E – 11.17.14 4725 Farewll Street CUP Letter 
 Appendix F – 11.17.14 Plan Commission Minutes 
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4725 Farwell Street – Existing Property Photos 
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DESIGN GUIDELINES TID #5  

Approved August 13, 2018 

In drafting design guidelines for TID # 5 we look to land uses which make-up our existing Farwell 
St. or “Main Street” corridor and is really the backbone of this TID. Today various businesses, 
civic uses, residences, open spaces, parking areas, streets and sidewalks all make-up land uses 
along the corridor. This thoroughfare primarily served as a commercial link to the Village 
populace. In more recent times, the corridor morphed to serve as a link to a bigger market area-
namely Madison and Dane County. 

Today, successful main st. environments really are a step back to a time when local businesses 
sought to locate along corridors with a pedestrian focus.  Vehicular mobility is not ignored 
however; rather, new design ideas create a safe and mobile environment for pedestrian and vehicle 
movements.  Incorporating the following design elements will create a unifying sense of place 
within an aesthetically pleasing environment that can create destinations that recapture the original 
intent of a main street. 

BUILDING ORIENTATION 

- Provide ample sidewalk locations and corridor widths of one to three people for ease of 
pedestrian mobility. 

- Locate smaller buildings of one or two stories immediately adjacent to sidewalks (no 
setbacks). 

- Locate parking to the side or rear of buildings. 
- Coordinate vehicles and pedestrian circulation with development on adjacent lots 
- Install sidewalks on all streets, connect building entries to sidewalks, provide bicycle 

parking. 
- Locate service areas, mechanical equipment, and refuse containers to the rear of buildings 

and screen them. 
- Screen any roof and wall mounted mechanical equipment. 
- Construct parking areas and landscape islands with curb and gutters at the edges 
- Any onsite storm infiltration areas should be incorporated as site amenities. 
- Avoid deep building setbacks on buildings to avoid large expanses of parking lot or 

impervious surfaces. 
- We encourage sustainable design and materials in construction projects. 

 

BUILDING DESIGN AND MATERIALS 

- Design buildings between one and four stories in height 
- Promote high quality design by architects and design exterior walls to appear at a min. 1 ½ 

stories in height. 
- Avoid stock building designs 
- Discourage standardized franchise or corporate architecture and bright or highly 

contrasting color schemes. 
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- Continue the architectural theme, design, and detailing on all three sides of the building. 
- Do not allow loading docks or overhead utility doors on street facing facades. 
- Provide overhangs along front facades for pedestrian shelter. 
- Design buildings so their height and scale are compatible with surrounding buildings or 

provide appropriate transitions for larger buildings to help reduce differences in scale. 
- Use natural building materials such as stone, wood, brick, and glass. 
- For larger buildings use techniques to reduce scale and monotony, such as window patterns, 

roof overhangs siding awnings moldings, fixtures, structural bays and articulated 
entryways. 

- We encourage sustainable practices with site development, design, and methods in building 
of any project.  

 

LIGHTING 

- Design pedestrian lighting in the front of buildings not to exceed 15ft. in height and parking 
lot lighting not to exceed 25 ft. in height. Select lighting to match or compliment any 
decorative lighting along the right –of-way. 

- Use building mounted lighting to highlight architectural features or main building 
entrances. Avoid general floodlighting or neon outlining of the building façade. 

- Use ninety degree down cast cutoff fixtures (without drop lenses) for all lighting. 
- Avoid lighting “hot spots”. 
- Keep lighting levels at lot lines to a max. of .5 foot-candles 
- Provide use of energy efficient fixtures and bulbs 

 

PARKING 

- Site parking to rear or side of main building.  Screen from street light views to minimize 
visual impacts. 

- Encourage shared parking between nearby building, parcels, to minimize creation of excess 
paved areas.  

- Provide safe pedestrian walkways from the parking lot as well as from any municipal 
sidewalks.  

- We encourage natural green shielding over hardscaping where applicable.  
 

SIGNAGE 

- Use on-site monument type signs with exterior lighting and integrate with site landscaping.  
Screen exterior lighting from direct view of street, sidewalks or driveways with 
landscaping. 

- With monument signs use base materials that are similar to main building materials. 
- Encourage combining signage onto one ground monument sign where there is more than 

one business on a lot.  
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GAS STATIONS AND CONVENIENCE STORES 

- Limit the amount of unrelieved paved area on the site by using landscaping and other site 
design techniques. 

