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.

Meeting of the: Redevelopment Authority of the City of Stoughton

Date /Time: Wednesday, February 13, 2019 @ 5:30 p.m. .

Location: City Hall — Hall of Fame Room, 381 East Main St., Stoughton WI 53589

Members: Regina Hirsch, Denise Duranczyk, Carl Chenoweth, Brian Girgen, Roger Springman, Lukas

Trow and Dale Reeves
Call to Order
1. Communications

2. Public comments

w

. Approval of January 3, January 9" and January 29™, 2019 minutes

E

Finance Report

5. Old Business

Marathon site update

Revolving loan fund update

Public Works parcel transfer update

Downtown revitalization update and possible action on subcommittee members
Discussion and possible action on RFEI manuscript

Blacksmith shop updates**closed session discussion on settlement negotiations”
Blacksmith shop insurance update and possible action on coverage purchase

@~ ooooTw

7. Agenda items for March 13, 2019

(00]

. Adjourn

NOTE: An expanded meeting may constitute a quorum of the Council.

If you are disabled and in need of assistance, please call 873-6677 prior to this
meeting.

** The RDA may convene in closed session pursuant to sections 19.85(1)(e)
and (g) to confer with legal counsel regarding negotiation and litigation
strategy relating to the Highway Trailer Complex demolition project.

Note: For security reasons, the front door of the City Hall Building will be locked after 4:30 p.m. If
you need to enter City Hall after that time, please use the Fifth Street entrances




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.

Meeting of the: Redevelopment Authority of the City of Stoughton

Date /Time: Wednesday, February 13, 2019 @ 5:30 p.m. .

Location: City Hall — Hall of Fame Room, 381 East Main St., Stoughton WI 53589

Members: Regina Hirsch, Denise Duranczyk, Carl Chenoweth, Brian Girgen, Roger Springman, Lukas

Trow and Dale Reeves
Call to Order
1. Communications

2. Public comments

w

. Approval of January 39, January 9" and January 29", 2019 minutes

»

Finance Report

5. Old Business

a. Marathon site update
b. Revolving loan fund update
c. Public Works parcel transfer update
d. Downtown revitalization update and possible action on subcommittee members
e. Discussion and possible action on RFEI manuscript
f. Blacksmith shop updates**closed session discussion on settlement negotiations”
g. Blacksmith shop insurance update and possible action on coverage purchase
7. Agenda items for March 13, 2019
8. Adjourn

NOTE: An expanded meeting may constitute a quorum of the Council.

If you are disabled and in need of assistance, please call 873-6677 prior to this
meeting.

** The RDA may convene in closed session pursuant to sections 19.85(1)(e)
and (g) to confer with legal counsel regarding negotiation and litigation
strategy relating to the Highway Trailer Complex demolition project.

Note: For security reasons, the front door of the City Hall Building will be locked after 4:30 p.m. If
you need to enter City Hall after that time, please use the Fifth Street entrances






REDEVELOPMENT AUTHORITY MEETING MINUTES
Wednesday, January 3, 2019
Hall of Fame Room

Present: Roger Springman, Carl Chenoweth, Lukas Trow, Dale Reeves, Regina Hirsch

Absent and Excused: Denise Duranczyk, Brian Girgen

Others Present: Mayor Swadley, Finance Director Friedl! (arrived at 6:00 p.m.), Attorneys Matt
Dregne and Laura Callan

Call to Order: Called to order at 5:39 p.m. by Springman

Communications:
None

Public Comments:
None

Old Business:
**Closed Session: Blacksmith Shop damage claim legal review and possible action

Motion by Hirsch, second by Chenoweth to go into closed session at 5:45 p.m. Motion passed
by roll call 5 to 0.

Motion by Chenoweth, second by Reeves to go into open session at 7:50 p.m. Motion passed 5
to 0.

The RDA authorizes Chenoweth and Springman to serve as representatives at mediation and

authorizes them to proceed with the mediation process. Starting negotiating point is $182,000

and the RDA gives Chenoweth and Springman the authority to approve a settlement as low as
$65,000. No motion was proposed as this passed by a matter of consensus.

Agenda Iltems for the January 9, 2019 Meeting

- Revolving Loan Fund review

-  RFEI

- Marathon Site

- Downtown Revitalization

- Blacksmith Shop insurance

- Removal of Moratorium — Deferred until RFEI responses are received

Adjourn

Motion by Chenoweth to adjourn the meeting, second by Reeves, Motion passed 5 to 0 to
adjourn at 7:58 p.m.






REDEVELOPMENT AUTHORITY MEETING MINUTES
Wednesday, January 9, 2019
Hall of Fame Room

Present: Roger Springman, Denise Duranczyk (left at 7:47 p.m.), Regina Hirsch, Dale Reeves, Lukas Trow

Absent and Excused: Carl Chenoweth, Brian Girgen

Others Present: Mayor Swadley, Director Friedl, Gary Becker, Director Gillingham, Director Scheel, Emily
Bahr, Carl Francine, Alexander Cramer

Call to Order: Called to order at 5:30 p.m. by Springman

Communications:
Springman provided a summary of the Beloit Iron Works tour and economic development efforts
occurring in Beloit.

Springman provided a summary of the Powers of the Redevelopment Authority.
Springman discussed the reduction in the RDA’s future storm water costs.

