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OFFICIAL NOTICE AND AGENDA  
Notice is hereby given that the Redevelopment Authority of the City of Stoughton, 
Wisconsin will hold a regular or special meeting as indicated on the date, time and location 
given below. 


 


Redevelopment Authority of the City of Stoughton 
Wednesday, January 13, 2021, @ 6:00 p.m.  


 
**PLEASE NOTE** This is a teleconference meeting via GoToMeeting 


Access with a computer, tablet or smartphone via GoToMeeting - 
https://global.gotomeeting.com/join/717181317  
You may also join by phone using dial-in number (877) 568-4106 
Access code 717-181-317 
Please sign-in to the meeting at least five minutes prior to the scheduled start time if possible 


 
Regina Hirsch, Carl Chenoweth, Roger Springman, Lukas Trow, Dale Reeves, 
Ozzie Doom  and Pete Manley  


 
Call to Order  
 
1.  Communications 
 
2.  Public comments  
 
3.  Approval of minutes from the December 9, 2020 meeting  
 
4.  Chair Report   
 
5.  New Business 


a. Presentation of proposed Riverwalk Plans 
b. Discussion and possible action regarding potential RDA financial and technical assistance 


with the rehabilitation of 421 E. Main Street 
 


 6.  Old Business 
a. Discussion and update on Marathon site 
b. Discussion and possible action regarding Riverfront Site/Curt Brink development update 
c. Discussion and possible action regarding potential approaches towards promoting 


redevelopment, strategies, vision/mission statement(s), community engagement, etc. 
 


7.  Topics for February 10th, 2021 meeting  
 
8.  Adjourn  
 
 
 
 


Any person wishing to attend the meeting, whom because of a disability, requires special accommodation, should 
contact the Finance Director’s Office at (608) 873-6691 at least 24 hours before the scheduled meeting time so 



https://global.gotomeeting.com/join/717181317





appropriate arrangements can be made. In addition, any person wishing to speak or have their comments heard 
but does not have access to the internet should also contact the Finance Director’s Office at the number above at 
least 24 hours before the scheduled meeting so appropriate arrangements can be made.  
 


NOTE:  AN EXPANDED MEETING MAY CONSTITUTE A QUORUM OF THE COUNCIL. 








REDEVELOPMENT AUTHORITY MEETING MINUTES  
Wednesday, December 9, 2020   6:00 p.m. 
Remote GoToMeeting ID 483-144-901 
 
Present: Dale Reeves, Regina Hirsch, Lukas Trow (6:10), Roger Springman, Peter Manley, 
Ozzie Doom, Carl Chenoweth 
 
Absent and excused:  None 
 
Others present:  Finance Director Friedl, Gary Becker, Mayor Swadley, Josh Gibson, Curt 
Brink, Doug Hirsh, John Thousand, Gary Becker, Planning Director Scheel 
 
Call to order:  Reeves called the meeting to order at 6:03 p.m. 
 
Communications: 
Springman informed the members that the nomination papers for the Power House have been 
received and accepted by the State Historical Society. Tentative plan is to schedule the Review 
Board meeting for next February or May. 
 
Public Comments: 
None.  
 
Approval of minutes from November 11, 2020: 
Motion by Hirsch to approve the November 11th minutes, second by Doom. Motion passed 6-0.  
 
November 2020 Financial Report: 
Director Friedl provided a summary of the 11/30/20 RDA, TIF 5 and TIF 8 financial results.  
 
Chair Report: 
Reeves informed the members that there was a complaint brought forth by a Revolving Loan 
applicant regarding their experience with WWBIC. Reeves and Director Friedl followed up with 
WWBIC to discuss the issue and found that it appeared to be a communication error. Reeves 
will continue to follow up with the applicant to discuss the issue further if they are willing.  


 
Springman inquired about the status of the Abel Gallery grant application. Becker informed the 
members they chose not to pursue the grant at this point in time.  
 
Old Business 
 
a. Discussion and update on the Riverfront Storm Water Management 


 
Director Scheel provided a status update on the storm water management design along the 
riverfront. Scheel noted that cooperation between all the interested parties has been good 
and the design/planning is progressing well.    


 
Brink also noted that solid progress has been made over the last four meetings and he feels 
the design as is will meet any potential future storm water management requirements. 


 
John Thousand reiterated what Brink and Scheel said regarding cooperation and progress to 







date and also noted they plan to make the bio retention basins to be more aesthetically 
pleasing. He also noted they plan to add a fore bay on the west side of the first basin that 
may appear on future renditions and would be a wet pond. The plan is for the proposed bio 
retention ponds to remain relatively dry.   