- Designs should provide an attractive appearance to building that is comparable with the 
surrounding area. 

- Design any on-site separate structures, canopy, car wash etc. with consistent materials and 
architectural details for a cohesive project. 

- Carefully site any car wash facilities.  No direct view should be visible from the street.  
Careful consideration should be given to off street noise, lighting, hours of operation, 
vacuum placement and vehicle stacking.  

 

Page 37 of 61



 
Conditional Use Permit 

   Permit No.:    258 

    
Fee Paid: 

 
$ 275.00 

    
Issued To: Larry Beyler  
 2887 Cty. Hwy MM  

 Stoughton, WI 53589  

   

     

Issued By: Plan Commission 
Village of McFarland 
5915 Milwaukee Street, PO Box 110 
McFarland, WI  53558-0110 
(608) 838-3154 

 
  

  

     

Date Issued: November 17, 2014 Temporary: Yes X No    
  
Issued For: To allow inside storage at property. 

  
Address: 4725 Farwell Street Parcel No. 0610-032-7034-5 
  

Conditions: Annual review of CUP 

Authorized Signature:  

Title:  
Community Development Director 

  
This permit shall become null and void within twelve (12) months of the date of the Commission’s action unless the use is 
commenced, construction is underway or the current owner possesses a valid building permit (if required) under which 
construction is commenced within six (6) months of the date of issuance and which shall not be renewed unless construction has 
commenced and is being diligently pursued. Extensions of up to one (1) year may be granted by the Plan Commission for just 
cause if application is made to the Village at least thirty (30) days before expiration of said permit.   
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November 17, 2014 
Page 1 of 4 

 

 

Minutes 
Plan Commission 

Meeting 
 

November 17, 2014 
 
 

Members Present: Brad Czebotar, Steve Jackson, Kate Barrett, Robert Fasick, Dan Kolk 
 
Members Absent:  Cathy Kirby, Joe Rademacher 
 
Staff Present:  Pauline Boness, Eric Rindfleisch, Karen Knoll 
 
Others Present: Vicky Beyler, Ray Boness (Risen Savior Church), Josh Janke, Laura 

Stoller, Rick Hubanks, Susan Hubanks (Angelo’s Restaurant) Katie 
Bulgrin 

 
 

1. Call to order. Chair Czebotar called the meeting to order at 7:00 p.m. 

 

2. Review and possible approval of draft Minutes from the September 15, 2014 Plan 
Commission Meeting.   

Fasick indicated a correction in the minutes, the word “sound” on page 4 second paragraph 
should be “south” Czebotar moved for approval as corrected.  Fasick seconded the motion.  
Motion carried 3-0-2 with Barrett and Kolk abstaining. 

 

3. Public Hearing - Review and possible recommendation to the Village Board regarding 
Ordinance No.  2014-15. An Ordinance REZONING LANDS IN THE VILLAGE OF 
MCFARLAND AT 5001 HOLSCHER FROM R-3 GENERAL RESIDENCE 
DISTRICT TO C-G GENERAL COMMERICAL DISTRICT.  
 
Czebotar opened the Public Hearing at 7:02 p.m., with no one wishing to speak Public 
Hearing was closed at 7:02 p.m. 
 
Boness informed Commissioners this pertains to the small slivers of land which were deeded 
to Risen Savior Church for access and a storm water detention pond, so they could build the 
church.  Veridian drew up the paperwork and legal description of the property to be rezoned.  
The members of the church are in favor of the rezoning.  
 
Czebotar moved to recommend to the Village Board approval of Ordinance No. 2014-15. 
An Ordinance rezoning lands in the Village of McFarland at 5001 Holscher Road from R-3 
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General Residence District to C-G General Commercial District. Jackson seconded the 
motion.  Motion carried 5-0. 

 
4. Public Hearing - Review and possible action on a request by Larry Beyler for a 

Conditional Use Permit (CUP), to allow inside storage at his property located at 4725 
Farwell Street. (former True Value Hardware).  The property is zoned General 
Commercial (C-G). 

Czebotar opened the Public Hearing at 7:04 p.m.  Vicky Beyler, 2994 Beach Drive, 
Stoughton WI. advised this will be a temporary use, they intend to sell the property but 
would like to be able to use the property while they own it.  Barrett inquired when this CUP 
would be reviewed.  Boness advised she is recommending a yearly review.  