Public Comments:

Carl Francine communicated his thoughts regarding the future of the Powerhouse building and his
interest in the building. Mr. Francine offered his services to the RDA related to his thoughts on the
purpose and design of the building. The RDA determined Springman and Mr. Francine should continue
the conversation at a later date.

Approval of December 12, 2018 Minutes

Motion by Duranczyk to approve the December 12" minutes, second by Reeves. Motioned passed 5 to
0.

Finance Report
None

Old Business Items

a. Update on revolving loan program and possible action on program modifications
Trow provided an update on his discussions with WWBIC.

Proposed changes from WWBIC:
- 6 months’ interest only followed by 54 months’ interest and principal
- Propose $500 increase in current management fee from $1,500 to $2,000 due
to longer term of the loans
- Use of loans to repair/rehab residential units above downtown businesses
needs to be considered by the RDA

Motion by Trow to allow for 6 months’ interest only followed by 54 months’ principal
and interest, to agree to the $500 increase in management fees and to allow for





e.

repairs/rehab to downtown residential properties to be included under the program,
second by Duranczyk. Motion passed 5 to 0.

Viking Brew Pub has also requested the ability to restructure its existing loan under the
new format.

Motion by Trow to allow Viking Brew Pub to restructure its existing loan under the new
terms, second by Reeves. Motion passed 5 to 0.

Update on Blacksmith Shop
Springman noted additional damage occurred on 1/8/19.

Springman provided a brief update on the pending legal actions related to the October
storm damage.

Discussion and possible action related to the proposed downtown revitalization
program

Duranczyk put together a resolution based on feedback from legal counsel, City staff
and the City Council, and provided a brief summary of the proposed resolution.

Springman inquired as to what the process will be going forward. Duranczyk believes
the City Council will want to know the make-up of the sub-committee. If approved,
Duranczyk will work with Becker to develop the initial process and hire a consultant to
guide the process.

Hirsch requested that a timeline be presented with the resolution to help the Council
make a more informed decision. Duranczyk and Becker will develop a timeline for
inclusion in the presentation.

Motion by Hirsch to approve the proposed resolution with the addition of a timeline,
second by Reeves. Motion passed 5 to 0.

Discussion on RFEI draft and possible action
Becker highlighted the following items in the RFEI:
- Name of the development — Leave as Riverfront Development
- Contact — Responses to the RFEI will go to Director Friedl
- Duranczyk noted she does not like the picture on the front page. Discussion
followed and Becker agreed to find a picture of the site from a different angle.
- RDA members discussed additional proposed edits to the draft RFEI

Becker will develop a list of developers, finalize the draft RFEI and the SAG Grant
application prior to the special January RDA meeting.

Motion by Hirsch to accept the draft and approve the final at the special January
meeting, second by Trow. Motion passed 5 to 0.

**Closed Session: update on Marathon site and possible action on new offer





Blake George joined to answer questions prior to going into closed session.

Mr. George provided some background related to how this venture came to fruition and
how he will handle buyer and broker roles included in any new offer.

Mr. George provided clarification related to what type of environmental remediation is
required at the property.

Springman requested Mr. George confirm the bank’s confidence in the project, but as a
formality, is requesting a new phase | environmental assessment be done, title work,
appraisal, project related pro-forma reports, etc. Mr. George feels this can all be
accomplished prior to the closing deadline.

Mayor Swadley inquired if the storm water issues at the existing Nelson property will be
remedied prior to the closing date. Director Scheel explained that Mr. Nelson will be
required to provide a letter of credit for any future projects. Additional discussion
followed related to the particulars of this issue. Director Scheel did note that Mr. Nelson
will need to reapply for a permit due to proposed changes in the design of the storm
water mitigation plans and a letter of credit will be required at that time.

Mr. George confirmed he will provide clarifying language in Exhibit A related to the
project plan and its impact on any park and permit fees.

Director Scheel provided clarification related to the $5,000 street opening credit,
explaining that this work was deferred and will be done as part of the project.

Discussion followed related to the treatment of the original $5,000 earnest money and
guaranteed assessed value amount of $900,000.

Motion by Trow to go into closed session at 8:40 p.m., second by Reeves. Motion passed
by roll call 4 to 0.

Motion by Hirsch to go into open session at 9:17 p.m., second by Reeves. Motion passed
by roll call 4 to 0.

Motion by Trow to allow Springman and Reeves to reject the offer that was presented
and discuss the additional items the RDA would like to see included in the agreement,
second by Hirsch. Motion passed 4 to 0.

New Business Items

a. Discussion on RDA insurance needs and possible action on insurance acquisition

Springman introduced Director Gillingham to discuss the insurance issue at the
Blacksmith Shop.

Director Gillingham filed a record only on 10/21 with the insurance company. Based on
copies of the deeds it was discovered the property is not an insurable interest of the City
and has not been covered since the transfer of the properties to the RDA. Director
Gillingham discovered this on 12/28 and under the direction of Springman and Mayor





Swadley acquired insurance from MPIC on the Blacksmith Shop only. Director Gillingham
was unable to secure liability insurance on the property so she added the RDA to the
City’s liability policy as an additional insured. If there is a claim the Self-Insurance Rate
will increase for the City.

The RDA decided to schedule a late January meeting to finalize the insurance issue and
itemize an amount that needs to go to Finance Committee and City Council.

