
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:

Date /Time:
Location:

Members:

Redevelopment Authority of the City of Stoughton

Wednesday, August 8, 2018 @ 5:30 p.m.

City Hall – Hall of Fame Room, 381 East Main St., Stoughton WI 53589

Regina Hirsch, Denise Duranczyk, Carl Chenoweth, Ron Christianson, Brian Girgen, Roger

Springman and Lukas Trow

1. Call to Order

2. Introduction of Jamin Friedl, Director of Finance/Comptroller

3. Communications

4. Public Comments*

5. Approval of July 11, 2018 minutes

6. Finance Report

7. Old Business items

a. Blacksmith Shop structural engineering report and possible action
b. Idle sites and SAG grant updates
c. TID5/TID 8 and September JRB meeting update
d. Discussion and possible action on process to select developers
e. Stoughton Trailers Warehouse update
f. 2018-2019-CIP update
g. Marathon site update

8. New Business items

a. TID 5 audit discussion
b. Action on Public Works and Powerhouse parcel transfer request
c. Discussion on Community Brick access change order

9. Agenda and topics for next RDA meeting

10. Adjournment

*Public Comment Period: Guests are allowed three minutes per standard City Council protocol to speak on
topics of direct RDA concern.

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.

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: 


Date /Time: 
Location: 


Members: 


Redevelopment Authority of the City of Stoughton 


Wednesday, August 8, 2018 @ 5:30 p.m.  


City Hall – Hall of Fame Room, 381 East Main St., Stoughton WI 53589 


Regina Hirsch, Denise Duranczyk, Carl Chenoweth, Ron Christianson, Brian Girgen, Roger 


Springman and Lukas Trow 


 


1. Call to Order 


 
2.  Introduction of Jamin Friedl, Director of Finance/Comptroller  


 
3.  Communications 


 
4.  Public Comments*   


5. Approval of July 11, 2018 minutes  


6. Finance Report  


7. Old Business items 


a. Blacksmith Shop structural engineering report and possible action 
b. Idle sites and SAG grant updates 
c. TID5/TID 8 and September JRB meeting update 
d. Discussion and possible action on process to select developers 
e. Stoughton Trailers Warehouse update  
f. 2018-2019-CIP update 
g. Marathon site update  


8. New Business items  


a. TID 5 audit discussion 
b. Action on Public Works and Powerhouse parcel transfer request 
c. Discussion on Community Brick access change order 


    9.   Agenda and topics for next RDA meeting 


  10. Adjournment 


 
*Public Comment Period: Guests are allowed three minutes per standard City Council protocol to speak on 
topics of direct RDA concern.  
 


 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. 


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  
Tuesday, July 11, 2018  
Hall of Fame Room  
 


 


Present: Roger Springman, Denise Duranczyk, Ron Christianson, Lukas Trow 


Absent and excused: Brian Girgen, Carl Chenoweth, Regina Hirsch 


Unexcused:  


Others Present: Mayor Swadley, Planning Director Scheel, Utilities Director Kardasz, Director of 


Finance/Controller Friedl, Gary Becker and Emily Bahr 


Call to Order:  Springman called the meeting to order at 5:30 p.m. 


Communications  


Springman provided update on the Jeffers Group.  They would like to come back to us with a proposal, 


but no specific details available at the moment.  Anticipated timing is the end of July; however, Becker 


will talk with their Development Manager to obtain additional information related to this. 


RDA website-overhaul is needed related to the key information in the website.  Update information, 


change some contacts, etc. Springman will work with Mayor Swadley on this.  


Roster is updated and complete with committee contact information 


Update on the happenings in the Finance office as far as the Utilities and City Hall go.  Jamin Friedl was 


promoted to Director of Finance/Controller with an Assistant (currently vacant) below him.  The two 


current City Hall Finance Department employees along with the one at Utilities will be working under 


one Finance Department, under the supervision of Friedl.  Hope to have the Assistant hired before 


August.  


Public Comments 


Emily Bahr spoke, she thanked RDA for getting South Street opened again and stated that progress in 


the area is looking good.   


