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REDEVELOPMENT AUTHORITY NOTICE

The City of Stoughton will hold a meeting of the Redevelopment Authority on March
24, 2010 at 5:30p.m. in the Fire Training Room, 381 E Main St, Stoughton, WI 53589

Agenda:
1. Call to order.
2. Approval of Minutes of the Redevelopment Authority Meeting of March 9, 2010 and

March 10, 2010.
3. Communications:
4. Update from Movin’ Out
5. Presentation by Vierbicher: Business Incubator Study Results.
6. Discussion and possible action on Business Incubator Study.
7. Future Agenda Items.
8. Adjournment.

Dan Kittleson, Chair
03/18/10
DK:ljs

SENT TO:
Dan Kittleson
Peter Sveum
Jim Schaefer
Steve Sletten
Ron Christianson

Paul Lawrence
Scott Truehl
Mayor Griffin
Finance Director Laurie Sullivan
Gary Becker

Dave Porterfield, Movin’ Out

CC: City Council Members
Department Heads
Planning Director, Rodney Scheel
City Attorney Matthew Dregne
Deputy Clerk Pili Hougan
Receptionist – Debbie Blaney

Stoughton Library Admin. A. - Debbie Myren
Chamber of Commerce – Dave Phillips
Sto.Newspapers/Wisconsin State Journal

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

Note: For security reasons, the front doors of the City Hall building (including the elevator door) will be locked
after 4:30 p.m. If you need to enter City Hall after that time, please use the east entrance on the side of
City Hall.

Note: If you are physically challenged and are in need of assistance, please call 873-6677 prior to 4:30 p.m.





SPECIAL REDEVELOPMENT AUTHORITY MEETING
Tuesday, March 9, 2010 – 6:30 pm
Public Safety Building Conference Room – 321 S Fourth Street, Stoughton, WI


Present:
Chair Dan Kittleson, Jim Schaefer, Peter Sveum, Alderperson Paul Lawrence
Vice Chair Steve Sletten, Scott Truehl and Alderperson Ron Christianson.


Also Present:
Finance Director Laurie Sullivan, Planning Director Rodney Scheel, Mayor Jim Griffin
and Alderperson Dave McKichan.


Call to Order:
Chair Dan Kittleson called the meeting to order at 6:30 p.m.


Closed Session – Review Counter Offers for Wahlin Properties:
Moved by Lawrence, seconded by Sveum to close the meeting per State Statute 19.85(1)(e).
Motion carried unanimously.


Moved to Lawrence, seconded by Christianson to reopen the meeting for the regular course of
business. Motion carried unanimously.


Recommendation to Council Regarding Counter Offers for Wahlin Properties Located at
623 Eighth Street and 501 E. South Street:
Moved by Sveum, seconded by Truehl to recommend Council approve the purchase price
changes on the option and offer for property acquisition from STI Properties as outlined in the
memo distributed by Finance Director Sullivan on 03/09/2010. Motion carried unanimously.


Next meeting: March 10, 2010


Moved by Lawrence, seconded by Sveum to adjourn the meeting at 6:50 pm. Motion carried
unanimously.


Respectfully submitted,


Laurie Sullivan, Director
Finance and Economic Development








REDEVOPMENT AUTHORITY MEETING MINUTES
Wednesday, March 10, 2010 – 5:30 p.m.
Hall of Fame Room, City Hall


Present:
Scott Truehl, Paul Lawrence, Steve Sletten, Jim Schaefer, Dan Kittleson and Peter
Sveum.


Others Present:
Finance Director Laurie Sullivan, Gary Becker, City Attorney Matt Dregne, Mayor
Jim Griffin, Ben Zellers (Veirbicher & Assoc) Alderperson Dave McKichan and
Doug Buck.


Absent and Excused:


Call to order:
Chair Kittelson called the meeting to order at 5:30 p.m.


Minutes of the RDA Meeting of February 10, 2010 and March 1, 2010:
Motion by Lawrence, seconded by Truehl to approve the February 10, 2010 and
March 1, 2010 minutes as presented. Motion carried unanimously.


Communications – Attorney Opinion on RDA Closed Sessions: City Attorney
Dregne gave a legal opinion regarding closed sessions.


Update from Movin’ Out: Dave Porterfield handed out a revised budget and
explained how he arrived at the changes. Lowering estimated construction costs
allows for some extra room in land acquisition, but also lowers the ability to
generate income from selling tax credits. Attorney Doug Buck went through the
changes to the offer to purchase:


 Paragraph 2a) Environmental – who pays for the phase 1 and phase 2
testing? Changed to have the RDA pay for the testing upfront. We will
adjust language to reflect the ability to stop acquisition if phase 2 shows
that costs are too great to make to project feasible.