Agenda Items for the February 13, 2019 Meeting

- Discuss process to request funds from City Council and determine an estimated amount the RDA
and TIF 8 will require for the remainder of calendar year 2019.
- Public Works Building Demo Process — Determine who will be responsible for hiring the relevant

consultants/engineering, issuing bids, etc.

Adjourn

Motion by Springman to adjourn the meeting, second by Trow. Motion passed 4 to 0 to adjourn at 9:19
p.m.






REDEVELOPMENT AUTHORITY MEETING MINUTES
Wednesday, January 29, 2019
Hall of Fame Room

Present: Roger Springman, Denise Duranczyk, Regina Hirsch, Dale Reeves, Lukas Trow, Brian Girgen,
Carl Chenoweth, Attorney Dregne joined at 6:03, Attorney Callen joined at 6:12

Others Present: Mayor Swadley, Director Scheel, Greg Jenson, Alexander Cramer
Call to Order: Called to order at 5:30 p.m. by Springman

Communications:

Chairman Springman requested a presentation to the City Council, from Lukas Trow regarding Revolving
Loan Fund. Springman gave a Marathon update. Duranczyk gave an update on the Downtown
Revitalization initiative.

Update on RFEI manuscript and possible action to approve:

Committee reviewed changes suggested by city staff and approved additional changes. Springman and
Hirsch will meet and present additional changes at the February 13" meeting. Process to distribute the
RFEI was discussed.

Closed session on negotiations regarding Blacksmith Shop settlement:

Motion by Duranczyk to approve move into closed session to discuss Blacksmith Shop settlement,
second by Reeves. Motion passed 7-0.

Update on RDA insurance situation
This was discussed in closed session. Motion by Duranczyk to move into open session, seconded by
Hirsch. Motion passed 7-0

Discussion on removing Blacksmith Shop moratorium and possible action:

Motion by Duranczyk to recommend City Council lift the moratorium on the Blacksmith Shop, seconded
by Hirsch. Motion passed 7-0.

Agenda Items for the February 13, 2019 Meeting

- Revolving Loan Fund

- Downtown Revitalization
- Marathon offer

- Mediation preparation

- Financial update

Adjourn

Motion by Duranczyk to adjourn the meeting, second by Chenoweth. Motion passed 7-0 to adjourn at
8:28 p.m.






BALANCE SHEET FOR STOUGHTON CITY
Period Ending 12/31/2018

Description Balance

Fund 205 - TID #5 FUND

PRIMARY CHECKING S (59,855)
WISC INVESTMENT FUND S 148,205
Total Assets S 88,350
ACCOUNTS PAYABLE S 113
ADVANCE FROM GEN FUND S 598,427
Total Liabilities S 598,540

ENDING FUND BALANCE S (510,190)






REVENUE AND EXPENDITURE REPORT FOR STOUGHTON CITY

PERIOD ENDING 12/31/2018

YTD BALANCE
12/31/2018 2019
DESCRIPTION NORMAL (ABNORMAL) BUDGET
Fund 205 - TID #5 FUND
TAX INCREMENT GUARENTEE S 20,373 S 19,400
EXEMPT COMPUTER AID S 38,657 S 39,100
OTHER STATE GRANTS S 150,000 S -
INTEREST S 2,778 S 500
NOTE PROCEEDS S 348,750 S -
TRANSFER IN - GENERAL FUND S 77,893 S -
Total Revenues S 638,450 S 59,000
OPERATING EXPENSES S 113 S 6,804
DEBT ISSUANCE FEES S 18,157 S -
TIF BUILDING PROJECTS S 647,049 S -
ADMINSTRATION S 2,812 S 4,750
DEBT SERVICE S 77,893 S 107,661
Total Expenditures S 746,023 S 119,215
NET OF REVENUES & EXPENDITURES S (107,573) S (60,215)
ENDING CASH BALANCE S 88,350
LESS: FINAL EARTH CONST. PAY REQUEST S (21,753)
ENDING CASH BALANCE S 66,597 S 6,382

2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036

Remaining
Debt Forecasted Forecasted Revenue
Service Increment Other Revenues Shortage
S 102,521 S - S 60,000 S (42,521)
S 112,938 S - S 60,000 S (52,938)
S 153,850 S - S 60,000 S (93,850)
S 154,201 S 19,734 S 60,000 S (74,467)
S 152,163 S 22,260 S 60,000 S (69,903)
S 161,619 S 24,812 S 60,000 S (76,807)
S 162,084 S 60,584 S 60,000 S (41,500)
S 169,129 S 63,519 S 60,000 S (45,610)
S 117,332 S 66,483 S 60,000 S 9,152
S 62,454 S 102,672 S 60,000 S 100,218
S 62,454 S 106,028 S 60,000 S 103,574
S 62,453 S 109,417 S 60,000 S 106,964
S 62,453 S 112,840 S 60,000 S 110,387
S 62,454 S 116,297 S 60,000 S 113,843
S 62,454 S 119,789 S 60,000 S 117,335
S 62,453 S 123,316 S 60,000 S 120,863
S 62,453 S 126,878 S 60,000 S 124,425
S 1,785,464 S 1,174,629 S 1,020,000 S 409,165

Note - Forecasted Other Revenues is a high level forecast of exempt computer aid

and increment guarantee






BALANCE SHEET FOR STOUGHTON CITY
Period Ending 12/31/2018

Description Balance

Fund 208 - TID #8 FUND

PRIMARY CHECKING S 231,387
Total Assets S 231,387
ACCOUNTS PAYABLE S 3,638
Total Liabilities S 3,638