Approval of June 13th and June 26th minutes  


Motion made by Duranczyk to approve the minutes for the June 13th minutes, second by Trow.  All in 


favor, motion passed 4-0.  


Motion made by Duranczyk to approve the minutes for the June 26th Special Hearing minutes, second by 


Trow.  Springman noted that a few immaterial adjustments were needed and he would provide a 


completed copy for the record. All in favor of approving these minutes with the proposed corrections, 


motion passed 4-0.  


Finance Report  


Would like to have report include amounts from January to current.  Will work with Paul Frantz and 


Director Friedl on this.   







 


 


Old Business 


a.  Update on Highway Trailer Building demolition, structural engineering assessment and 


change Order 


Street is open now.  Will be working on the Millfab area pad to get it cleaned up.  Becker is 


trying to get a date of when the Millfab area will be clear.  Once there is a date, can schedule 


Phase II, assuming in August.   


Local Masonry would like some brick out of the building, Chenoweth will work on Change Order 


No. 4.   


 


Director Scheel questioned the selling of the brick, whether the RDA can sell them or not.  


 


Structural assessment is set up for later in July.   


 


b. Approval of Pay Request #5 


Came about shortly after the last meeting. Will run by Paul Frantz.  Frantz said it meets contract 


specs, Springman signed it. Motion to approve pay request No. 5 from Earth Construction by 


Duranczyk, second by Christianson.  Director Scheel wanted to know if this would be normal 


protocol; paying items before it goes to the RDA committee.  Director Kardasz stated they have 


paid the item and then taken action later.  Becker stated a pay request is different than a change 


order. Springman stated that he will continue his process; as long as Blazek’s signature is on it, 


and Director Friedl confirms nothing is wrong, Springman will sign it and get it moving.    


 


c. Update on Marathon site amendment and possible action  


Amendment from last meeting, reflects the five points from June 13th.  If anything else comes 


up during the environmental remediation, the RDA is out.  They will not cover 25% of anything 


else.  Michelle revised it and said the 25% will only cover the original proposal that was 


discussed in the June 13th meeting. Springman stated that Nelson needs to be told that the RDA 


has done all they can for this property, this is the last and final.  If Nelson cannot sign the 


amendment mentioned, then it’s done.  Nelson has had it for two weeks now. Springman and 


the Mayor met with Blake George, the Commercial Realtor.  Blake was sure that Nelson would 


sign this amendment, but that was 10 days ago all ready and has not signed yet.  Becker brought 


up that that could be a problem already because in line 30 it states that binding upon seller only 


if a copy of the accepted amendment is delivered by June 29th.  There is no documentation of 


that.  Nelson may have missed a deadline already.  Blake did call him yesterday, but that was 


supposed to happen before June 29th. We may be looking at a property that isn’t going 


anywhere. Mayor Swadley said there should be a courtesy phone call to Nelson, but to have 


Michelle make the call.  Springman will contact Michelle tomorrow to discuss.   


 


d. Update on TID 5 and TID 8 Public Hearing, including JRB coordination, with consideration of 


resolutions approving TID 5 subtraction amendment and TID 8 creation 







Becker explained the documents in the packet.  He stated there were no public comments on 


either of the TIDs from the June 26th Special Hearing. The RDA will now need to review the 


resolution and move forward. Duranczyk made the motion of approving the RDA resolution 


approving the TID 5 amendment, second by Trow.  All in favor, motion passed 4-0.  Duranczyk 


motioned to approve the RDA resolution approving TID 8, second by Trow. All in favor, motion 


passed 4-0.  


 


New Business 


a. Discussion on TID 5 audit  


Duranczyk stated that nothing can be done about this topic tonight, there was no information 


included in the packet.   


 


b. Discussion on 2018-2019 RDA budget 


Discussion by Duranczyk regarding what was spent for this year.  The following amounts were 


discussed for 2019 to be submitted to City Council 


 Professional services   $27,040.00  (includes Mr. Becker’s time) 


 Attorney fees    $25,000.00 


 Storm water    $7,040.00 


 Misc.    $7,500.00 (temporary fencing, copies, postage) 


     $66,580.00 


 


c. Discussion on City/RDA property disposal policy 


Discussion by Becker regarding property disposal policy and information included in the packet. 


