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

Eate /_Twpe: Thursday, May 5, 2016 @ 5:30 pm.

Mocatkl)on.. Mayor’s Office in City Hall (381 E Main St, Stoughton WI 53589)

embers- Dan Kittleson, Steve Sletten, Peter Sveum, Scott Truehl, Regina Hirsch, John Kramper, Brian
Kahl, Ron Christianson and Laurie Sullivan
1 Call to Order
2 Introduction of new RDA members
3 Elect Committee Chair
4 Elect Committee Vice Chair
5 Approval of the February 10, 2016 RDA meeting minutes
6 Communications
7 Marathon site update
8 Discussion and approval of GWB Professional Services Agreement for Planning
Consulting Services

9 **Milfab and redevelopment area update
10 Revisit RFP for Riverfront Redevelopment Area
11 Future Agenda ltems
12 Adjournment

*aexx Next RDA meeting is scheduled for Wednesday, June 8, 2016 *****

**Closed Session: The Meeting May Close Per State Statute 19.85(1)(e),deliberating or negotiating the
purchasing of public properties, the investing of public funds, or conducting other specified public business,
whenever competitive or bargaining reasons require a closed session, and then reopen for the regular course
of business.

“If you are disabled and in need of assistance, please call 873-6677 prior to this meeting.
NOTE: AN EXPANDED MEETING MAY CONSTITUTE A QUORUM OF THE COUNCIL.

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.
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2016 REDEVELOPMENT AUTHORITY COMMITTEE

Member Phone
1. Dan Kittleson 877-9180
2. Peter Sveum 575-1054
3. Steve Sletten 609-9624
4. Brian Kahl

5. Ron Christianson

6. Scott Truehl
(Council Rep)

7. Regina Hirsch
(Council Rep)

8. Laurie Sullivan,
Exec Dir/Staff Advisor 209-4043

9. John Kramper(Alternate) (work) 838-5051
(cell) 712-7605

New terms are for 5 years.

Term
2017
2018
2019
2020

2021

2017

2017

2020

E-mail
dkittleson@oakbankonline.com
pasveum@-chsuccess.com
steve.sletten@gmailcom

kahl.brian@yahoo.com

rondeb2011@hotmail.com

struehl@ci.stoughton.wi.us

rhirsch@ci.stoughton.wi.us

Isullivan@ci.stoughton.wi.us

jkramper@msbonline.com
jnkramper@aol.com
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REDEVELOPMENT AUTHORITY MEETING MINUTES
Wednesday, February 10, 2016 — 5:30 p.m.
Hall of Fame Room/City Hall

Present:
Steve Sletten, John Kramper, Tom Selsor, Peter Sveum, Ron Christianson and
Finance Director Laurie Sullivan

Absent:
Brian Kahl and Dan Kittleson

Others Present:
Mayor Donna Olson, Ryon Savasta, Scott Truehl and Paul Lawrence

Call to order:
Sveum called meeting to order at 5:30 p.m.

Approval of January 13, 2016 RDA Meeting Minutes:
Moved by Selsor, seconded by Christianson, to approve the minutes of the January 13,
2016 RDA meeting as presented. Motion carried unanimously.

Communications:
None

Marathon Site update:

Ryon Savasta reported that there were 11 inquiries into the Marathon Site
property in January. He contributed the interest in the site due to the recent
price reduction and that the market is picking up as we trend toward the warmer
months. He is currently working with one developer that is looking for around an
acre for a project. Savasta will continue to work with the interested party to see
how our site can accommodate his plans.

Milfab Update — Closed Session:

Moved by Christianson, seconded by Selsor, to close the meeting per State
Statute 19.85(1)(e) deliberating or negotiating the purchasing of public
properties; the investing of public funds, or conducting other specified public
business, whenever competitive or bargaining reasons require a closed session;
and then reopen for the regular course of business. Time closed: 5:40 p.m.
Moved by Christianson, seconded by Selsor, to reopen the meeting for the
regular course of business at 6:33 p.m.

Community Development Authority update:
Sullivan had nothing to report at this time.
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Revolving Loan Fund Update:

Sveum and Sullivan reported our first loan closed end of January. The Viking
Brew Pub took advantage of the RLF program to update their facade. No other
loans in progress at this time.

Future Agenda Items:

Marathon Site and Revolving Loan Fund update
Milfab Update

Community Development Authority

Adjourn:
Moved by Christianson, seconded by Selsor, to adjourn at 6:35 p.m.

Respectfully submitted,
Lisa Aide
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City of Stoughtonr

File pholo by Samantha Chilsilz

Lorl and ik Malling opened Viking Brew Pub fn 2014 and used the Stoughton Redevelopment Authority's revolving loan program.

RDA loans aim to help downtown

Viking Brew Pub takes
first funding '

BILL LIVICK
Unified Newspaper Group

Vik and Lori Malling opened the
Viking Brew Pub in August 2014 but
didn’t begin brewing beer unti their
brew tanks finally arrived in October
the following year.

Opening the pub in phases ~ first
the bar, then the restaurant, and
Finally, tha microbréwery itself -

altowed the Mallings to grow the, ..
business gradually and not take on as-

much immediate debi.

.But:when the brew tanks arnved‘ :

“inOctober 2015, Vik Malling wasn’t
bringing in as much revenue as he’d
‘hoped for. So he took advantage
of ‘the Stoughton Redevelopment
Authority’s revolving loan program
o help pay off some expenses and
buy time for the business to “gain
traction.”

The loan “allowed me to pay off
my brew equipment and some of
the tradesmen ~ like the plumber

and electrician,” Malling explained.