 Paragraph 5) Requirement escrow of purchase price until closing. Movin’
Out does not have the available funds for this. Section 3 covers the
contingencies that must be settled before the RDA has to exercise the
option with landowner.


The Following Items May be Discussed in Closed Session:
5. Possible Consideration and Action on Option to Purchase from


Don Wahlin (Movin’ Out Property).
6. Possible consideration and action on Offer to Purchase Hwy


Trailer Building from Don Wahlin.







7. Consideration and Action on Offer to Purchase from Movin’ Out.
8. Consideration and Action on Proposed Comfort Resolution


Regarding TID Assistance for Movin’ Out Project.


Moved by Truehl, seconded by Lawrence to close the meeting at 6:55pm per State
Statute 19.85(1)(e) and to also invite City officials to stay for the purpose of
moving the project forward. Motion carried 6-0 by roll.


Moved by Sveum, seconded by Truehl to reopen the meeting at 7:55pm for the
regular course of business.


Discussion took place with Movin’ Out and Attorney Doug Buck. Moved by Truehl,
seconded by Sveum to approve changes to paragraph 2a of the offer to purchase
agreement with Movin’ Out. Paragraph 5 of the agreement – the RDA will agree to
remove the deposit, but changes the security language to include evidence of
secured subscriptions for the tax credit equity. Motion carried unanimously.


Moved by Truehl, seconded by Sveum to recommend Council approve the
Comfort Resolution using a TIF amount not to exceed $568,000. Motion carried
unanimously.


Moved by Truehl, seconded by Sveum to authorize Dan Kittleson to negotiate with
the Wahlins to the amount agreed to by Movin’ Out. Carried unanimously.


Future Agenda Items: Business Incubator Fees Study with Guests.


Moved by Sveum, seconded by Schaefer to adjourn at 8:25pm.


Respectfully submitted,


Laurie Sullivan
Finance/Economic Dev Coordinator
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MEMORANDUM 
 


To:  City of Stoughton Redevelopment Authority 


From:  Gary Becker - Vierbicher 


Subject:  Stoughton Business Incubator Feasibility Study: Update #3 


Date:   February 24, 2010 


 


The business incubator feasibility study is nearing completion of the first draft.  We have recently finished 
11 stakeholder interviews which provided significant insight into area start-up climate and 
entrepreneurial activity.  A summary of the interview highlights is attached to this memo. 


With the data analysis complete and the primary research largely finished, we are at the stage of 
developing recommendations that can guide the future implementation of a Stoughton incubator.  
Although not finalized and still subject to change, our preliminary conclusions are briefly described 
below. 


Preliminary Conclusions 


We first conducted rigorous analysis of the local economy in order to identify specific specializations 
around which a Stoughton incubator could develop a niche.  The initial portion of that analysis focused 
on finding specific industry subsectors, (e.g. chemical manufacturing, furniture, etc.) that provided an 
opportunity to create a targeted incubator.  However, that analysis revealed a very balanced regional 
economy that did not present a specific industry specialization that would be appropriate for the 
Stoughton incubator. 


In response to the initial results, the first analysis was reframed to examine the concentration and 
distribution of “high-tech” industries and “low-medium-tech” (LMT) industries.   Using this approach, the 
study identified an opportunity to create a start-up business support network that could act as a 
catalyst for innovation and technology transfer into key area LMT industries such as food product 
manufacturing, fabricated metal manufacturing, furniture manufacturing and printing and publishing.  
The information gleaned from the data analysis was explored with some of the interview subjects who 
have intimate knowledge of incubators and fostering entrepreneurial economies.  The responses largely 
reinforced the possibility of pursuing an innovation focused entrepreneurial strategy targeted at LMT 
industries. 
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Based on those conclusions the study will develop a series of recommendations that outline how an 
incubator could be constructed and operated to meet the goals outlined above.  Although the 
recommendations are not finalized, the initial hope is to create a general business incubator that can 
immediately begin to serve start-up businesses of every type through focusing on highly flexible and 
customizable space, as well as centralized business services.  As the incubator becomes established, a 
series of recommendations will be targeted at how Stoughton, or some collection of regional partners, 
can develop the support services necessary to address the unique needs of innovation based 
companies.  A final challenge to the goal of pursing innovation and technology transfer in LMT industries 
is the need to identify and foster entrepreneurs with ideas that could impact specific types of industries.  
The study will explore the possibility of partnering with other successful entities and getting private sector 
involvement from industries which would benefit from the testing and commercialization of ideas and 
products at a Stoughton incubator.  Overall the goal of the recommendations is to help Stoughton 
create an incubator that can be successful in the short term while more targeted potential is explored.    