 
Scheel also noted they are working closely with the whitewater park stakeholders to make 
sure any planned discharge points do not have a negative on impact their plans.  


 
Scheel noted that the timing of all phases of this development remain fluid and the main goal 
is make sure that future work does not impact the trail and bridge work to be done in 2021. 


 
Scheel noted the plan is to eventually connect the trail to the Elven Sted area; however, there 
are two existing property owners the city will need to work with to make this happen. He is 
optimistic this will happen, but nothing is guaranteed at this point.  


 
Thousand noted that his team believes the site balances and they are hopeful that additional 
fill will not need to be hauled in. This may require some borrowing from future phases, but 
that can be discussed later and will need to be agreed to by the city.  


 
Scheel told the RDA that the bio retention in Industrial Park North is characteristic of what 
these basins will look. However, the plan is for the riverfront basins to be much more 
aesthetically pleasing.  


 
The design presented is based on the current bank elevation prior to the dam removal. 
However, the whitewater park team believes the elevation will not change significantly 
following the removal of the dam.  


 
 
b. Discussion and possible action regarding Riverfront Site/Curt Brink development update 


 
Brink briefly discussed how his initial vision has evolved throughout this process and how all 
the moving parts are beginning to come together.   


 
Doug Hirsh walked the RDA through the revised concept plan presentation, while the RDA 
members asked questions and provided suggestions. 
 
The RDA agreed to formulate a committee consisting of Chenoweth, Reeves, Trow and city 
staff to meet with Brink and his representatives to begin drafting the relevant agreements and 
report back at future RDA meetings.  
 
 


c. Discussion and possible action regarding the draft Redevelopment Plan, potential 
approaches towards promoting the redevelopment of the area and potential public 
improvements that may be needed 


 
Becker walked through the memo provided in the meeting packet focusing on a two-pronged 
strategy.  
 
Becker suggested the RDA/City adopt this two-pronged approach as part of its day-to-day 
operations. 
 







The first step is to develop a vision that can be made available to the public and used to 
begin the conversation with existing property owners. Becker will provide examples of what 
other RDAs have done. Becker, Springman and Hirsch plan to bring a draft concept to the 
next RDA meeting for discussion.  


 
Topics for January 13, 2021 RDA meeting: 


- Riverfront Development Update 
- Redevelopment Plan Update 
- Marathon Site Update 


 
Adjourn: 
Motion by Springman to adjourn the meeting, second by Hirsch. Meeting adjourned at 8:35 
p.m. 
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CITY OF STOUGHTON 
FINANCE DEPARTMENT 


207 S Forrest, Stoughton, WI 53589 
 


(608) 873-6677     www.ci.stoughton.wi.us 
 
 
 
 
 
 
Date:  January 7, 2021 
 
To:  Redevelopment Authority 
 
From:  Jamin Friedl 
   
Subject: 421 E. Main Street 
 
Joanne Grassman is interested in purchasing and rehabbing the building located at 421 E. Main 
Street. She recently reached out to the Finance Department inquiring about potential TIF or other 
funding available to assist with this project. This building is located in TIF No. 5; however, I do 
not believe enough value would be created to provide the type of funding assistance Ms. 
Grassman is looking for.  
 
One alternative we discussed is similar to how the RDA offered to assist Abel Gallery in 
researching and securing grants. I requested a memo from Ms. Grassman summarizing the 
proposed project to aid the RDA in possibly identifying ways it could assist with securing 
funding.  
 
The information received from Ms. Grassman follows: 
 
Our intent is to historically restore as much of the building as possible and to renovate the 
remainder so that it becomes a beautiful, functional building that contributes prominently to 
Stoughton's downtown.    
 
The building provides one of the first "looks" that visitors see when they enter downtown from 
the East. Interestingly, the building also sits on the horizon of downtown as one enters from the 
West and is visible as far west as Van Buren St. It is 2 doors down from the Stoughton Opera 
House and sits on a corner that will be a traffic flow to the new Riverfront 
Development. Currently, the building's look is "blighted" by the city's description. Windows and 
doors are boarded, the brick has been neglected and, worse, patched with cement (which will 
eventually destroy the brick) and painted over.  
 