Monday durmg a conversation about
the RDA program. 1 had to pay the
remaining balance on the brew tanks,
50 the loan allowed me to get rid of
that dangling debt and just pay inter-
est for a-while as the business keeps
building and grains traction,”

The business gualified for an RDA
loan because it operates within the
authority’s downtown redevelop-
ment area and met other loan criteria.

The RDA still has $200,000 of
available cash in its revolving loan
program and wants other downtown
business owners to know that they,
too, can apply for a low-interest loan
through the program.

Three years, one loan

The city created the RDA’s revoly-
ing loan program in January 2013
but has had lHmited requests so far.

The Viking Brew Pub has been the
first and only business to tap inte the
program. It compieted the loan appli-
cation process in January,

RDA loans can be used to remodel
the interior or exterior of a down-
town business, purchase furniture,

+ Working capital

» Furniture, fixtures, equipment
» Exterior facade work

* New building construction

How to apply
.- Information about the-program.
=and Ahe.process of: apply:ng for

findnce director Ldurie ullivan:
at 873-6677 or LSullivan@ -
cl.stoughtonwi.us. g

fixtures or equipment; or Construct a..

-new building. Loan amounts are set
‘between $10,000 and $50,000 and

can be used for up o 50 percent of a
project cost.
Malling said it's been hard to- gen-

erate the.cash-to pay off vendors as

the brewpub’s busmess gradually
increases.

“It’s easier to pay the city at a
cheaper rate of interest,” Malling
said, noting the program’s policy is
the current prime rate plus 1 percent,

In his-case, that's 4.5 percent.
“That’s a good rate,” Malling said.

Another nice thing about the pro-
gram, he said, is that it doesn’t limit
a business to just one loan.

Malling said he’s planning to use
another loan to restore his building
facade.

“I’d like to pay this loan off and
then take another to improve the
building,” he said. “I'm surprised
that I'm the first business to take
advantage of this program,”

Aimed at downtown

The program, Mayor Donna Olson
said, was created to “help out foiks
downtown, or it can be used to
enhance our dpwntown.”

At the time it was created, the
city’s financial consultant, Gary
Becker, of Vierbicher Assocxates,
described it as “a pool of public

Outside . ...
‘administrator; =
women’s group

The RDA gwes final approval "
for loans_but the city doesn't .
oversee the revolving loan fund °

-program..instead, it usesa
third-party administrator — the -
Wisconsin Women’s Business -
Initiative Gorporation. - :

Mayor Donna. Olson sal'd
'c

: 'ciollars desxgned to “reduce risk fo

a'lender” in order to help businesses

“It can make. something happe;
that rmght not have happened other
wise,” Becker said.

City finance director Laurie Sul
livan said the loans can be used it
two ways. They can “bndgc the gap'
for businesses that can't get enougl
financing through iraditional SOurc
es, or a loan can bg used if a busi
ness owner has a smaller project anc
doesn’t want to go through a tradi
tional lender.

The maximum amount availabk
per loan is $50,000, and is *“an inter
est-only loan that has a balloon at $he
end of three years,” Suilivan said.

In other words, at the end of thret
years the borrower stilk has two year:
to pay off the loan balance.

The money to fund the progran
comes from the downtown TIF Dis
trict 4. The city set the progran
up with $250,000 in a revolving
account,

That's the nice thing about it
Olson said — it doesn’t go away.

“Someone nses it for three year
and then pays it back, and then it"
available for somebody else to use,’
she said. “it’s something that onct
you’ve estabhshed it and it begin;
working ~ and we're just starting tc
see that and are excited about it -
it's going to be there for a very lon;
time, unlike a grant program wher:
once the mongy’s used it's jus
gona.”






GWB Professional Services

5813 Piping Rock Rd.

Madison, WI 53711
(608)444-0836

www.garywbecker.com

April 28, 2016

Donna Olson, Mayor

Peter Sveum, RDA Chair

City of Stoughton
381 E. Main St.

Stoughton, WI 53589

Re: Agreement for Planning Consulting Services

Dear Mayor Olson and Chair Sveum,

I (Consultant) am pleased to submit this Agreement to provide Planning Consulting Services to the City

of Stoughton (Client).

I PROJECT UNDERSTANDING

The City of Stoughton and the Stoughton RDA are about to complete the assembly of a number
of parcels in the redevelopment area along the Yahara River. The intent is fo move prompfly to
complete the tfransactions, secure funding, find a master developer for the area and work with
the developer to prepare a master plan for the redevelopment of this area.

Additionally, the RDA is considering its role in the community relative to housing. A changed role
may lead to the conversion of the RDA to a CDA. Client would like Consultant to assist the RDA
with any changes in its role in the community.

. SCOPE OF SERVICES

A. General

Consultant shall serve at the direction of the RDA Chair and the Mayor.

B. Specific Services Provided by Consultant

1.

2.

Consultant shall attend regular meetings of the RDA and other meetings as
requested.

Consultant shall prepare a developer request for proposals and guide the RDA
through the recruitment, selection and development agreement process.
Consultant shall seek out and apply for grant funding related to projects to occur
within the redevelopment area.

Consultant shall provide project management services to assist the Client
manage what is expected to be a complex redevelopment process.

Assist the RDA with analysis and discussion regarding any changes to the role of
the RDA relative to housing and assist with implementation of any decisions.
Any other services requested by the Client and within the capability of the
Consultant’s ability to deliver said services.

Serving Local Government Since 1981
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SCHEDULE

The schedule for the above-described scope of services will depend upon how the
redevelopment process unfolds. All parties agree this will be a multi-year effort.

DESIGNATION OF RESPONSIBLE PARTIES

The designated responsible parties representing the Client and Consultant, respectively,
shall have authority to fransmit instructions, receive information, and render decisions
relative to the project on behalf of each respective party.