Suggestion that the City should be working on a Property Disposal policy in regards to the site, 


which include the powerhouse site and the public works site.  Springman will address the City 


Council on behalf of the RDA.  


 


d. Discussion on Stoughton Trailer Warehouse property acquisition and possible action 


Stoughton Trailers is thinking about building a new headquarters, possibly extending at 111 


Academy Street, if that is not an option, does RDA want to purchase this property.  Waiting to 


hear from them.  RDA needs to decide if they would be interested and know when the time 


comes. Duranczyk made the motion to authorize the Chair to work with the attorney to develop 


a letter of support on a desire to purchase this property, second by Christianson.  All in favor, 


motion passed 4-0.    


Agenda and topics for next RDA meeting  
Next meeting will be August 8, 2018 
 
Director of Finance/Controller Friedl update on audit  
Disposal property policy update  
Stoughton Trailer Warehouse purchase  
Transfer of property  
CIP update 
 







 


 


Adjournment:  


Springman moved to adjourn the meeting, second by Trow.  All in favor.   Meeting adjourned at 7:21 


p.m. 


 


Respectfully submitted, 


Deb Blaney  








REVENUE AND EXPENDITURE REPORT FOR STOUGHTON CITY


Balances as of 06/30/2018


Revenues Budget Actual


Over/(Under) 


Budget


Property Taxes 15,104$                -$              (15,104)$          


State Grants -$                       -$              -$                  


Other County Grants -$                       -$              -$                  


Interest 170$                      256$             86$                   


Rental Income -$                       -$              -$                  


Transfer In 10,000$                10,000$       -$                  


     Total Revenues 25,274$                10,256$       (15,018)$          


Expenditures


Operating Expenses 10,000$                20,701$       10,701$           


NET OF REVENUES AND EXPENDITURES 15,274$                (10,445)$      (25,719)$          







REVENUE AND EXPENDITURE REPORT FOR STOUGHTON CITY


Balances as of 06/30/2018


Fund 261 - REDEVELOPMENT AUTHORITY


2018 2018 Available 


Amended Budget Actual Balance 


 


Revenues


41110 PROPERTY TAXES 15,104.00$              15,104.00$    


43521 STATE GRANTS-RDA -$                          -$                


43791 OTHER COUNTY GRANTS -$                          


48110 INTEREST


1/31/2018 JE TO RECORD WISC INTEREST EARNED 39.09$            


2/28/2018 JE TO RECORD WISC INTEREST EARNED 38.24$            


3/31/2018 JE TO RECORD WISC INTEREST EARNED 46.40$            


4/30/2018 JE TO RECORD WISC INTEREST EARNED 50.39$            


5/31/2018 JE TO RECORD WISC INTEREST EARNED 44.72$            


6/30/2018 JE TO RECORD WISC INTEREST EARNED 36.67$            


48110 INTEREST 170.00$                    (85.51)$           


48220 RENTAL INCOME -$                          


49210 TRANSFER IN - GENERAL FUND


4/30/2018 JE GF TRANSFER TO RDA 10,000.00$    


49210 TRANSFER IN - GENERAL FUND 10,000.00$              


49224 TRANSFER IN - TIF #4 -$                          


  