 

Czebotar moved to approve a Conditional Use Permit, to be reviewed annually, to allow 
inside storage at the property located at 4725 Farwell Street.  The property is zoned General 
Commercial (C-G) 

 

5. Review and possible action on a request by Rick Hubanks, Angelo’s Restaurant on a 
site/design review at his restaurant located at 4706 Farwell Street. Property is zoned 
Highway Commercial (C-H). 

Rick Hubanks 244 Heather Drive Cottage Grove, owner of Angelo’s indicated they are 
looking to add a small area to the bar in a footprint which already exists. They are looking to 
add a 4’ x 15’ space under the existing overhang.  Everything else will remain the same.  
Barrett inquired if there would be anything moved or changed in regards to the entrance.  
Hubanks replied the door will remain in the same place; they will be replacing the windows 
with more energy efficient ones.  He has spoken with Martin Pilger, Village Building 
Inspector in regards to this project.  Boness inquired if the wall by the entryway will be 
removed as the Fire Department had asked about it.  Hubanks replied the doorway and entry 
way will remain the same.  Boness would like to see curb stops placed along the building 
wall to prevent parked vehicles from backing up into the building.  Hubanks stated he has 
looked into parking barriers, he will have to place curb stops as he wanted to install bollards, 
but could not due to conflicts with underground gas lines.  Boness asked if the interior 
existing support posts will be moved.  Hubanks responded they will remain in place.  

 

Barrett moved to approve the request by Rick Hubanks of Angelo’s Restaurant for the 
site/design the restaurant located at 4706 Farwell Street.  Property is zoned Highway 
Commercial (C-H).  Fasick seconded the motion, motion carried 5-0 

 

6. Discussion and possible recommendation to the Village Board regarding annual review 
of fees in lieu of parkland dedication – sec. 56-176 of the Village Of McFarland 
Municipal Code.. 
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Boness advised this review occurs every year, this issue came up sooner due to the Veridian 
Homes project.  Veridian Homes was asking for a change in the formula, but then changed 
their mind.  We require 15 units for every acre of developable land and have a fee in lieu of 
$4,115.00per unit.  The 15 units per acre is based on a model reflecting the desired amount of 
parkland the community would like to achieve.  The Park, Recreation and Natural Resources 
Committee, when discussed as part of Veridian’s project, gave the impression they would 
like to leave the formula as it stands.  If Commissioners wish, this can be referred to the Park, 
Recreation and Natural Resources Committee to review.  In regards to the fee in lieu, sales 
and listings are analyzed along with the consumer price index.  It is difficult to come across 
arm length transactions at this time; we do not want to use numbers from a foreclosure or 
distressed sale.  Boness advised she would leave the number unchanged until we see some 
actual comparisons.  Jackson felt in 2013 land prices went up and home prices went down in 
the Village.  Czebotar felt it was the opposite.  Barrett asked as this is reviewed annually, she 
feels the approach is counterintuitive as there is more growth in the Village there is more 
demand.  Jackson asked what the process is there an ordinance change needed?  Boness 
indicated if the fees in lieu are changed to a number other than the CPI you would need an 
ordinance change.  If you do nothing or change it to the CPI, no ordinance change is needed.  
Czebotar inquired if there is a change at this time what would happen to any projects in 
works?  Boness responded they would pay whatever the fee is when they finalize the project.  
Czebotar advised he is torn over what to do as he does not feel the Parks and Recreation 
Committee looks at the whole picture of the situation.  Jackson advised he would rather the 
see Park, Recreation and Natural Resources Committee come up with a new formula to look 
at this, otherwise to leave it as it is.  Kolk stated he agrees with Czebotar as he does not feel 
Park and Recreation Committee is qualified to make that decision.  Boness understands their 
concerns but feels if there is a change, the Park, Recreation and Natural Resources 
Committee should review it and make a recommendation.  Barrett stated there is the 
misconception if developers have to look at the Village as having a lower density they are not 
competitive, but as you look at other communities their requirements are similar to ours, 
McFarland is a community people seek, due to the schools and parks, she does not feel it is 
just the competitive edge in construction costs developers are looking for.  Czebotar stated 
Boness had said some communities look at what their goal is and then come up with a 
formula, which is something he feels the Park, Recreation and Natural Resources Committee 
could do, ask them what is our goal then have Staff and CDA look at what our options are.  
Czebotar asked if there is a timeline or deadline on this.  Boness stated you can vet it out 
through the course of the next 6 months; or you can set a more specific timeframe, or you can 
take the time needed and make changes the following year.  Czebotar stated he feels they do 
not have enough information at this time to make a recommendation to the Village Board, he 
would like this to go to the Park, Recreations and Natural Resource Committee to look at the 
bigger picture in terms of goals, what they would like, and also have staff explore what the 
alternatives are to what we currently have.  Kolk feels it should be more specific as to what 
the types of spaces we want; is all open space created equal, do we need a different definition 
of what we want?  Barrett asked it also be looked at for what is appropriate and where are we 
going, what is the focus, do we include bike trails in terms of a larger discussion?   