Overall coordination and project supervision for Consultant is the responsibility of Gary
Becker, CEcD. Gary also has access to the services of Vierbicher who may be brought in
from time-to-time as appropriate. Please direct all communications that have a
substantive impact on the project to Gary.

The Client designates Laurie Sullivan as its representative. Consultant will direct alll
communications that have a substantive impact on the project to Laurie, and that
Laurie’s responses shall be binding on the Client.

FEES

Fees will be billed on a time and expense basis af the rate of $150 per hour. Any
reimbursable expenses will be invoiced at cost.

| greatly appreciate the opportunity to work with you on this project. If this Agreement is
acceptable to you, please sign the Authorization below and return one copy fo me. Should you
have any questions or require any additional information, please feel free to contact me.

Sincerely,

Lo Bk,

Gary Becker, CEcD

Project

Manager

In witness whereof, the parties have made and executed this Agreement as of the day and year
written below.

Client Consultant

Donna Olson Gary Becker

Mayor Proprietor

City of Stoughton GWB Professional Services.
381 E. Main St. 5813 Piping Rock Rd.
Stoughton, WI 53589 Madison, WI 53711

Date Date

Peter Sveum Date

Chair

Stoughton RDA
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l. Introduction

The City of Stoughton is seeking proposals for redevelopment of some or all of approximately 16
acres of current and future City-owned property (the “Riverfront Redevelopment Area”) along
the Yahara River in Stoughton. The City encourages the development community to present
concepts that will lead to a revitalized and appealing riverfront for the City.

The City of Stoughton is a community with a population of 12,677 (2014 projection) located on
the Yahara River and just 18 miles south-east of the Wisconsin state capitol. Stoughton has many
natural features and amenities, including a vibrant historic downtown, the Yahara River, bike
and walking trails, and parks. It also boasts a full range of excellent public services and schools,
a variety and high quality of housing, as well as a tapestry of cultural, recreational, and
commercial opportunities for its residents.

The City has a recent history of successful redevelopment and downtown revitalization. From
1999 to approximately 2008 the City focused its efforts on revitalizing and improving the
downtown. This included reconstruction of Main Street, streetscape improvements,
implementation of a Facade Improvement Program as well as several redevelopment projects.

Since about 2008 the City felt enough progress was made in revitalizing Main Street that it could
turn its attention to the City’s rail corridor. The rail corridor extends from the Yahara River on the
north side of downtown to the Yahara River on the south side of downtown. It is the historical
industrial heart of the City, but many of the major industrial and heavy commercial properties
have become vacant or transitioned uses. The area also contains significant single family
residential land uses.

The City Council formed a Redevelopment Authority (RDA) in 2008 to help it address the greater
complexity of redevelopment issues it would face in the rail corridor. The City established a TIF
district (TID #5) and redevelopment plan and prepared a neighborhood plan to envision how
the area might redevelop.

Following the completion of the neighborhood plan, the RDA and City partnered with a
developer to cause 42 units of housing to be built on a contaminated property along the
Yahara River in the southern part of the redevelopment area. This “Elven Sted” project went on
to win a national brownfield renewal award. The RDA and City also acquired the former
Highway Trailer Building around this time which is also in the southern part of the redevelopment
district (the Riverfront Redevelopment Area).

The City’s Comprehensive Plan was updated in 2012 and is a tool that will guide future growth,
development, and land use to ensure the continued success of Stoughton’s economy and the
maintenance of its quality of life in the next twenty years.

The Stoughton Comprehensive Plan and more information about the City of Stoughton can be
accessed at the City's web site at http://www.ci.stoughton.wi.us/.
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Il. Riverfront Redevelopment Area

Overview

The Riverfront Redevelopment Area totals approximately 16 acres of land. It is currently
comprised of several parcels of City-controlled (~8 acres) and privately owned property (~8
acres). The current zoning includes Heavy Industrial, Institutional or Residential, although the City
is in the process of amending the zoning of the redevelopment area to suit the preferred
development described in the Rail Corridor Neighborhood Plan.

The Riverfront Redevelopment Area is situated just three blocks south of the Stoughton
downtown. It is bounded to the north by South Street, to the west by S. 4th Street and to the east
by 8th Street. The Yahara River runs along the entirety of the southern edge of the
redevelopment area. A major City park (Mandt Park) is located directly across the Yahara River.
A riverwalk along the river is planned with a bridge connecting the Riverfront Redevelopment
Area to Mandt Park. The riverwalk is intended to connect to other City and regional trails. Those
interested in responding to this RFP should consider how the proposed development will
leverage its proximity to the river, the riverwalk, Mandt Park and the downtown.

The City is excited by the opportunities for the Riverfront Redevelopment Area and is soliciting
developer proposals for redevelopment concepts. The successful developer(s) will work with the
City and the RDA to create a redevelopment project that will bring new life to the riverfront. The
current neighborhood plan suggests multi-family as a predominate use, and includes public
open spaces for the redevelopment area. It is also envisioned that the Public Works garage,
which was not previously included for redevelopment in the neighborhood plan, will now
present an opportune site for retail/office/lodging/ entertainment use, with direct visibility to
Main Street. Also located on the Public Works Garage property is the “Power House” building
(located immediately north of the river on South 4t Street) which is listed on the National Register
of Historic Places.

An alternative concept that has been discussed subsequent to the neighborhood plan being
adopted is to use the redevelopment site as a destination location in the City of Stoughton.
Accordingly, hotel developers are encouraged to present concepts that provide high quality
accommodation for the downtown. Additionally, the redevelopment area could be a prime
location for an arts-related development as proposed in the ArtSpace feasibility study
conducted in 2007.