Total Revenues 25,274.00$              10,255.51$    15,018.49$    


Expenditures


50340 OPERATING EXPENSES


1/17/2018 AP DECEMBER UTILITIES 2017 171.14$          


1/17/2018 AP DECEMBER UTILITIES 2017 411.07$          


1/18/2018 AP TEMP PANELS (156) RENTAL 1/5/18-2/1/18 98.28$            


1/19/2018 AP Meals for lunch 513.24$          


1/31/2018 JE TO RECORD POSTAGE FOR JANUARY 38.54$            


1/31/2018 JE TO RECORD COPY USUAGE - JANUARY 3.55$              


2/8/2018 AP PROF SERVICES JANUARY 2018 3,173.22$      


2/8/2018 AP PROF SERVICES JANUARY 2018 548.22$          


2/14/2018 AP JANUARY UTILITIES 2018 172.63$          


2/14/2018 AP JANUARY UTILITIES 2018 414.02$          







2018 2018 Available 


Amended Budget Actual Balance 


2/22/2018 AP TEMPORARY FENCING 12 MO RENEWAL- E SOUTH 1,263.36$      


3/8/2018 AP JANUARY 2018 ATTORNEY BILLING 388.50$          


3/13/2018 AP FEBRUARY UTILITIES 2018 172.70$          


3/13/2018 AP FEBRUARY UTILITIES 2018 414.02$          


3/29/2018 AP PROF SERVICES FEB 2018 RDA 2,273.22$      


3/29/2018 AP GAS SERVICE REMOVAL-425 E SOUTH ST 330.00$          


3/29/2018 AP ATTORNEY FEES-FEBRUARY 296.00$          


4/5/2018 AP PROF SERVICES MARCH 2018 1,523.22$      


4/10/2018 AP MARCH UTILITIES 2018 172.68$          


4/10/2018 AP MARCH UTILITIES 2018 414.02$          


5/3/2018 AP PROF SERVICES APRIL 2018 1,495.75$      


5/3/2018 AP MARCH ATTORNEY FEES 962.00$          


5/3/2018 AP MARCH ATTORNEY FEES 481.00$          


5/11/2018 AP evidence supplies 216.00$          


5/11/2018 AP APRIL UTILITIES 2018 172.75$          


5/11/2018 AP APRIL UTILITIES 2018 414.02$          


5/24/2018 AP ATTORNEY FEES-APRIL 37.00$            


5/31/2018 JE MOVE ATTORNEY BILLING TO CORRECT ACCT (1,683.50)$     


5/31/2018 JE TO RECORD COPIER CHARGES 3.36$              


6/4/2018 JE MOVE PROFESSIONAL SERVICES TO ADMIN (9,013.63)$     


6/4/2018 JE MOVE PROFESSIONAL SERVICES TO ADMIN (481.00)$        


6/19/2018 AP MAY UTILITIES 2018 172.84$          


6/19/2018 AP MAY UTILITIES 2018 414.02$          


6/30/2018 JE TO RECORD COPIER USAGE 43.74$            


50340 OPERATING EXPENSES 10,000.00$              3,974.02$      


50850 ADMINSTRATION


5/31/2018 JE MOVE ATTORNEY BILLING TO CORRECT ACCT 1,683.50$      


6/4/2018 JE MOVE PROFESSIONAL SERVICES TO ADMIN 9,494.63$      


6/7/2018 AP IDLE SITE GRANT/TIF REQUEST/TID RESTRUCT 3,496.44$      


50850 ADMINSTRATION -$                          (14,674.57)$   


50934 TRANSFER TO FIREMAN'S PENSION -$                          -$                


  


Total Expenditures 10,000.00$              20,700.55$    (10,700.55)$   


NET OF REVENUES AND EXPENDITURES 15,274.00$              (10,445.04)$   25,719.04$    








                                                                                                                   


 
 


June 26, 2018 


Updated July 18, 2018 


 


 


 


Dan Maki, P.E., M ASCE, BECxP 


Facility Engineering, Inc. 


101 Dempsey Road 


Madison, WI  53714  


 


SUBJECT:   Stoughton Blacksmith Building Stabilization 


   


Dear Dan: 


 


We appreciate the opportunity to provide structural engineering services on this project.  This letter 


outlines the project scope and scope of engineering services.  We understand that it is the goal of the 


City and Authority to “mothball” the building until a use can be determined, planned and eventually 


constructing new work using the protected existing steel structure.  We understand that this time 


period will be no longer than 5 years.  We recommend periodic checks on the structure by a qualified 


agent of the City or by Structural Integrity, Inc. to verify that no adverse changes have occurred during 


the mothball period. 


 


We propose the following work scopes: 


 An initial study to determine the most likely cost of stabilizing the structure in three different 


ways. 


 The stabilization design work.  Three options are outlined in this proposal based on our 


discussions. 