 

7. Department Reports: 
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a. Highlights: Highlights and Updates – Branding RFP & Juniper Ridge 

Subdivision 
Boness stated they have received three proposals which range in price and will be 
discussed at the upcoming Tuesday meeting of the Communications and 
Technology Committee.  The Juniper Ridge Subdivision will be the subject of a 
staff meeting relating to updates on December 2nd.  Park, Recreation and Natural 
Resource and Public Utilities Committees will have items which they will be 
discussing at their upcoming meetings as well.  

b. Property Maintenance 
Czebotar inquires what happens when an owner will not accept mail or will not 
answer the door.  Boness stated this is something they are working on; the 
attorneys have indicated notice will have to be placed in the paper.  Czebotar 
asked if that is then considered the notification and from there the timeframe 
starts, not when the actual violation occurred.  Boness stated the attorney would 
be better versed to answer that question.  Barrett stated she thinks there should be 
an update in the Village newsletter regarding the chicken ordinance as there 
appears to be a fair amount of violations.   

 

 
8. Adjournment: Barrett moved to adjourn the meeting, Jackson seconded the motion, motion 

carried – meeting adjourned at 7:38 p.m. 

 

 
Respectfully Submitted 
Karen Knoll,  
Community Development Department 
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COMMUNITY DEVELOPMENT AUTHORITY SUMMARY SHEET

MEETING DATE: Wednesday, September 4, 2019
  

SECTION: Business
  

DEPARTMENT: Community Development
  

CONTACT: Andrew Bremer, Comm & Eco Dev Director
  

AGENDA ITEM: Discussion regarding initiating a territory amendment to TID #5.
  

PREVIOUS ACTION:
None.
 

ISSUE SUMMARY:
The Village Board has entered into a purchase agreement to acquire Lot 1 on the attached CSM (4900 Larson 
Beach Road).  The Village intends to acquire this parcel and enter into an offer to purchase with a separate 
developer, who recently purchased the adjacent Lot 3, for the same price as the Village's acquisition cost.  The 
reason the Village is assisting with this purchase is because the developer intends to apply for housing tax 
credits in order to develop affordable housing (multi-family units) on the project site.  Their WHEDA 
application is due in December and requires they have an option in place to acquire Lot 1 and zoning in place 
for the type of development proposed (PD-I Planned Development Infill, General Implementation Plan).  Due 
to the WHEDA's application review timeline, the developer would not learn of a project award until the Spring-
Summer of 2020, and therefore, would not be able to close until financing is secured.  The existing owner of 
Lot 1 did not want to enter into a purchase agreement with that long of a closing contingency.  The Village 
Board has previously expressed interest in redevelopment of these parcels, and is interested in advancing 
housing affordability, and is therefore, willing to enter into an offer to purchase with the longer closing 
contingency desired by the developer.    

The developer has inquired about whether the Village would consider amending TID #5 to include the 
property.  The developer has not specifically requested development incentive assistance, other than aiding in 
the acquisition of Lot 1.  Village staff indicated we would schedule discussion of a potential TID #5 territory 
amendment for the CDA's September meeting.

Attached is a map of the existing TID #5 boundary.  In order to add territory to TID #5 a territory amendment 
must be approved by the Village Board and Joint Review Board (consisting of the other property tax entities).  
To add parcels to an existing TID the following criteria have to be met:

 The additional territory is contiguous to the TID
o This could be accomplished by adding the two parcels shown on the attached map.

 The assessed value of all the parcels being added to the TID, plus the tax increment value of all 
active TIDs, must be below 12% of the total municipal equalized value.
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o The Village is currently at 4.16% of the 12% limit.  Adding the additional four parcels on the 
attached map would raise the value to 4.5%.