Due to the large size and many potential uses of the redevelopment area, it is anticipated that
redevelopment of the area could occur in multiple phases and that more than one developer
may be invited by the City to move forward with their redevelopment concepts, assuming some
synergy between the various proposals, with the redevelopment area then being parceled out
to developers appropriately. The City, via the RDA, will also be welcoming citizen input during
master plan development as well as being steered by the architectural guidelines presented in
the Railway Corridor Neighborhood Plan. The inclusion of sustainable buildings and practices is
strongly encouraged by the City.





Developers responding to this solicitation are encouraged to consider integrating privately held
properties within the redevelopment area into their proposals. If any or all of the additional
parcels are included, the developer is expected to take the lead in negotiating acquisition of
the additional parcels.

At the time of writing this RFP, the City of Stoughton controls the Public Works building at the
corner of South & 4th Streets, the “Highway Trailer Building” site on South Street and is in the
process of acquiring the parcels that comprise the MillFab site that has the majority of the river
frontage in the redevelopment area. The remaining properties in the redevelopment area are
privately held, including the Stoughton Trailer site along 8th street and small clusters of residential
properties along South and 8t Streets.

Phase 1 Environmental assessments of the public works site and the Millfab site show the
potential need for environmental mitigation. Further environmental testing is planned for some of
the sites within the redevelopment area. A DNR WAM grant has been secured and a phase ||
environmental assessment is planned to occur in July 2015. The City is seeking funding from other
sources to demolish the structures on site once site control has been secured. Further details on
environmental conditions may be found later in this document.

Soil borings were taken throughout the Riverfront Redevelopment Area. The results of this
investigation indicate that this area has 5 — 12 feet of fill, primarily comprised of foundry sand
and cinders from a gas manufacturing plant formerly located on the public works site. New
development would need to undercut any foundations or use geopiers for sound footing. With
appropriate undercutting, multiple story buildings may be constructed in this area. Borings also
indicated the water table may be near the surface, particularly the area closest to the river.
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Redevelopment Site Parcel List

Property Mailing
Parcel Owner Address Address City, State ZIP Acres
Public Works Garage Site
051108144446 Stoughton, City Of 501 S Fourth St 381 E Main St Stoughton WI 53589 0.40
051108144624 Stoughton, City Of 515 S Fourth St 381 E Main St Stoughton WI 53589 1.80
MillFab Site
051108143198 Holley Moulding Inc 433 E South St PO Box 1298 Winston OR 97496 0.60
051108143287 Holley Moulding Inc 433 E South St PO Box 1298 Winston OR 97496 2.01
051108165629 Holley Moulding Inc 433 E South St 433 E South St Stoughton WI 53589 0.66
051108167672 Holley Moulding Inc 433 E South St 433 E South St Stoughton WI 53589 0.90
051108167136 Holley Moulding Inc 433 E South St 433 E South St Stoughton WI 53589 1.50
051108166646 Holley Moulding Inc 433 E South St 433 E South St Stoughton WI 53589 0.25
Highway Trailer Site
051108165227 City of Stoughton RDA 501 E South St 381 E Main St Stoughton WI 53589 2.25
Stoughton Trailer Site
051108161016 Stoughton Trailers Inc 524 Eighth St PO Box 606 Stoughton WI 53589 1.91
051108165138 STl Holdings Inc 524 Eighth St PO Box 606 Stoughton WI 53589 1.14
Small Parcels - north of Stoughton Trailer site
051108165316 Angelique D Green 517 SSeventh St 110 Chestnut Madison WI 53726 0.11
509 S Seventh
051108165012 Timothy D Thomas 509 S Seventh St St Stoughton WI 53589 0.22
051108195801 Jennifer Harris 609 E South St 609 E South St Stoughton WI 53589 0.11
051108195703 Pearl G Kittleson 617 E South St 617 E South St Stoughton WI 53589 0.15
051108161721 W Richard Gordon i 621 E South St 621 E South St Stoughton WI 53589 0.10
Small Parcels - west of 8th Street
051108161883 Anthony N Roman 616 Eighth St 616 Eighth St Stoughton WI 53589 0.28
051108162097 Stoughton, City Of 624 Eighth St 381 E Main St Stoughton WI 53589 0.01
Small Parcels - south of South Street
051108144339  Valerie S Blum 317 E South St 317 E South St Stoughton WI 53589 0.20
051108144222 William S Duter 325 E South St PO Box 3091 Madison WI 53704 0.20
051108144115 Mason Parks 401 E South St 401 E South St Stoughton WI 53589 0.20
051108144008 Vs Of Madison LLP 409 E South St PO Box 1763 Madison WI 53701 0.19
Cottage Grove WI
051108143894 Capital Investments 415 E South St 4251 Vilas Rd 53527 0.11
Larry Roberts Auto Electric
051108143081 Inc 425 E South St 1508 Moline St Stoughton WI 53589 0.72
Larry Roberts Auto Electric
051108143116 Inc 425 E South St 1508 Moline St~ Stoughton WI 53589 0.03






Riverfront Redevelopment Area Photographs
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Highway Trailer building

(from E. South St)

Stoughton Trailer site
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(from E. South St)
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Zoning

The properties within the overall redevelopment area are currently zoned Heavy Industrial,
Institutional or Residential. The Highway Trailer site and former MillFab site are zoned Heavy
Industrial. The Public Works Garage site is zoned Institutional. Other sites that comprise the
redevelopment area are zoned Residential.

The City is in the process of changing the zoning of the redevelopment area to a zoning
classification that will serve as a transition between the current zoning and the expected
Planned Development District (PDD) that the City expects the ultimate developers to request.