ENDING FUND BALANCE S 227,749





YTD BALANCE

12/31/2018 2019

DESCRIPTION NORMAL (ABNORMAL) BUDGET
Fund 208 - TID #8 FUND
TAX INCREMENT GUARENTEE S - S -
EXEMPT COMPUTER AID S - S -
OTHER STATE GRANTS S - S 200,000
INTEREST S - S 500
NOTE PROCEEDS S 426,250 S 300,000
TRANSFER IN - GENERAL FUND S - S 58,000
Total Revenues S 426,250 S 558,500
OPERATING EXPENSES S 322 S 49,636
TIF BUILDING PROJECTS S 187,947 S 500,000
DEBT ISSUANCE FEES S - S 10,000
ADMINSTRATION S 10,232 S 4,750
DEBT SERVICE S - S 22,928
Total Expenditures S 198,501 S 587,314
NET OF REVENUES & EXPENDITURES S 227,749 S (28,814)
ENDING CASH BALANCE S 231,387
LESS: FINAL EARTH CONST. PAY REQUEST S (260,817)
ENDING CASH BALANCE s (29,430) s (58,244)

2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031

Remaining
Debt Forecasted Revenue
Service Increment Shortage
$ 51,723 $ - $ (51,723)
S 194,508 S - S (194,508)
S 343,598 S 814 S (342,784)
S 344,093 S 6,113 S (337,980)
S 341,783 S 103,106 S (238,677)
S 342,168 S 241,949 S (100,219)
S 342,443 S 392,424 S 49,981
S 342,872 S 537,984 S 195,112
S 340,743 S 643,717 S 302,974
S 273,671 S 749,979 S 476,308
S 237,975 S 756,210 S 518,235
S 95,190 S 794,155 S 698,965
S 3,250,764 S 4,226,451 S 975,687

Note - Remaining debt service includes a $300,000
2019 issue, a $1,200,000 2020 debt issue and a
$800,000 2021 debt issue in addition to $426,250 of

the 2018 debt issue allocted to TIF No. 8






Approval Process

The program was created by the City of
Stoughton and the Stoughton Redevelopment
Authority and is administered by the Wisconsin
Women's Business Initiative Corporation (WWBIC).

Applications should be submitted directly to
WWBIC for processing and underwriting. If the
application meets eligibility and underwriting
standards, the loan will be approved by WWBIC.

Downtown Revolving Loan Fund Eligibility Boundary Map
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Overview

The Stoughton Redevelopment Authority’s (RDA)
downtown Revolving Loan Fund (RLF) was created to
assist businesses and commercial property owners with
building rehabilitation (interior and exterior), building
construction, and furniture/fixtures/equipment. It is funded
by Tax Increment District #4.

Eligibility

Businesses and mixed-use properties within the program
boundary area (see map on the opposite page) are
eligible for a loan up to $50,000.

Projects may include:

* Interiorremodeling (electrical, plumbing, walls,
fixtures, HVAC, etc.);

*  Working capital;

*  Furniture/fixtures/equipment (computers, desks,
tables, appliances, etc.);

*  Exterior facade work (windows, fuckpointing, siding,
awnings, etc.); and

*  New building construction. Single properties may be
eligible for more than one loan. For example, each
business in a multi-tenant building may apply, and
the property owner may also apply to remodel
second floor residential or office space.

The following activities are ineligible for RLF assistance
and/or cannot count towards the applicant match:

¢ Single family homes;

*  Mulfi-family residential structures that have no
accompanying commercial space;

* Refinancing/consolidation of debt from other
sources;

¢ Reimbursement for expenditures or binding financial
obligations incurred prior to loan approval;

*  Equipment that is not essential to business operation;
and

*  Routine maintenance.

RLF funds may not be used for real estate transactions, but
real estate may be part of alarger project that includes
eligible RLF activities. For example, an applicant may
purchase a property and invest $100,000 in building
rehabilitation and equipment and apply for up to $50,000
of RLF assistance.

Speculative investment companies, real estate investment
companies, lending institutions, gambling operations, and
private recreation facilities are not eligible fo submit an
application.

Loans are fully amortizing up to 60 months at a fixed
interest rate of 3.0%. Applicants can also choose to have 6
months interest only payments followed by principal and
interest payments of up fo 54 months.

Applications

Applications may be obtained from Stoughton City Halll,
381 East Main Street, or at the RDA's website:
www.stoughtonrda.org.

APPLICATONS ARE STRICTLY CONFIDENTIAL

Applications must be submitted to:
An Nguyen, WWBIC

2300 S. Park Street, Suite 103
Madison, WI 53713.

Emailed applications are accepted:
An.Nguyen@wwhbic.com

Questions regarding the program may be directed o
Jamin Fried| at: (608) 873-6691 or
jfriedl@ci.stoughton.wi.us.







City of Stoughton, 381 E Main Street, Stoughton W1 53589

RESOLUTION FROM THE REDEVELPMENT AUTHORIDY TO THE
STOUGHTON COMMON COUNCIL

Approving the expenditure of up to $40,000 by the City of Stoughton Redevelopment Authority for
professional services relating to downtown revitalization.