 


We recognize that most of the masonry of the building is in such poor condition that it is not 


economically feasible to save it.  It may be possible to save the one of the two tall end walls of the 


building.  These walls appear to be load bearing for the steel in the roof in the last bays.  This masonry 


is also deteriorated but in better condition then the lower side walls.  The masonry sidewalls are 


falling apart and we consider them a hazardous condition to be near.   


 


The question has been raised at the site as well as in follow-up email traffic as to whether taking the 


roof tiles off of the building would lessen the amount of effort or material needed to restrain and 


protect the building’s stability during the process.  We believe that leaving the tiles in place would 


offer some protection to the steel from corrosion.  It also has some benefit as a structural diaphragm. 


 


Removing the tiles would require less supported mass to brace.  There may need to be some additional 


bracing added to compensate for the lack of a roof diaphragm.  We appreciate the benefits of each 


course of action and would be happy to work with either scenario. 


 


We noted some minor damage to the steel portions of the work. We recommend that a structural 


survey of the remaining steel portions of the building (columns, beams, trusses), in order to verify that 


the structure is stable and viable if the masonry is altered or removed as a part of this work.  We have 


included this survey scope in this proposal. 
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The initial portion of the project is to develop a preconstruction opinion of most probable cost for the 


three options proposed below.  This work will include time to understand the processes and 


components that will likely be used during each of the three options.  This number should be 


considered an order of magnitude type estimate to be used for budgeting.  We propose to a qualified 


local contractor (yet to be selected) familiar with this type of work to assist in the cost estimation.  We 


propose to provide a letter type of report summary showing a rough number of major cost items for 


each of the options. 


 


We understand that after several weeks’ time, an option would likely be selected to move ahead into 


design.  Alternatively, the owner may instead decide not to save the structure.  In that point, our 


services under this proposal/contract would cease. 


 


Outlined below are the three different proposed courses of action to save and stabilize the building. 


Option One:  Steel Structure and Remove all Masonry Walls: 


 Analyze existing structure; design and develop engineered temporary diagonal rod or angle 


bracing to the steel bays in appropriate proportions to the building. 


 It may be necessary to utilize some additional materials to provide anchorage or ballast, such 


as concrete traffic barricades or similar features. 


 Some repair of the existing steel columns encased in the sidewalls may be necessary due to the 


presence of significant corrosion damage. 


 In this scheme we would include removal of two steel bays; the bays supported by the 


masonry east and west end walls to be removed.  We propose to harvest the roof tiles as a 


source for tile replacement in other areas of the building. 


 We believe that the remaining east endwall is at risk of the experience of much larger wind 


forces if the building’s remaining walls and adjacent structures are removed.  We intend to 


reinforce connections between the steel structure and the remaining masonry endwall. 


 Structural drawings showing the bracing, reinforcement, and anchorage. 


 


Option Two: Stabilize and Save the Steel Structure and the East Masonry Endwall: 


 Analyze existing structure; design and develop engineered temporary diagonal rod or angle 


bracing to the steel bays in appropriate proportions to the building. 


 As mentioned in Option One, it may be necessary to utilize some additional materials to 


provide anchorage or ballast, such as concrete traffic barricades or similar features. 


 Some repair of the existing steel columns encased in the sidewalls may be necessary due to the 


presence of significant corrosion damage. 


 In this scheme we would include removal of one steel bay; the bay supported by the masonry 


end wall to be removed with the adjacent warehouse building currently under demolition.  We 


propose to harvest the roof tiles as a source for tile replacement in other areas of the building. 


 We believe that the east endwall to remain is at risk of the experiencing much larger wind 


forces than previously seen if the building’s remaining walls and adjacent structures are 


removed.  We intend to reinforce connections between the steel structure and the remaining 


masonry endwall.  We speculate that there is a risk that the masonry wall may not be strong 


enough to resist the more significant wind loads that the structure will experience unless the 


masonry is reinforced; we propose to provide the design of this reinforcement.  This 
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reinforcement is anticipated to be external to the masonry; it will be exposed to view, we will 


endeavor to blend in the reinforcement to match the original structure. 


 Structural drawings showing the bracing, masonry reinforcement, and anchorage. 