Comprehensive Plan

The City’s Comprehensive Plan, adopted on May 31, 2005 and amended on June 26, 2012,
indicates strong support for quality redevelopment projects. The City realizes that
redevelopment will play an important part in adding to the City’s tax base in the coming years,
especially on underutilized properties downtown and along the Yahara riverfront. The
Comprehensive Plan supports planned mixed-use development for the Riverfront
Redevelopment Area.

The Comprehensive Plan is available on the City’s website: http://www.ci.stoughton.wi.us/

Rail Corridor Neighborhood Plan

The City adopted the Rail Corridor Neighborhood Plan on March 24, 2009. The Rail Corridor
Neighborhood Plan was prepared to provide ideas on land use, future development, and urban
design treatments along the corridor. A Preferred Development Plan (PDP) was created for the
Rail Corridor Neighborhood. The PDP calls for a mix of residential development on the subject
riverfront site, which could include multifamily apartments and condominiums, town homes and
public open space.

At the time of publishing the PDP, the Public Works Garage building was not under consideration
for redevelopment. This site has since been included in planning efforts and, given its location,
could be well suited for office/retail/lodging/entertainment.

Since the PDP is conceptual, it does not preclude quality development that may not precisely fit
the PDP. . As such, the City is open to creative uses for the subject redevelopment site and
invites developers to present innovative ways to enhance the area through redevelopment.

The City also encourages opportunities for integrating green development practices with
redevelopment in the rail corridor area.

The Rail Corridor Neighborhood Plan can be found under the Redevelopment Authority on the
City’s website: http://www.ci.stoughton.wi.us/





Riverfront Redevelopment Area Concept Plan
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TID #5 Redevelopment Plan

The Rail Corridor Tax Increment District #5 and Redevelopment Area #1 Project Plan was
adopted on February 23, 2010. TID #5 (and the amended RA #1) is comprised of properties west
and south of Downtown Stoughton. The area is generally referred to as the “Rail Corridor.”

Underutilized, deteriorated, and undervalued parcels and improvements characterize the area.
Some of the area consists of industrial/manufacturing buildings, most of which are underutilized,
and some of which have gone unutilized for many years. It was generally agreed that actual or
suspected environmental contamination will limit the redevelopment prospects of much of the
area in TID #5 without City involvement in the redevelopment process. Other areas of the TID
contain some of Stoughton’s oldest housing stock, much of which needs improvement.

Overall, TID #5’s accessible location along Main Street (USH 51) and adjacent to Downtown
Stoughton makes it an attractive area to redevelop for the City and for potential developers.
The City and RDA intend to use the tools and powers authorized by State Statues to promote the
redevelopment of this area and prevent further deterioration of infrastructure and site
improvements. The creation of a Tax Increment Finance District with an overlapping
Redevelopment Area is intended to promote further redevelopment and investment from
property owners, both within and outside of the district. The creation of the TID allows the City to
provide needed infrastructure, as well as funding to local stakeholders through incentives and
grants, to encourage business and property owners to proactively participate in revitalization.

The TID#5 and Area Redevelopment Plan can be found under the Redevelopment Authority on
the City’s website: http://www.ci.stoughton.wi.us/

Market Study
An updated market study of the Stoughton area was completed in March 2015. Findings of the
study that are particularly relevant to the Riverfront Redevelopment Area include:
e Stoughton offers a central, well-connected and affordable location to do business,
although there are limited existing facilities to accommodate local demand.
¢ Residential growth in Stoughton has lagged behind Dane County as a whole, though the
City is forecast to continue to grow. Additionally, while population and income growth
are both projected to lag behind Dane County, Stoughton’s population and income
growth are expected to outpace both Wisconsin and national rates.
¢ Stoughton’s retail trade area includes a geographic area covering approximately a 15-
minute drive time from Stoughton. The small immmediate population in comparison to
Madison and presence of other communities within this area competing for customers
has resulted in a local business mix comprised of establishments dedicated to lower-order
shopping and service needs, while the larger nearby communities fulfill higher-order
needs.
e Itshould be noted that Kettle Park West on the westside of Stoughton is proposed to be a
commercial and retail hub for the City and will contain a Super WalMart.
e Local employment includes a significant concentration of skilled workers in the
construction and manufacturing industries. Other areas of employment strength are in





the transportation and utilities, retail, public administration, and FIRE (finance, insurance,
and real estate) sectors.

e Currently, more than three-fifths of employed local residents commute to Madison for
employment. This local workforce represents a significant number of workers in the
construction, retail, finance, insurance, real estate, services, and public administration
sectors. These sectors may represent recruitment targets for companies which can
capitalize on the availability of skilled workers locally, while also creating opportunities for
residents to work closer to home.

¢ The Stoughton housing market is keeping pace with Dane County. There is a projected
need for approximately 430 additional housing units in Stoughton by 2025. Over 150
rental units will be needed, with almost half of those being needed for younger
households requiring less expensive housing. Demand for senior housing units in
Stoughton will be somewhat dependent on the availability and access to supporting
amenities and services within the community.

The 2015 Market Study can be found under the Redevelopment Authority on the City’s website:
http://www.ci.stoughton.wi.us/

Easements

A title search conducted by the City indicates a number of cross-access easements, a
stormwater easement, a rail line easement and a power line easement along the river. The City
will cooperate with the selected developer(s) to clear as many easements as possible. The City
expects the developer to propose relocating or placing underground the power lines along the
river.

Environmental Status

There are three (3) Phase | Environmental Site Assessments that have been prepared for sites
within the subject redevelopment area in the last 5 years. The first report, prepared on March 10,
2015 relates to the Department of Public Works Garage at 501 & 515 South 4th Street. The
second report, prepared on March 11, 2015 relates to the former Millfab Site at 433 South Street.
The third report provides an assessment of the “Highway Trailer” building at 501 E. South Street
and was prepared in July 2009. These reports can be accessed at the following Internet link(s).