 
 
 
 



http://www.ci.stoughton.wi.us/





 
 
While the first floor of the building is currently usable, it has lost its historic beauty & value: 


 


 
The upstairs of the building is currently not functional as it has no heat, a/c, plumbing and 
limited electricity, aside from having no walls or ceiling!  
 


 
 
Our vision for the building is to renovate the upstairs into three high quality apartments, two 1-
bedroom units and one 2-bedroom, 2-bath unit. The apartments will feature the restored original 
wood floors and tin ceilings along with up-to-date features like in-unit washer/dryer. The one-
bedroom apartments will have a sunny southern exposure with beautifully restored windows. We 
hope to include a porch for all tenants that overlooks Rotary Park.   
 
The main floor will have the original wood floors restored, tin ceilings (replaced) and will 
become a spacious retail gallery for artisan home furnishings featuring Wisconsin made 
works.   Our LLC has already been formed:  Grand Inspired LLC, named after the Grand 
Hotel.    
 
The lower level also holds potential to be renovated into retail space as it has a walkout back and 
high ceilings. This will be phase three of our plan.   
 







The outside of the building will have the windows and brickwork restored to again highlight the 
beautiful architecture of the building.    
 
Financially, we are not sure that this can happen.  We have had one general contractor visit the 
building with us who estimated that it could cost as much as $400-$450K to bring up to code and 
livability.   This includes masonry, window repair & replacement, HVAC, Electricity, Plumbing, 
potentially roofing as well as the general building costs of constructing apartments. This, of 
course, does not include the cost to purchase the building.  The project would not be feasible at 
that cost as the value of the finished building would not reach the level of investment.   
 
But, we would like to move forward, trying to decrease costs by being our own GC and putting 
in as much "sweat equity" as we can. This will mean the project will take longer to complete 
before it can start generating any income.   We are also exploring the Historic Preservation Tax 
Credits and have consulted with the Wisconsin Historical Society. We hope to put in an offer on 
the building imminently that will include contingencies of getting restoration & renovation 
quotes that make the project viable. Again, these may come back too high to make the project 
financially possible.    
 
This is not an easy project. There is a ton of work to do on the building and it has the real 
potential to be out of reach financially, which is probably why the building has been on the 
market for over two years.   The longer the building sits as is, the higher the cost to restore it and 
the more likely it is that it will not ever happen.   
  
 
 








Meeting of the Redevelopment Authority of the City of Stoughton 
January 13, 2021 
Agenda Item 5b  
 
Purpose 


● Provide a vision for 421 E. Main St. that contributes to a thriving downtown and 
the City of Stoughton’s redevelopment priorities 


● Understand opportunities for collaboration with the city in support of the project.  
 
 
Importance to Downtown Stoughton & Redevelopment Plans 


 
● The “Gregor Hanson Hotel”  is a designated contributing building to the ​Depot Hill 


Historic District​.  
● Size & unique location create more impact 


○ Front & side of the building are highly visible from Hwy 51 coming into 
Downtown from the East  (see photo #1 on page 5) 


○ Bookends the Downtown view from the West - building is prominent on 
the horizon as far West as Van Buren St.  


○ Back of the building forms the northern view within Rotary Park (photo #2) 
○ Within the same block as the Stoughton Opera House 
○ One block away from large event venue, The Lagaret 
○ Situated on the corner of 6th & Main, a proposed Focal Entry Point for the 


Riverfront Redevelopment Area. (photo page 6) 
○ Building has been designated “Blighted” in the Rail Corridor Improvement 


Plan.  
 
 
Vision for Restoration & Renovation of Property 
 
Use 


● Street Level 
○ Future home to Grand Inspired:  Home Furnishings Gallery 


■ Artisan home furnishings 
■ Wisconsin-made products 
■ Moderate price point 
■ Professional marketing outreach 
■ “Junior” artisans featuring local youth works 


● Upper Level 
○ Three new downtown apartments  


■ Historic character with modern rental preferences 
■ Price point comparable to new apartment complexes in Stoughton 


 
● Lower Level 


○ Potential for Maker Space or another commercial lease 
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Major Restoration & Renovation 
 


● Structure  
○ Masonry 


■ Repair & replace deteriorating brick on back side of building  
■ Repair chimneys  
■ Remove paint from front of building 
■ Remove cement patches (cement may eventually destroy the brick) 
■ Repair & replace mortar 


 
○ Windows/Doors 


■ Repair historic windows where possible (approx. 10 of 15) 
■ Replace missing windows with historic facsimiles (approx 5 of 15)  
■ Replace missing historic door on back of building  


 
○ Roof 


■ Current roof is rolled rubber membrane which has been repaired b/c of 
several  leaks.  A professional inspection is needed to determine its 
remaining lifespan.  