 


Option Three:  Stabilize and Save the Steel Structure and Rebuild the Masonry Walls 


 Analyze existing structure; design and develop engineered temporary diagonal rod or angle 


bracing to the steel bays in appropriate proportions to the building. 


 As mentioned in Option One, it may be necessary to utilize some additional materials to 


provide anchorage or ballast, such as concrete traffic barricades or similar features. 


 Some repair of the existing steel columns encased in the sidewalls may be necessary due to the 


presence of significant corrosion damage. 


 Design of new masonry walls for the building. Existing configurations will be documented 


during the condition assessment site visit so that the new masonry can match the original 


configuration (some programmatic modifications for owner needs can be accommodated). 


 Temporary support will be necessary for the ends steel bays until new masonry walls can be 


constructed.  Our fees include the design of the temporary supports of the end bays.  New 


masonry walls will be designed to meet today’s code requirements.  The walls will be brick 


masonry but will have integrated reinforcement and proper attachments to the existing steel 


structure.  (Note: it may be possible to save and reinforce the existing east endwall if 


economically justified).  


 If necessary, a source would need to be found to replace some damaged roof tiles.  


Alternatively, cracked tiles may be able to be repaired using a carbon fiber reinforcement 


strategy.  We have not included time to evaluate this option as it will likely be case by case 


and we may be able to find a source for reasonably priced tile replacement.  We propose to 


perform this design as an additional service as necessary. 


 Structural drawings showing the bracing, masonry design, masonry reinforcement, and 


anchorage. 


 


Also included are: 


 Specifications/notes for structural systems will be shown on the drawings. 


 Review of shop drawings related to the structural components and systems of the building. 


 We propose to provide hand drawn sketches for the design.  


 


Schedule: 


We understand that the project will begin in summer of 2018; we will plan to complete the drawings 


within three to four months period depending on the option selected. 


 


Fee: 


We propose to perform the services outlined in this proposal for following fees:  


Initial Most Probable Cost Development      $12,300 


Option One:  Steel Structure and Remove all Masonry Walls Construction Documents $29,800 


Option Two: Stabilize and Save the Steel Structure and the East Masonry Endwall $42,400 


Option Three:  Stabilize and Save the Steel Structure and Rebuild the Masonry Walls $55,200 
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We propose to provide two site visits for Option One, three visits for Option Two, and four visits for 


Option Three during construction.   There may be concealed conditions found on site.  We have not 


included time for these conditions and propose that they be handled on a time and material basis as 


an additional service if/as they arise. 


 


We look forward to the opportunity to work with you on this project.  Please call if you have any 


questions. 


 


Sincerely; 


 
Kurtis J. Straus, P.E. 


Structural Integrity, Inc. 
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Jason Scott <jason.scott@wedc.org> Tue, Jul 31, 2018 at 8:44 AM
To: "rjscheel@ci.stoughton.wi.us" <rjscheel@ci.stoughton.wi.us>
Cc: "gwb@garywbecker.com" <gwb@garywbecker.com>, "hotpeppers2@charter.net" <hotpeppers2@charter.net>,
"TSwadley@ci.stoughton.wi.us" <TSwadley@ci.stoughton.wi.us>


Thanks Rodney,


 


I’ll have the signatory changed and will check on the timing to see if the contract will be available for your meeting on the
8th.


 


Jason Scott, EDFP


Regional Economic Development Director


Wisconsin Economic Development Corporation


201 W. Washington Avenue


Madison, WI  53703


 


Ph: 608.210.6790


 


    


 


Website: http://inwisconsin.com


Newsletters:  http://inwisconsin.com/subscribe


 


 


From: rjscheel@ci.stoughton.wi.us <rjscheel@ci.stoughton.wi.us>  
Sent: Monday, July 30, 2018 5:38 PM 
To: Jason Scott <jason.scott@wedc.org> 
Cc: gwb@garywbecker.com; hotpeppers2@charter.net; TSwadley@ci.stoughton.wi.us 
Subject: RE: WEDC Idle Site Grant - Terms and Conditions


[Quoted text hidden]