A summary of the findings is below. Please refer to the original Phase | Environmental Site
Assessments for complete information regarding these sites:

A. Department of Public Works Site

Recognized Environmental Conditions

1. Manufactured Gas Plant: The “Stoughton Light and Fuel Oil Company” is documented as
occupying the 515 S Fourth Street portion of the assessed property. Many of the
byproducts of gas production are potentially hazardous to human health and the
environment. The byproduct from this process was frequently disposed of directly at the
plant site and can remain or spread slowly, serving as a continuous source of soil and






B.

groundwater contamination. Therefore, this historic use is considered a recognized
environmental condition for the assessed property.

Automobile Service and Repair Facility: The building at 501 S Fourth Street on the
assessed property was used by various occupants for automobile service and repairs.
There is the potential that previous occupants could have disposed of waste oils and
petroleum products by dumping on the ground or into drains on-site. Therefore, this
historic use is considered a recognized environmental condition for the assessed

property.

Waste Oil Storage Container: A small amount of motor oil was observed under the
drainage spout of the waste motor oil container. The small amount of motor oil on the
floor under the waste oil container is considered a de minimis condition. However, if the
waste oil tank is leaking and is not repaired or replaced, there is potential for a larger
quantity of waste oil to be released from the container over time. Since this condition
poses a material threat of a future release, it is considered a recognized environmental
condition for the assessed property.

Electrical Transformer Substation: An electrical substation containing transformers was
located at the 515 S Fourth Street portion of the assessed property for many years. It is
likely that these transformers contained oil with a concentration of PCB above the
current maximum of 50 ppm. There is the potential that transformer oil with high
concentrations of PCBs could have leaked into the ground at the assessed property.
Therefore, this historic use is considered a recognized environmental condition for the
assessed property.

Former MillFab Site

Recodgnized Environmental Conditions

1.

Historical Industrial Uses: The assessed property has been used for various industrial
activities throughout its history. These types of industrial uses generate several waste
streams that were frequently disposed of on site. Therefore, these historic uses are
considered a recognized environmental condition for the assessed property.

Manufactured Gas Plant: The “Stoughton Light and Fuel Oil Company” is documented as
occupying the 515 S Fourth Street portion of the assessed property. Many of the
byproducts of gas production are potentially hazardous to human health and the
environment. The byproduct from this process was frequently disposed of directly at the
plant site and can remain or spread slowly, serving as a continuous source of soil and
groundwater contamination. Therefore, this historic use is considered a recognized
environmental condition for the assessed property.

Leaking Hydraulic Equipment: There was a piece of hydraulic equipment in Plant #2 that
appeared to be leaking hydraulic oil. There was a significant amount of leakage from
this equipment, and if it had been leaking for an extended period of time, release of






hydraulic oil into the ground on the assessed property may be significant. Therefore, the
presences the leaking hydraulic equipment is considered a recognized environmental
condition for the assessed property.

Electrical Transformers: There is a utility pole south of Plant #1 with three pole mounted
transformers. There is a ground mounted transformer near this utility pole as well. Two
ground transformers were observed south of Plant #2. Several transformers were
observed inside Plant #1. Based on the estimated year of construction for these
buildings, the original transformers for Plant Nos. 1 & 2 could have contained oil with

concentrations of PCBs above the current USEPA 50 ppm maximum. There is the
potential that transformer oil with high concentrations of PCBs could have leaked into
the ground at the assessed property. Therefore, the presence of these transformers is
considered a recognized environmental condition for the assessed property.

Historical Recognized Environmental Conditions

1.

Soil Contamination: Soil contaminated with volatile organic compounds (VOCs) and
polynuclear aromatic hydrocarbons (PAH) was discovered on the assessed property
during excavation for construction of a storage silo. Test results indicated contamination
levels were below those requiring remediation, and the WDNR granted a “No Further
Acton Closure”. However, the discovery of this contaminated soil indicates that a
release has occurred into the soil on the assessed property and it is possible that soil with
contamination levels requiring remediation may exist on the assessed property.

Therefore, the discovery of contaminated soil is considered a historical recognized
environmental condition for the assessed property.

C. Highway Trailer Site
Recognized Environmental Conditions

1.

Stained Floors: Areas of the building’s ground floor exhibited stained floors. These
included the boiler room, the metalwork room, and in the vicinity of the former paint
booth.

On-site Coal Storage: Historical burning and storage of coal on-site may have had an
adverse affect on the subject property.

Electrical Substation: A former electrical substation situated near the southeast corner of
the building may have released PCBs onto the ground.

Underground Storage Tank: Consultant received reports of an underground storage tank
near the southwest corner of the building. Details regarding the tank and its current
status have not been confirmed.

Historical Recognized Environmental Conditions

1.

This assessment has revealed no historical recognized environmental conditions
regarding the subject property





The City has completed a phase Il environmental assessment for the Highway Trailer site and has
secured a WAM grant to complete a phase Il assessment on the MillFab site. The City has
applied for a municipal liability exemption. The City and RDA anticipate working cooperatively
with the selected developer to secure further grants to assist in addressing environmental issues
on property it controls.

TIF Assistance

TID #5 was created in order to promote the redevelopment of blighted property, stimulate
revitalization, improve a portion of the City, enhance the value of property, and broaden the
property tax base. The City and Redevelopment Authority will spend funds on planning, public
improvements, demolition of existing structures, financial incentives, and site improvements to
promote redevelopment activities.

The City understands that TIF will have a role to play in helping prospective developers deliver
quality development in this area.