■ Repair gutters on back of building 
 


○ Entrance/Egress Points 
■ Extend steps on back of building to reach apartments 
■ Make entrance to Street Level handicap accessible 
■ Restore porches on front, street level and back, upper level 


 
● Infrastructure 


○ Extend plumbing to Upper Level for three apartments 
○ Extend HVAC to Upper Level (Heat & AC) 
○ Upgrade HVAC to Street & Lower levels (furnace is very old) 
○ Extend sufficient electrical to Upper Level  
○ Upgrade electrical to adequately serve all three levels 


 
● Interior 


○ Upper Level 
■ Construction of three apartments (see floor sketch below) 
■ Restoration/Repair of wood floors, interior window woodwork 
■ Replacement of ceilings to match period (tin or wainscot) 


2 







■  
 


○ Street Level 
■ Demo of current flooring (carpet & vinyl tile)  
■ Demo of false floors & walls  
■ Restoration of wood floors 
■ Replacement of ceiling to match period (likely tin) 
■ Repair & repaint interior plaster walls 
■ Upgrade public restrooms 


 
○ Lower Level 


■ Future remodel for anticipated use of space 
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Barriers & Opportunity 
 


421 E. Main St. has been on & off the market since October, 2015.    The cost of the 
building plus the necessary and desirable repairs & renovation is an obvious barrier to the sale 
of this property.   The owner does want to sell it, he just can’t.  


In early November, 2020, we toured the building with a professional contractor and a 
commercial banker (as well as the listing real estate agent).   The contractor’s rough estimate to 
bring the building up to its intended use as we envision it was $450,000 - $500,000.   With the 
building listed price, this is a total investment of $645 - $695,000.   Our banker concurred with 
this estimate.  


 
At this price, the investment is not recommended nor is it feasible.  


 
We intend to place an offer for the property contingent on determining the costs of the 


essential work that must be done on the building.    A masonry restoration company and 
window/door restoration company are included in the queue of professionals to provide 
inspections & cost estimates for these highly specialized areas.  


To bring this project into a feasible cost range, we will serve as our own general 
contractors, put in sweat equity where we can, obtain bids for technical and specialized work 
and work in phases.   We have already sought information on the Historic Preservation Tax 
Credit program, both at the state and federal levels and will apply for one or both of these 
programs.  


 
This project, if completed, contributes greatly to Stoughton’s redevelopment plans and 


will benefit the City of Stoughton in both tangible and intangible ways.  We are seeking to learn 
about any available supports that the City might have available that can bring it to fruition.  
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Photos 
Side & Front of 421 E. Main from Hwy 51 coming into Downtown from East 
Side windows boarded 
Brick & mortar patched with cement & painted 


 
 
Back of building from Rotary Park 
Back windows & door boarded 
Brick deteriorating 
Porch unsafe/unusable  
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Riverfront Development Plan 
Circled area represents 421 E Main at corner of Main &  6th St 
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DRAFT Outline for RDA Flyer V1 
 


Stoughton's Redevelopment Authority: Bringing out Our Community's Best 
 
A.  Opening Preface (no title)   
 
Major point:  Most medium-to-large cities desire to enhance and improve their business, residential,  
and cultural environment by allowing for the creation of special commissions such as redevelopment  
authorities, housing authorities, or even business improvement districts.        
 
Stoughton undertook this challenge with the creation of a housing authority in ____  followed in 2008 by a 
redevelopment authority.   This flyer provides background information on Stoughton's redevelopment authority; what it 
is, how it operates, its accomplishments, and future directions.      
 
B.  Stoughton's Redevelopment Authority 
 
1.  Organization:  State statutory reference, # of members, member expertise needs, length of term, meeting frequency, 
and role of City Finance Director.  Reference by-laws and link to current members and website. Highlight select by-law 
sections as needed to provide organizational clarity.  (link to by-laws)   
 
2.  Goals and Operation:  Using statutory language, outline core requirements to take action on parcels and properties.  
Reference "blight" and need to improve taxable value undertaken in projects.  Short discussion on role of 
redevelopment plans and how they provide both data and instruction on desired redevelopment pathways.   Provide 
generalized summary of how a project moves from start to finish and role of RDA/city in assessing public infrastructure 
and improvement needs.      
 