Previous Action:  Redevelopment Authority
Approved 6-0

File Number: R-13-2019 Date Introduced:  January 22, 2019

WHEREAS, the RDA was established by the City Council to eliminate blight and improve the vitality
of underutilized areas in TID 4 (downtown), TID 5 (railroad corridor), TID 8 (riverfront re-
development), and

WHEREAS, because the RDA's Riverfront Project (TID 8) is adjacent to the downtown, it is vital for the
RDA to assure that essential economic, social, pedestrian, and traffic planning and coordination occurs in
a timely manner over the next two years, and

WHEREAS, the RDA has identified the following goals: 1) solicit input from downtown stakeholders to
determine major issues and needs facing the downtown area, 2) identify strategies and opportunities to
advance downtown economic development, 3) update and review development plans and opportunities
for the eastern end of Main Street, and

WHEREAS, the results of this proposed downtown revitalization effort and its output in the form of
initial stakeholder comments and suggestions could eventually lead to the development of plans such as a
downtown marketing plan, a business retention plan, ways to attract new businesses, etc., and

WHEREAS, the RDA has taken steps to assist downtown businesses by revising its Revolving Loan
Program for easier downtown business use and access, and

WHEREAS, the City of Stoughton's Comprehensive Land Use Plan identifies the need to develop a
Downtown Master Plan and the above information could be used during that process, and

WHEREAS, in the spring election of 2015 78% of the citizens directed the city government to focus on
revitalizing our downtown, and

WHEREAS, there is money available in TID #4 to do planning activities, and the RDA requests the
authority to spend up to $40,000 on professional services relating to the above-described downtown
revitalization efforts.

THERFORE BE IT RESOLVED by the Common Council of the City of Stoughton that the RDA is
authorized to expend up to $40,000 on professional services, using funds available in the TID # 4
account, to assist the RDA in developing recommendations for downtown revitalization.





Council Action: |:| Adopted |:| Failed Vote

Mayoral Action: |:| Accept |:| Veto

Tim Swadley, Mayor Date

Council Action: |:| Override Vote






Timeline for Downtown Revitalization Project

Resolution to City Council January 22, 2019
Form subcommittee of RDA Jan. & Feb. 2019
1st Meeting of subcommittee Early March 2019

Discuss process to hire consultant-Gary Becker will assist with names of local
urban planners and interview questions

2nd Meeting-talk to candidates Early April 2019
3rd Meeting-select consultant Late April/early May
4th Meeting-define scope of service May/June 2019

This will be based on the goals listed in the resolution with possible studies once
the subcommittee has listened to stakeholders.

Planning Process/Implimentation July 2019-April 2020
e Monthly meetings with consultant

e Early in the process will do stakeholders meetings to clarify issues and
perceived strengthens in downtown

e Based on this feedback, will examine the need for additional studies i.e.
parking, traffic, economic analysis, etc. so subcommittee has reliable data

e Once the subcommittee has listened to stakeholders and examined data
from studies, goals will be developed

e Recommendations will be made based on economic visibility and
community buy in with presentation made to RDA, City Council and the
public

Estimated cost for consultant is $30,000-$40,000 which will come from TID 4





planning line item.





		13-R-13-2019 AMENDED.pdf

		13b-Timeline Downtown Revitalization.pdf




Downtown Revitalization Subcommittee-Members
Amanda Briggs-Manager of Fosdahl Home Bakery
Phil Caravello- City Council rep., owner Stoton Cycle, downtown resident
Joe Crubaugh-owner of Fosdahl Home Bakery
Denise Duranczyk- citizen member
Sharon Mason-Boersma- citizen member
Jamae Ramsden- owner & manager of The Lageret

Lukas Trow- RDA member and representative






PARTNERSHIP
STOUGHTON [elx=lelzgNVIN I REN={a=

Redevelopment Authority

Riverfront Redevelopment Area, Stoughton, Wisconsin
11 Acre Redevelopment Site - Development Opportunity
Prime Downtown Location-Yahara River Frontage Madison Metro

Dear Sir or Madam:

The Redevelopment Authority (RDA) of the City of Stoughton is soliciting Requests for Expressions of Interest
from developers and investors for a phased development entitled Riverfront Redevelopment Area. The site is
centrally located in Stoughton’s beautiful downtown area, and includes over 1,500 feet of river frontage
offering exceptional recreation and lifestyle opportunities. The site boasts easy access to local and future
regional bike and walking trails, a co-op grocery store, historic Opera House, restaurants, and entertainment
venues. Stoughton is home to several well-known international businesses as well as having an active small

businesses community.

The RDA is actively pursuing a public-private partnership, leveraging City assets and financial resources to
develop an exceptional urban mixed-use development. We look forward to your response and consideration.
Expressions of interest are due electronically by April 15, 2019 to the attention of RDA Executive Director,
Jamin Friedl, at the email below.

Sincerely Yours, Roger Springman, RDA Chair

Stoughton Redevelopment Authority jfriedl@ci.stoughton.wi.us 608-873-6677

381 E. Main St., Stoughton, Wisconsin 53589
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Executive Summary

Development Opportunity - RFEI

Redevelopment Authority

Executive Summary

Located two blocks from Stoughton’s historic downtown and fronting the Yahara River, the design for the
11 acre Riverfront Redevelopment Area re-imagines the former industrial property as a vibrant, new,
mixed-use waterfront neighborhood. The Project site master planning continues the City’s downtown
revitalization efforts, embodying principles of sustainable design, realistic and market responsive
development, and interactive community engagement.