Public Improvements
Existing Infrastructure
1. Water - The planning area is served by city water. There are both public and private

water mains located in the redevelopment area, with the public mains located within
the street right-of-ways and the private water mains located on the Stoughton Trailers
and MillFab properties. The area maintains adequate water pressure for fire protection. A
new 10” water main runs down 8th Street to the river. A 4-inch public main extends within
7th Street, extended within easement from South Street via a river crossing to Mandt
Parkway. An 8-inch public main extends within 8th Street ROW and easement from
Dunkirk Avenue via a river crossing to Mandt Parkway.

2. Sanitary Sewer - Like the water distribution system, there are both public and private
sewage collection systems located in the redevelopment area. The public sewers are all
located within the street right-of-ways, while the private sewers are on the Stoughton
Trailers and MillFab properties. A sewer line comes down 7th Street but does not connect
to South Street. The lift station housed at 8t Street (just north of the river) will need to be
upgraded. An Interceptor Sewer is on 4th Street which crosses the river west of the MillFab
property. A public main extends within 7th Street, extended within easement to
8th Street.

3. Storm Sewer System -There are multiple storm sewers in the redevelopment area which
ultimately discharge to the Yahara River. The system is an assemblage of storm sewers
collecting runoff from the adjacent public right-of-ways and privately constructed sewers
draining specific areas of the site. There are three main areas of the system. Powerhouse:
This storm sewer originates with street inlets in the Fourth Street / South Street intersection.
The trunk storm sewer runs down Fourth Street to another inlet, turns to the east and
ultimately discharges via a 15” storm sewer to the river just east of the Powerhouse site.





Millfab: This portion of the storm sewer has three outlets that discharge to the river. Two
of the outlets (8” and 15”) serve small areas at the west end of Millfab. The third outlet
(24” x 38” RCP) drains the bulk of the site. Stoughton Trailers: Three discharges to the river
are located south of the Stoughton trailers property. One 8” outlet serves a small area
between the Stoughton Trailers building and the Millfab building. Two 24” outlets have
an undetermined drainage area. The public storm sewer collection system in South
Street between Fifth and Eight Streets discharges through the redevelopment site west of
the Highway Trailer building. The outlet for this storm sewer is not precisely known, but is
likely the 24” x 38” outlet in the Millfab portion of the site. No stormwater management
facilities are within the existing site. Redevelopment of the site will offer an opportunity to
upgrade and improve the storm water management practices on the site.

4. Electric Distribution System - The existing electric system consists of overhead and

underground facilities. Power is available from Fourth Street, South Street and 8th Street.
There is 3-phase service located within the redevelopment area. The existing single-family
electric users in this area have adequate service for their needs. In addition to the public
infrastructure, Stoughton Trailers owns private infrastructure (substation, lines, and electric
conductors.) Transformers have been removed from the MillFab site.

Contingencies

Land sales and/or lease/purchases are contingent upon execution of a Developer Agreement

and Lease Agreement (where lease/purchase arrangements are required). The Developer

Agreement will include the Development Plan. Soil investigation and environmental assessments

are contingencies acceptable to the City/RDA.

Ability to Proceed

Please note the RDA will not accept option requests/proposals. The RDA is interested in
receiving proposals reflecting an ability to proceed with project implementation following
agreement upon a master development plan. The proposals that most reflect the City’s
evaluation criteria (see page 14) will be selected to develop further details through a public
process and present their proposals to the RDA. The RDA will consider providing funds to offset
some of the additional costs in developing detalils (such as renderings, market studies, and
detailed site plans) and preparing a presentation. See the submittal requirements on the
following pages for details.

Development Guidelines

The City of Stoughton and the RDA are seeking creative development proposals that balance a
desire for efficient land uses, tax base and mixed-use development. Beyond these, minimal
guidelines will be provided so as not to constrain creative approaches to the redevelopment of
this area. Developers may want to take into consideration (but should not be limited by) the
above-mentioned Comprehensive Plan, Rail Corridor Neighborhood Plan and Market Study.

The RDA is soliciting ideas from developers and will work with one or more selected development
teams to finalize a development master plan that is acceptable to both the developer(s) and
the RDA.





1. Submittal Requirements

Prior to initiating a formal submittal, prospective developers are encouraged to submit an initial
letter of interest, and request a meeting with City Staff/RDA to discuss possible project concepts.

Formal Submittals
All formal submittals are to contain the information listed below and tabbed in the order shown.

Cover Letter: The cover letter, signed by an authorized representative of the firm and/or
developer group, must contain a statement of financial and logistical ability to construct what is
proposed in the submission. Each proposal must indicate a return mailing address, contact
person with his or her telephone and fax numbers and e-mail address. The cover letter may also
contain pertinent facts or details of the proposal, which the developer desires to emphasize.

Development Team Members, Organization, and Qualifications: Provide an organizational chart
identifying all team members and their reporting relationships and identify the contractual
structure of the firm and/or developer/group (e.g., joint venture, partnership, etc.), percentage
of ownership and responsibilities. Provide qualifications and experience of the firm and/or

developer/group and team members to be involved in the project. Describe current and
previous experience on similar projects, including relevant experience in design and
implementation of developments similar to the development proposed. Provide information to
demonstrate financial capacity to complete a project of the scale proposed. Provide
references including community or client name, address and telephone number. Include
current resumes of each team member and current resumes for key individuals with project
responsibility.

Proposed Use and Concept Design: The proposal must include the following:

e A description of the development concept and how it will help the City of Stoughton
achieve its development goals and benefit Stoughton residents.

e A description of how the proposal would be implemented and the expected role of the
City/RDA in developing the project. Include an estimate of how the project would be
phased and time to build-out.

o A breakdown of the project components by approximate square footage and units or
rooms for different uses.

o Alist of special features and amenities.

e Estimated unit sale prices and/or rents on a per unit basis.

e Estimated property value upon completion.

e A conceptual site plan at a scale of 1” = 100 feet and a density summary.