Jason Scott <jason.scott@wedc.org> Tue, Jul 31, 2018 at 8:51 AM
To: "rjscheel@ci.stoughton.wi.us" <rjscheel@ci.stoughton.wi.us>
Cc: "gwb@garywbecker.com" <gwb@garywbecker.com>, "hotpeppers2@charter.net" <hotpeppers2@charter.net>,
"TSwadley@ci.stoughton.wi.us" <TSwadley@ci.stoughton.wi.us>


New Terms and Conditions….
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TERMS & CONDITIONS


Redevelopment Authority of the City of Stoughton


Opportunity Number ISR FY19-24308


 


 


RECIPIENT:                                  Redevelopment Authority of the City of Stoughton 


PROJECT LOCATION:                            433 E. South St., Stoughton WI 53589


 


GRANT AMOUNT:                           Up to $500,000


 


REQUIRED MATCHING FUNDS:    $1,166,667


 


PROJECT START DATE:                 06/25/2018


 


PROJECT END DATE:                     12/31/2020


 


ADDITONAL REQUIREMENTS:                    Prior to the release of funding, all
funds for WEDC SAG award FY18-24004 must be disbursed and/or lapsed.


 


Signatory to Documents:                    Roger Springman, Chair


 


 


Thanks,


 


Jason Scott, EDFP


Regional Economic Development Director


Wisconsin Economic Development Corporation


201 W. Washington Avenue


Madison, WI  53703


 


Ph: 608.210.6790
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FROM 205-57120-50850 TO 205-59230-50931


 TRANSACTIONS FROM 01/01/2017 TO 12/31/2017


Description Balance 


 