Master planning for the project involved a three-day community design charrette process hosted by the
Redevelopment Authority of the City of Stoughton (RDA) in 2017. By employing this highly collaborative
community design process, the reuse concept reflects the values and priorities of key stakeholders and the
broader community, while simultaneously responding to a myriad of environmental, social, cultural and
economic forces. The charrette document as well as a summary of the RDA’s investment and other
information is available on the RDA’s website — www.stoughtonrda.org. A copy of the charrette conceptual
site plan is attached as Appendix A.

The RDA has had interest expressed in this property over the years; however, it has resisted uncoordinated
development of this area until the entire property became ready for reuse. RDA and the community envision
residential units in various configurations and rental/price points as well as some waterfront and/or border
street(s) commercial and mixed-uses. The ideal conceptual development should generate approximately $50
million in new property values.

Two historic structures are located within the project area: Power House and Blacksmith Shop and are being
offered for reuse/repurposing consideration. There is also strong interest in seeing design elements of the
new development draw on themes from the historical uses of the property (Appendix H). We recognize that
historic structure redevelopment is a specialized skill, for this reason, some development teams may want to
focus on only this element of the site.

The RDA is opening a competitive process to secure either a master developer for the entire site or
developers interested in developing a part of the site for the first phase and/or multiple phases of the
Riverfront Redevelopment Area. The RDA will select, through this RFEI process, interested developer teams
to receive a Request for Qualifications (RFQ) and Request for Proposals (RFP). The RDA’s goals beyond the
RFQ/RFP process include awarding a development agreement for the eventual sale and redevelopment of
the Riverfront Redevelopment Area.

Stoughton Redevelopment Authority jfriedl@ci.stoughton.wi.us 608-873-6677
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Vision

An urban waterfront
neighborhood built around
riverside green space and
recreational opportunities,
with varied and modern
living spaces for young and
old alike that enhances
downtown vitality and serves
as a regional destination.

Project Goals

Broad community support

The voice of the community as part of the
development process is imperative to the
project’s success.

Economically feasible

Redevelopment sites require substantial
public expense: land acquisition, demolition,
remediation, and infrastructure costs.
Therefore, taxable development must be
sufficient to pay these higher up-front costs,
and the proposed development must be
realistic and marketable to the private sector.

Long-term development

Cities like Stoughton rarely have a chance to
redevelop 11 acres in the heart of the City. It
took more than a decade to acquire the land
for this project. The City must ensure the
development will endure and stand the test of
time for several generations (more than 75
years).

Stoughton Redevelopment Authority

381 E. Main St., Stoughton, Wisconsin 53589

jfriedl@ci.stoughton.wi.us

Executive Summary

Development Opportunity - RFEI

River, open space, environment

The RDA seeks to follow what the legendary
landscape architect, lan McHarg, taught and
practiced “Design with Nature”. This is expected
to be an exceptional riverside neighborhood
that takes full advantage of its location. The
waterfront will be in public ownership and
provide a substantial swath of public space.
Density, open space and environmental
amenities must be balanced with a bias toward
human interactions with nature.

Sustainability, connections and linkages

Redeveloping a brownfield site and developing
in the City are already sustainable practices,
but we can do more. This project aspires to
push the envelope on green buildings through
the use of: energy efficient building designs,
renewable energy, recycled and/or re-use
building materials to weave both the manmade
and natural amenities on this site together.
This site also links the City’s major park - Mandt
Park, the Yahara River and future regional
bicycle/walking trail network with the Historic
Downtown. Just as important, the
redevelopment of this site links the
community’s past to its future and generations
of Stoughton residents to come.

Inspire investment

This opportunity comes once in a City's history
and that alone should inspire investment. With
an impressive community investment in public
open space and amenities, including a planned
whitewater park along this site, the private
sector will be excited about having
opportunities for public-private partnerships
and leveraging and fostering long-term
investments in the site’s redevelopment.
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Economic Data
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Regional Market

Communities surrounding Madison are
undergoing a transformation. Once bedroom
communities or daytrip destinations, these
cities are now becoming prime locations to live
and work in the Madison region. Stoughton is
no exception. Located just 30 minutes from
Madison and Verona; housing the region’s
largest employers, Stoughton offers small town
charm in its Historic Downtown and offers
countless other cultural, personal and
professional assets that will attract you to
invest and develop in Stoughton.

Residential Market

Projected household growth for the City of
Stoughton to 2020 is currently estimated at
572 additional households. Stoughton is a sub-
market of the Madison metro area, and the
projected household growth for the greater
Stoughton area (30-minute drive-time) is
estimated at 10,823 households. In considering
the development potential of the site beyond
2020 and its location within the City of
Stoughton, the project site is well situated to
capture its share of projected regional growth.
We envision the site will incorporate a variety
of housing options including medium-to-high
density rental and ownership units at various
price points. As the plan develops and is
refined, more specific development concepts
will be defined that include building sizes, price
points, unit sizes, mix and estimated
development costs. Anticipated full build-out
of the property will be between eight and
twelve years.