¢ Outline of an anticipated financial plan including an initial estimate of the expected
contribution from the City.

Confidentiality: Developers may request that certain proprietary information contained in the
proposal be held by the City/RDA as confidential subject to the Wisconsin Public Records Law.
The City/RDA’s ability to honor this request and to retain the documents as confidential is subject





to the Wisconsin Public Records Law, and no assurance is given herein that the City will be able
under the Wisconsin Public Records Law to follow the developer’s request. Such information
should be clearly marked “CONFIDENTIAL.”

Additional Comments:

All proposers are advised that any cost incurred in the preparation and submittal in
response to this Request for Proposals is born exclusively by the proposer.

All proposals will become the property of the City of Stoughton Redevelopment Authority
and will not be returned to the proposers.

Maps of the redevelopment parcels can be provided to proposers in CAD or ARC format
upon request.

Proposers are hereby notified that all locations and dimensions are approximate, and
maps may contain errors.

Selected developers will be responsible for securing building and other required permits
from the City of Stoughton consistent with the codes, ordinances and regulations of the
City.

The City of Stoughton Redevelopment Authority reserves the right to negotiate all terms
and conditions with all parties, to waive any formalities, to negotiate final costs, to
accept the proposal determined to be the most advantageous to the City/RDA, to
reject any or all proposals, to remove the property from the market at any time without
advance notice and to continue to market the property to others until the
sale/lease/purchase is finalized.

All qualified applicants will receive consideration without regard to race, sex, handicap,
religion, creed, political affiliation, color or national origin.

Material submitted shall be in the following form:

Format - Submit in a standard 8 %2” x 11” format with drawings no larger than 11”7 x 17” as
well as an electronic file in pdf format.

Quantity - Ten (10) bound copies and one (1) unbound original of the proposal.
Submittal - Submit in a sealed envelope or other packaging. The outside of the
envelope or package must clearly indicate the name of the project, “RFP - Riverfront
Redevelopment Project, Stoughton, Wisconsin.” The name and address of the proposer
also must be clearly printed on the outside envelope or package.

All proposals must be received at City Hall by 4 p.m. on Month Day, Year. Friday Sept. 4th,

The RDA, assisted by City Staff and any consultants the RDA deems necessary, will review
proposals. The RDA will consider the proposals at a meeting to be scheduled as soon as
practicable after the submittal deadline. After consideration of all submittals, top proposers will
be selected to provide further details and to present their concept to the RDA. A final proposal
will be selected after presentations to the RDA.

Submit Proposals to:

Laurie Sullivan





Finance Director

City of Stoughton

381 East Main Street
Stoughton, WI 53589

(608) 873.6677
Isullivan@ci.Stoughton.wi.us

Copies of the City of Stoughton Comprehensive Plan (2005, updated 2012), the Rail Corridor
Neighborhood Plan (2009), and the TID #5 Redevelopment Plan (2010) can be viewed on the
City of Stoughton web site at http://www.ci.stoughton.wi.us/. Any further inquiries on this RFP
should be directed to Laurie Sullivan at the City of Stoughton.

Selection Process & Evaluation Criteria

The RDA will use the following process in selecting a proposal for implementation:

1.

The RDA, City Staff, and any consultants the City deems necessary will review and
evaluate all developer submissions in accordance with this RFP document and
evaluation criteria.

Submittals that best meet the requirements set forth in this RFP document will be selected
to further develop their concept and make a presentation before the RDA. The RDA wiill
consider providing funds of up to $10,000 to defray the cost of developing further details
and presenting to the RDA.

The RDA will determine whether they wish to accept, reject or seek additional
information on the submittal(s).

A Term Sheet will be developed for the proposal accepted by the RDA. The Term Sheet
will reflect the basic provisions in a Developer’s Agreement will be prepared by City staff
and the RDA for review and approval by the developer. The Term Sheet will then be
presented to the RDA for approval, together with a master development plan.

Prior to the final approval of the master development plan the developer will be required
to provide evidence of the capability to secure equity capital and construction and
permanent financing for the project. Developer may submit “conditional commitments”
identifying proposed City/RDA obligations consistent with the Term Sheet, as well as
developer obligations that can be satisfied on or before closing.

After acceptance by the RDA , the master development plan will be forwarded to the
Plan Commission for its review and comment. The master development plan will then be
submitted by the RDA to the Common Council for its review and approval.

Following Common Council approval, and the meeting of the conditions set forth in item
5 above, the City/RDA will commence preparation of the Developer Agreement and
Lease Agreement(s) (as and where required). The developer will be required at this point
to make a deposit to a RDA escrow account in an amount of the estimated cost the
RDA will bear in the preparation of the Developer Agreement and Lease Agreement (if
applicable). Upon execution of the completed Developer Agreement and Lease
Agreement (if applicable), and initiation of construction, the deposit will be returned by





the RDA to the developer.

In evaluating the submitted proposals, the RDA will consider the following (not listed in order of
importance):

e Quality of the development concept.

e Professional and technical competence, as evidenced by: professional qualifications
and specialized experience of the development team and current and past
performance of the development team on similar projects.

e Financial capacity of the developer.

¢ Total investment contemplated (tax base generated).

e Consistency with overall goals of City plans:

o City of Stoughton Comprehensive Plan
o TID #5 and Redevelopment Project Plan
0 Railway Corridor Neighborhood Plan
e Degree to which proposed development addresses goals of the City of Stoughton.
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