3. General and Project Budgeting:  Operates as a dependent unit of city government and cannot undertake final action in 
the absence of city approvals for budgeting and projects.  RDA's often use TID's to secure parcel leveraging and provide 
developers with favorable opportunities for short and long term improvements.  Identify TIDs related to current 
development projects (links can be provided for more detailed TID information).     
 
C. Accomplishments and Projects in Progress (summaries of each with photographs. Links as appropriate)   
 
1.  Elvensted  
 
2.  Downtown Revitalization Assessment  
  
3. Marathon Site 
 
4.  Riverfront Project 
 
D.  Looking Forward 
 
1.  East Main and Railroad Corridor  
 
2. Other Potential Projects?   (merging with housing authority to create CDA))   
 
E. Summary and Getting Involved    








GWB Professional Services  12/17/20 


Community Development Investment Grant - WEDC 
• Supports redevelopment efforts 
• Focus on shovel-ready projects 
• Emphasis on downtown community-driven efforts 
• Maximum grant: $250,000 
• 1:1 Match 
• <30% of match can be other state or federal grants 


Eligible activities: 
• Building renovation  
• Historic preservation  
• Demolition  
• New construction  
• Infrastructure investment  
• Project or site development planning 


Eligible Projects: 
• Development of significant destination attractions  
• Rehabilitation and reuse of underutilized or landmark buildings  
• Infill development  
• Historic preservation  
• Infrastructure efforts, including disaster prevention measures, providing substantial 
benefits to downtown residents or property owners  
• Mixed-use development (not exclusively residential) 


Considerations: 
• Impact on the community  
• Financial justification  
• Previous planning efforts  
• Readiness to proceed  
• Involvement of public-private partnerships  
• Other factors determined by WEDC 


Proposal: 
Applicant: RDA/City – $250,000 
Grant Components: 


• Riverfront improvements to support redevelopment: 
• Stabilize the Powerhouse 


o Structure 
o Riverbank 
o Preserve historic integrity 


• 4th St connec�ons to Downtown 


 







GWB Professional Services  12/17/20 


Capacity-Building Grants - WEDC 
Economic Development 


• Supports local and regional economic development efforts in Wisconsin 
• Foster an advanced economic development network within Wisconsin 
• Funding: up to $50,000 


Eligible Projects: 
• Planning initiatives or assessments of the economic competitiveness of the area (e.g. 
workforce, infrastructure, sustainability, export capacity).  
• Initiatives that will assist or enhance an organization’s ability to develop or deliver economic 
development programming that helps to identify or address issues or challenges of an area or 
the state.  
• Implementation or replication of successful pilot programs or economic development best 
practices.  
• Marketing by regional economic development organizations. Regional economic development 
organizations may receive grants not to exceed $100,000 or the amount of matching funds the 
organization obtains from sources other than WEDC or the state, whichever is less, to fund 
marketing activities.1  
• Match funding for projects receiving EDA Cares Act funding  
• Delivery of resources and services to Wisconsin entrepreneurs through the Entrepreneurship 
Support grant. 


Considerations: 
• The likelihood the proposed effort will result in long-term benefits to the organization, its 
members, the region or state, or its clients  
• The degree to which the organization can influence state or regional economic conditions 
(e.g. number of localities served, geography, membership size)  
• The extent to which the problem has been approached through regional collaboration with 
other economic development groups and other local jurisdictions  
• The extent to which the project will provide an impact to smaller communities or rural areas 
of Wisconsin  
• The financial need demonstrated by the applicant  
• The extent to which the proposed effort can be replicated throughout Wisconsin 
 
Proposal: 
Applicant: RDA/City, $50,000? 
Grant Components: 


• Assessment of the compe��veness of the Stoughton region for workforce atrac�on and 
new business forma�on. 


• Property condi�on assessment program. 
• Assess reuse poten�al of blighted structures. 


 
 







GWB Professional Services  12/17/20 


Entrepreneurship Support 
Supports implementation of entrepreneurship programs. 
Funding: $10,000 - $$100,000 
Promotion of entrepreneurship • Entrepreneurial education, mentorship, or training programs 
• Facilitation of business development or financial services 
 
Proposal: 
Objective: Take the SASD Fab Lab model and expand it to serve the entire community for the 
purpose of spurring local innovation, new business formation and workforce development. 
 
Applicant: SASD and RDA/City - $50,000?? 
 
Grant Components: 


• Develop a community-focused program of educa�on, mentorship, training, and access to specialized 
equipment. 


• Iden�fy the space needs to support such programming.  