The remainder to the project timeline is below. 


Remaining Timeline 


Present Draft Findings and Recommendations to RDA……...................................…March 10th RDA Meeting 
RDA Review and Comment Period……………………………...……………………….….……….….March 11 – 24 
Deliver Final Study Document………………………………………..……………………...…April 14th RDA Meeting 
 
 


Thank you, 


 


 


Gary 
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Stoughton Interview Highlights 
 
General Comments on Barriers Start-Up Businesses  


- Entrepreneurs don’t know what is available in terms of help 
- Entrepreneurs need to be made aware of how long it will take before they actually make a 


profit.  And how much time and commitment it takes.  Need expectation management 
- No one is lending, SBA loan process is very cumbersome 
- Regulations – can’t make anything without regulations.  It is costly to get permitted.  If you don’t 


you risk substantial liability. 
 


Comments on Services Which Should be Made Available to Start-Ups 
- Taxes are complicated – need someone to help them through 
- Traffic counts, demographics, market data for determining how large their target market 


actually is.  Often see this significantly overestimated. 
- List of other business owners.  Forum where they can get connected. List of land lords.  How to 


get a hold of a commercial shipper. 
- General and quick clearing house.  A place where they can get basic answers they need 


quickly and cheaply from private support businesses (attorneys, accountants, lenders, etc.). 
- Basic legal really important – contracts, service agreements, etc.  Really expensive for new 


businesses. 
- Basically no one that comes to the bank for start-up business loan is aware of the other 


incubators. 
- There has to be buy-in from community bankers, accountants, lawyers, etc.  They have to be on 


board with provision of services and the understanding that the community must invest.  Don’t 
sell to start-ups – no pressure.  


 
Comments on Supply of Real Estate 


- Ample supply of commercial space at approximately $10/sf for downtown store front. $8 /sf for 
strip 


- Plenty of space available but it changes frequently 
- Plenty of retail space available it may be a little pricey 


 
Comments on Availability of Support Services 


- They are here and available but people don’t know who they are. 
- Not any holes in Stoughton support services (market rate) 
- Banks:  available and willing to listen, but not in a position to lend 
- People think the incubator will be able to tap into local businesses for support assistance 


 
Comments on Activity of Entrepreneurs 


- When Kevin Devin’s start-up classes are held in Madison the turnout from people from Stoughton 
is really high.  Recent activity in Stoughton (last month) was much higher than historic class turn 
out.  In his opinion Stoughton has more entrepreneurial activity than other communities its size 
and type. Although most of the people he sees are at the most basic level; they don’t need 
space. 


- Devine would say more manufacturing start up interest for its size compared to Madison 
- Chamber says sees primarily retail start-ups. 
- Bank sees most retail activity as well.  Contractor type next, and some business to business 
- Bank says they have seen a downtown in start-up activity.  Maybe because everyone knows you 


can’t get money from them. 
- Self employed businesses starts have skyrocketed 
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Comments on Operation 


- Ideal incubator relationship is developer who does flex real estate owns building and nonprofit 
runs incubator (TEC Model) 


- Need to be flexible: short-term leases, flexible space, ability to miss a month of rent, etc. 
- Be flexible, demand may shift from office to manufacturing, etc.  Need space that can shift with 


it. 
- Get the SBDC involved earlier, they are available and willing to help. 


 
Other 


- Having business incubator space would improve the ability for those businesses to secure debt 
because the subsidized space would reduce their break-even point. 


- What kind of incubator is this?  Grow and graduate or grow and stay? 
- Spread word through first contact people and start having meetings with people looking to start 


a business. 
 
Potential Partners 


- Madison SCORE - at MG&E Innovation Center 
- WI Independent Business Group 
- ThinkWay Strategies – Larry McManis 
- SBDC will be interested  


 
Innovation versus Regular Businesses – How are they Different? 


- Service Industries 
o Business plan must include a honed concept. 
o Must test concept with their target audience.  How many are there, what are they willing 


to pay, etc. 
o More proof needed because of unknowns, so more front end work required. 


- Production 
o Proof of concept 
o Technical Feasibility 


 Prototype 
 Expert opinions 


o Cost Feasibility of execution 
- Financing is different, need angel or venture to take risk.  Not standard financing 
- Need intellectual property help. 


 
Comments on Capital Markets 


- Trend towards more stable investments, not so many homeruns. Need known quantities 
- For big risk go angel.  Venture more risk adverse 
- Wisconsin has good angel network 
- Need more funds willing to provide small amounts of money 
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