 The newly added territory is served by the improvements in the Project Plan
o Other than the land acquisition encumbrances, the project site appears to be an otherwise shovel 

ready site as the properties are vacant and utilities are available.  Land acquisition is an eligible project 
expenditure in the TID #5 Project Plan; therefore, the Village could make the acquisition a TID 
expenditures; however, in order for the cost to be eligible the TID would have to be amended to include 
the property prior to the Village closing on Lot 1.  Since the developer intends to purchase Lot 1 from 
the Village for the same cost the Village incurs to acquire the lot, it does not seems necessary to ensure 
that the Village's land acquisition is an eligible TID expenditure.  The other remaining potential project 
expenditures may be development incentives and utility improvements, particularly stormwater 
management related to the stormwater pond on Outlot 1.  

The Village is only allowed up to four territory amendments over the life of the TID.  Therefore, the Village 
should carefully consider both the need and area to include in any proposed territory amendment.  The Village 
Administrator and I have discussed other potential parcels in the area that the CDA may feel would benefit 
from inclusion in a TID, which we will discuss at the September meeting.  

At this point in time, the feasibility of the development project does not appear contingent on amendment of 
TID #5, or alternatively, creation of a new TID for the project site.  Neither does the acquisition of Lot 1.  
Therefore, it may not be necessary to amend TID #5 at this juncture, particularly if the discussion by the CDA 
at the September meeting does not yield any other desired TID additions or projects in this area of the Village.  
The need for a TID amendment can be reevaluated as the development project progresses.            

     
 

FINANCIAL/BUDGET IMPACT:
Village Staff estimates the cost to amend TID #5 is $2,000-$4,000 for consultant services and WIDOR 
amendment fees.  These costs would be eligible TID expenditures.
 

VILLAGE PLAN REFERENCE:
TID #5 Project Plan (12-11-2017)
 

ORDINANCE REFERENCE:
None.
 

BOARD, COMMISSION OR COMMITTEE RECOMMENDATION:
Presented for recommendation to the Village Board
 

ATTACHMENTS:
1. CSM 11273
2. McFarland TID#5_Boundary
3. Potential TIF #5 Territory Addition
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DATA SOURCES:
BASE DATA PROVIDED BY DANE COUNTY

TID DATA PROVIDED BY MSA  
AERIAL IMAGERY PROVIDED BY ESRI

Printed By: abremer, File: P:\9300s\9360s\9361\09361005\GIS\MXD\McFarland TID#5_Boundary.mxd
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COMMUNITY DEVELOPMENT AUTHORITY SUMMARY SHEET

MEETING DATE: Wednesday, September 4, 2019
  

SECTION: Business
  

DEPARTMENT: Community Development
  

CONTACT: Andrew Bremer, Comm & Eco Dev Director
  

AGENDA ITEM: Discussion and action to make a recommendation to the Village Board regarding 
listing for sale Village property at 5411 Bashford Street within TID #4.

  

PREVIOUS ACTION:
2017-2018, property purchased and cleaned up by the Village
October 3, 2018, CDA recommendation to list the property as commercial property.
 

ISSUE SUMMARY:
In July, the CDA discussed the status of a previous recommendation to list for sale with a realtor parcel (0610-
034-0618-1), 5411 Bashford Street.  The Village Administrator indicated that this project would be handed 
over to the new Community Development Director.  The CDA had previously discussed the sale of this 
property in more detail at the October 3, 2018 meeting, recommending to the Village Board to list the property 
as commercial property, rather than residential or a combination of commercial or residential.  The property is 
only 0.22 acres, zoned C-C Central Commercial District, and planned for Downtown uses in the Village's 
Comprehensive Plan.  The C-C District is designed to accommodate those retail, service and office uses 
characteristic of the original downtown area.  All uses that are permitted or conditional uses in the C-G General 
Commercial District are permitted or conditional uses in the C-C District.  Residences permitted in the R-2 and 
R-3 Districts are also a conditional use in the C-C District.  The property is also within the boundaries of TID 
#4 and is identified in the Redevelopment District No. 2 Plan as a future Residential Redevelopment site for a 
four unit townhouse.  The Residential Redevelopment site assumed consolidation of the adjacent 5407 
Bashford property in order to provide a larger redevelopment site (0.42 acres).  I have not had an opportunity to 
discuss with the owner of 5407 Bashford their long-term intentions for the property.  I recommend the Village 
table listing the property until this meeting occurs as there might be an opportunity to work with the owner to 
realize the vision in the Redevelopment Plan.  I would also recommend discussing the same with the owner of 
6006 Johnson to the rear of 5411, as collectively these three parcels could be combined to realize a larger 
project with more value to the community.  Following the outcome of those discussions, I recommend the 
Village consider developing a conceptual site plan illustrating the potential development envelope prior to a 
listing in order to illustrate to potential buyers the Village's vision for the lot(s) and the potential for 
commercial development.  Given the relatively small size of the parcels, and the one-way traffic movement on 
Johnson Street, there will be some challenges to the development of the property.