Development Opportunity - RFEI

Retail Market

Potential for new retail development in
Stoughton and the Riverfront Redevelopment
Area is influenced by overall market conditions
in the trade area. The trade area for the
Riverfront Redevelopment Area is primarily the
City of Stoughton and surrounding townships.
There are a number of regional destinations in
the City including: the Stoughton Opera House,
several large local employers and several
specialized event spaces. Syttende Mai, Catfish
Music Festival, Earth Day Expo, Stoughton Fair,
and other popular events also bring customers
into Stoughton throughout the year. Future
retail opportunities include amenities for the
proposed Wisconsin’s first family-friendly
Whitewater Park (Appendix G. Whitewater Park
Economic Impact Report).

Roughly 154,000 households in the Stoughton area
(30-minute drive-time) spent a total of $9.6 billion
on retail expenditures in 2014. The number of
households is projected to grow by over 10,000 by
2020, which would generate an additional $625
million in expenditures annually, not factoring in
inflation. There is no doubt that Stoughton is in one
of the strongest small city markets in Wisconsin.

Community Services

The City of Stoughton abounds with a number of
community services that include: a full-service
hospital, City owned Utilities, library, senior center,
Mandt Community Center (indoor ice-rink and
convention center), Stoughton Wellness and Athletic
Center, Youth Center, after school programs, award
winning Recreation Department, and parks and
trails throughout the city. The City also is known for
its civic organizations and philanthropy.

Stoughton Redevelopment Authority jfriedl@ci.stoughton.wi.us 608-873-6677
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Relationship of Site to Madison Metro Area
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Site Details

The Stoughton City Council adopted and recorded a Redevelopment Plan for Redevelopment Area #1 (Rail
Corridor and Riverfront) in 2008. This generalized plan led to the formation of the RDA and was followed by
a more detailed Rail Corridor Neighborhood Plan in 2009. In 2010 plans were amended when Tax
Increment District #5 was created with a document known as the Rail Corridor Tax Increment District #5
and Redevelopment Area #1 Project Plan. The project plans were created pursuant to both Section
66.1333 (Blight Elimination and Redevelopment) and 66.1105 (TIF), Wisconsin Statutes.

Over the past ten years the RDA acquired and is in the process of remediating the former industrial
property along the Yahara River and now owns 8.78 acres. The three main acquisitions to date include the
former MillFab site, the former Highway Trailer site and the Roberts Auto property. In addition, the RDA is
in the process of acquiring the recently vacated Public Works Garage and historic City Power House site
(2.2 acres) from the City, bringing the total redevelopment area to approximately 11 acres.

In addition, the City owns a large park (Mandt) directly across the river. This park will not be part of the
redevelopment area; however, the City is planning to construct a whitewater park on the River between
Mandt Park and the Riverfront Redevelopment Area in addition to planned upgrades to the park itself.

The Riverfront Redevelopment Area is bordered by:

North - E. South Street, 790 vehicles per day South - Yahara River
West - 4% Street, 2,800 cars per day East — 7t Street, no traffic

: I g ' W R 3

, i e Downtown Stoughton | g :
* ] F e g ¢ j E. South St.
| Power house J-<c. - N
- : - . ' Blacksmith Shop |& - - i

P

| Stoughton Trailers Warehouse
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Legacy Properties Options

There are two structures on the site that have historical significance for the community — the Blacksmith Shop
and the City Power House building. The Blacksmith Shop was part of the Highway Trailer building complex. All of
that complex has been demolished, except for the Blacksmith Shop. The City Power House is a designated local
landmark, constructed in 1911. We believe the City Power House will qualify for Historic Preservation Tax
Credits. The RDA is interested in an adaptive reuse of the City Power House that keeps the integrity of the
historic architectural design. The RDA is more flexible with the Blacksmith Shop, developers may consider
adaptive reuse or can use its architectural design features for a new structure or a combination of old and new.

If you are interested in either an adaptive reuse of the City Power House or a building that incorporates either
physical or design elements of the Blacksmith Shop, please state your interest in your response to this RFEI.

Figure 2: Power House Building

=

Figure 3: Power House Building Figure 4: Power House Building
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Public Partnership Opportunities

The RDA is committed to fostering a collaborative, productive relationship with the developer team in
order to reach a successful outcome around the strong vision for the project.

Considering the potential for positive economic, social and environmental outcomes, the City and RDA
understand their role in being an active partner in contributing to the creative solutions necessary to
effectuate an exceptional development project.

Following is a list of available considerations for the development “toolbox” that can be negotiated with
each phase given proposed project impacts:

1.

Tax Incremental Financing. The City adopted TID #8 in 2018 having an expenditure period ending in
2045, with the purpose of assisting in the funding of the Riverfront Redevelopment project. The TID #8
project plan includes infrastructure, demolition, remediation, site work and recreational amenity
costs.

Property Ownership. The RDA has acquired a large portion of the project area over time allowing the
RDA to consider the value of the land in the negotiation of a development agreement.

Grants. Due to the unique nature of this site, with its recreational linkages, adjacency to major
natural areas and proximity to the urban core, several grant opportunities may be available.

Tax Credits. With this planned multi-use project, depending upon the developer’s direction and mix
of investments, there may be tax credit programs available to the project.

Loans. The RDA currently administers a downtown loan program. Depending uponthe development
strategy, City, County and State loan programs may be available to assist in long-termfinancing.

Bonds/Debt Issuance. Given the magnitude of the project and its potential long-term impact on the
City’s economicsustainability, the RDA may consider various forms of bonds including but not limited to
general obligation bonds, revenue bonds and developer funded TIF options.