 

FINANCIAL/BUDGET IMPACT:
The Village has about $60,000 invested in the purchase and clean-up of the property.  Village Staff estimates the cost to create a conceptual site plan 
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is $1,500-$3,000 for consultant services.  These costs would be eligible TID expenditures.
 

VILLAGE PLAN REFERENCE:
Property is zoned C-C Central Commercial
Property is identified for future "Downtown" use in the Village's Comprehensive Plan
Property is within the Redevelopment District No. 2 for TID #4, identified for Residential Redevelopment
 

ORDINANCE REFERENCE:
Section 62-71, Permitted Uses
 

BOARD, COMMISSION OR COMMITTEE RECOMMENDATION:
Table action on listing property for sale to enable discussions to occur with adjacent property owners.  Creation 
of a conceptual site plan for the project area
 

ATTACHMENTS:
1. 5411 Bashford Street
2. Pages from Redevelopment District No. 2
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NA, Parcels

5411 Bashford Street

Parcels
August 28, 2019
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COMMUNITY DEVELOPMENT AUTHORITY SUMMARY SHEET

MEETING DATE: Wednesday, September 4, 2019
  

SECTION: Business
  

DEPARTMENT: Community Development
  

CONTACT:
  

AGENDA ITEM: Discussion and action in order to convene in Closed Session in accordance with Wis. 
Stats. 19.85(1)(e) to deliberate or negotiate the investment of public funds or other 
specified public business whenever competitive or bargaining reasons require a 
closed session, specifically for the following:

  

PREVIOUS ACTION:

 

ISSUE SUMMARY:

 

FINANCIAL/BUDGET IMPACT:

 

VILLAGE PLAN REFERENCE:

 

ORDINANCE REFERENCE:

 

BOARD, COMMISSION OR COMMITTEE RECOMMENDATION:

 

ATTACHMENTS:
None
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COMMUNITY DEVELOPMENT AUTHORITY SUMMARY SHEET

MEETING DATE: Wednesday, September 4, 2019
  

SECTION: Business
  

DEPARTMENT: Community Development
  

CONTACT:
  

AGENDA ITEM: Discussion and action to reconvene into Open Session.
  

PREVIOUS ACTION:

 

ISSUE SUMMARY:

 

FINANCIAL/BUDGET IMPACT:

 

VILLAGE PLAN REFERENCE:

 

ORDINANCE REFERENCE:

 

BOARD, COMMISSION OR COMMITTEE RECOMMENDATION:

 

ATTACHMENTS:
None
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COMMUNITY DEVELOPMENT AUTHORITY SUMMARY SHEET

MEETING DATE: Wednesday, September 4, 2019
  

SECTION: Business
  

DEPARTMENT: Community Development
  

CONTACT:
  

AGENDA ITEM: Discussion and action to make a recommendation to the Village Board regarding a 
Real Estate Acquisition and Development Agreement by and between the Village of 
McFarland and Lakestone Properties & Management, LLC, for 4719 Farwell 
Street.

  

PREVIOUS ACTION:

 

ISSUE SUMMARY:

 

FINANCIAL/BUDGET IMPACT:

 

VILLAGE PLAN REFERENCE:

 

ORDINANCE REFERENCE:

 

BOARD, COMMISSION OR COMMITTEE RECOMMENDATION:

 

ATTACHMENTS:
None
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COMMUNITY DEVELOPMENT AUTHORITY SUMMARY SHEET

MEETING DATE: Wednesday, September 4, 2019
  

SECTION: Business
  

DEPARTMENT: Community Development
  

CONTACT:
  

AGENDA ITEM: Discussion and action to make a recommendation to the Village Board for financial 
participation regarding a TIF Development Incentives Application from McFarland 
Paint & Hardware Inc. (The Lift Store), 4725 Farwell Street.

  

PREVIOUS ACTION:

 

ISSUE SUMMARY:

 

FINANCIAL/BUDGET IMPACT:

 

VILLAGE PLAN REFERENCE:

 

ORDINANCE REFERENCE:

 

BOARD, COMMISSION OR COMMITTEE RECOMMENDATION:

 

ATTACHMENTS:
None
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