Technical and Project Management Support. The RDA, City staff and consultants will be committed
tothe successful outcome of this project and will be available for project support.

Partnership Opportunities. Given the visibility and impact of this project, there may be numerous
local partners offering assistance in public, private, non-profit, philanthropic and volunteer capacities.

Clean Energy Programs. Stoughton has a municipal electric utility and is a member of WPPI with access
to energy incentives and technical assistance. The opportunity to plan and develop a sustainable
project may offer additional assistance through clean energy programs, State tax incentives, utility
programs like Focus on Energy and others. Dane County has authorized Property-Assessed Clean
Energy (PACE) which allows long-term financing for clean energy systems. See the Wisconsin State
Energy Office’s guide entitled, “Financial Incentives for Energy Projects in Wisconsin”.

Stoughton Redevelopment Authority jfriedl@ci.stoughton.wi.us 608-873-6677
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Submission Requirements

The RDA seeks a highly qualified master developer or developers interested in specific areas of the site to
plan and execute the initial and subsequent phases of the development process. The developer(s)/team(s)
shall be capable of managing the land planning, environmental remediation, infrastructure development,
site preparation, financing and project management that will be required to support the development.

For this RFEl, the RDA is requesting the following from interested developer(s)/teams by April 15, 2019:
e Letter of interest

e Contact information for key staff people

e Brief qualification statement highlighting experience with projects of similar size and complexity

e Questions relative to project parameters

e Auvailability for a RDA-developer briefing

Evaluation Process

The RDA will prepare a short list of development teams from which to solicit proposals based upon the
following information ascertained from the RFEIl submittal:

e Qualifications and Experience of Developer-particularly those who demonstrate they are qualified to
execute the delivery of a development opportunity with the complexity and magnitude of Stoughton’s
Riverfront Redevelopment Area.

e Project Vision and Development Approach-those who best articulate their creative vision for the
implementation of an exceptional mixed-use development that incorporates our project goals.

e Project Financial Feasibility and Development Team Capacity-those who best demonstrate their
financial capacity to develop a project of this scope.

e Reputation-those who have a track record of successful public private partnerships built upon trust,
integrity anda desire to achieve a project that is a win-win for the developer, RDA and community.

e Optional Historic Response-please indicate whether you are proposing an adaptive reuse of the Power
House and/or Blacksmith Shop. Developers may also include architectural features of the Blacksmith
Shop into design elements of a new building.

Stoughton Redevelopment Authority jfriedl@ci.stoughton.wi.us 608-873-6677
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RFEI Due

Timeline l'
2019 2020
Task Feb. Mar. Apr May June July Aug. Sept. Oct. Nov. Dec. Jan.

Solicit expressions of interest

Prospective Developer Engagement

RDA Consideration of Development
Concepts/Alts/ Phasing

Prepare and Refine RFP

Issue RFP/Response

Review Proposals/Interviews/
Selection

Developer Dialogue/Discussions/
Negotiation

Contract Review-Pending Qualified
Submittals

The RDA has developed the schematic timeline shown above. This timeline is a current estimate of the phases
and tasks to be completed in 2019. This timeline may be adjusted pending the evaluation and negotiation with
the successful development teams.
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Miscellaneous Provisions

Reservation of Rights

The Stoughton RDA reserves the right to:
e Cancel or withdraw the RFEI prior to or after the submission deadline.

e Modify or issue clarifications to the RFEI prior to the submission deadline.

e Reject any submission it deems incomplete or unresponsive to the submission requirements.

e Consider a submission that is not compliant with the submission requirements.

e Reject all submissions that are submitted under the RFEI.

e Modify the deadline for submissions or other actions.

e Reissue the RFEI, a modified RFEI, or a new RFEI, RFQ or RFP whether or not any submissions
havebeen received in response to the initial RFEl issuance.

Notice of Modification

The Stoughton RDA may post on the RDA’s official website (stoughtonrda.org) notices or information
regarding cancellations, withdrawals, modifications to deadlines, and other modifications to this RFEI.
Developers shall have the obligation to check the website for any such notices and information, and the RDA
shall have no duty or obligation to provide direct notices to developers.

Ownership and Use of Submissions

All submissions shall be the property of the Stoughton RDA which may use any and all ideas in any
submission, whether the submission is selected or rejected.

Further Efforts

The Stoughton RDA may request that developers clarify their submissions and/or submit additional
information pertaining to their submissions. The RDA may request best and final submissions from any
developer and/or request an oral presentation from any developer.

Non—Binding

The selection by the RDA of a developer indicates only an intent by the RDA to continue with the selection
process and/or negotiation and the selection does not constitute a commitment by the City of Stoughton or
RDA to execute a final agreement or contract with the developer.

Non-Liability

By participating in the RFEI process, the developer agrees to hold the City of Stoughton, RDA and its
officers, employees, agents, representatives, and consultants harmless from all claims, liabilities, and
costs related to all aspects of this solicitation.
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Appendices

Appendix A Charrette Concept Plan Report

Appendix B TID #8 Project Plan

Appendix C Rail Corridor Neighborhood Plan

Appendix D Whitewater Park Concept Plan

Appendix E Redevelopment Area Flyer

Appendix F Bicycle Routes, Stoughton Comprehensive Outdoor Recreation Plan

Appendix G Whitewater Park Economic Impact Report

Appendix H Highway Trailer Building Report
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