Fund 205 TID #5 FUND 


205-57120-50850 ADMINSTRATION


4/13/2017 2016 AUDIT EXPENSES 183.20$              


4/30/2017 TO RECORD TIF YEARLY PAYMENT 150.00$              


7/13/2017 2016 AUDIT EXPENSES 556.80$              


12/14/2017 FIRE PROTECTION 2.71$                  


12/14/2017 STORMWATER MONTHLY FEE 7.44$                  


900.15$              


205-57150-50860 CAPITAL - LAND ACQUISITION


11/2/2017 CLOSING FOR 425 E SOUTH STREET- CARPET W 146,688.48$      


11/9/2017 MILEAGE FOR CASHIER CHECK - CARPET WAREH 38.76$                


11/27/2017 OVERAGE - 425 EAST SOUTH ST (161.50)$             


12/21/2017 2017 TAX BILL 4,118.86$           


12/21/2017 2017 TAX BILL 8.87$                  


150,693.47$      


205-57310-50821 TIF BUILDING PROJECTS


8/3/2017 LEGAL CHARGES FOR JUNE 815.50$              


8/8/2017 TO REALLOCATE TIF 5 EXPENSES 15,700.00$        


8/8/2017 REALLOCATE 2014 TID 5 EXPENSES 5,769.00$           


8/8/2017 REALLOCATE 2015 TID 5 EXPENSES 4,581.50$           


8/8/2017 REALLOCATE 2016 TID 5 EXPENSES 39,725.06$        


8/8/2017 REALLOCATE 2017 TID 5 EXPENSES 55,618.79$        


8/10/2017 DESIGN CHARRETTE FOR RIVERFRONT 1,000.00$           


8/10/2017 JULY PROFESSIONAL SERVICES 1,200.00$           


8/17/2017 DESIGN CHARRETTE FOR RIVERFRONT 9,000.00$           


8/31/2017 ATTORNEY FEES 7/1/17 THRU 7/31/17 2,897.00$           


9/7/2017 PROF SERVICES AUGUST 2017 600.00$              


9/28/2017 AUGUST ATTORNEY FEES 37.00$                


10/12/2017 SEPT 2017 PROFESSIONAL SERVICES 4,596.60$           


11/9/2017 OCTOBER 2017 PROF SERVICES 4,468.20$           


11/9/2017 ATTORNEY FEES-SEPTEMBER 2017 259.00$              


11/9/2017 ATTORNEY FEES-SEPTEMBER 2017 1,831.50$           


11/16/2017 MILLFAB DEMO SPECIFICATIONS 5,428.25$           


11/30/2017 OCTOBER ATTORNEY FEES 906.50$              


12/7/2017 PROF SERVICES NOVEMBER 3,128.57$           


12/21/2017 MILLFAB DEMOLITION 28,500.00$        


12/21/2017 DEMO SPECIFICATIONS 910.00$              


12/21/2017 NOVEMBER ATTORNEY FEES 1,099.46$           


12/29/2017 REALLOCATE KPW #1 ATTORNEY EXPENSE (259.00)$             


12/31/2017 PROF SERVICES DEC 2017 996.60$              


12/31/2017 PROFESSIONAL SERVICES DEC 2017 1,190.00$           


189,999.53$      







FROM 205-57120-50850 TO 205-59230-50931


 TRANSACTIONS FROM 01/01/2010 TO 12/31/2017


Description Balance 


 


Fund 205 TID #5 FUND 


205-57120-50850 ADMINSTRATION


6/30/2010 ANNUAL TIF FEES 1,000.00$           


12/31/2010  12/31/2010 1,592.50$           


2/28/2011  02/28/2011 541.07$              


4/30/2011 TO RECORD TIF RENEWAL FEES AND CREDITS 150.00$              


5/31/2011  05/31/2011 733.34$              


4/30/2012 TO RECORD TIF FEES 150.00$              


4/30/2013 TO RECORD TID FEE PAYMENTS 150.00$              


4/30/2014 TO RECORD PAYMENT OF TID FEES 150.00$              


5/31/2014  05/31/2014 800.00$              


2/19/2015 TID#5 - RIVERFRONT PLANNING 1,563.25$           


3/12/2015 TID#5 RIVERFRONT PLANNING 8,031.00$           


4/16/2015 TID#5 RIVERFRONT PLANNING 31,049.75$        


4/30/2015 TO RECORD TIF FEES 150.00$              


5/7/2015 AUDIT EXPENSES 830.00$              


5/14/2015 TID#5 RIVERFRONT PLANNING 856.00$              


6/11/2015 LEGAL SERVICES 36.00$                


4/7/2016 AUDIT EXPENSES 416.66$              


4/30/2016 TO RECORD TID FEES 150.00$              


5/12/2016 AUDIT EXPENSES 816.67$              


10/6/2016 LEGAL SERVICES FOR AUGUST 259.00$              


4/13/2017 2016 AUDIT EXPENSES 183.20$              


4/30/2017 TO RECORD TIF YEARLY PAYMENT 150.00$              


7/13/2017 2016 AUDIT EXPENSES 556.80$              


12/14/2017 FIRE PROTECTION 2.71$                   


12/14/2017 STORMWATER MONTHLY FEE 7.44$                   


50,325.39$        


205-57120-50855 INTEREST ON ADVANCE


12/31/2011  12/31/2011 21,280.00$        


12/31/2012 A08 - RECORD INTEREST ON ADVANCE 22,131.00$        


12/31/2013 TO ACCRUE INTEREST ON ADVANCE 23,016.00$        


12/31/2014 RECORD INTEREST PAYMENT FOR TIF5 ADVANCE 30,538.00$        


96,965.00$        


205-57150-50860 CAPITAL - LAND ACQUISITION


3/31/2010  03/31/2010 1,000.00$           


12/31/2010  12/31/2010 1,646.19$           


12/31/2010 REIMBURSEMENT OVERPAYMENT OF 8TH STREET (2,471.43)$         


12/31/2010 TO RECORD 8TH ST PROPERTY PURCHASE 192,230.00$      


8/29/2016 OFFER TO PURCHASE DEPOSIT MILLFAB 40,000.00$        


12/31/2016 PURCHASE MILLFAB PROPERTY 710,530.84$      


11/2/2017 CLOSING FOR 425 E SOUTH STREET- CARPET W 146,688.48$      


11/9/2017 MILEAGE FOR CASHIER CHECK - CARPET WAREH 38.76$                


11/27/2017 OVERAGE - 425 EAST SOUTH ST (161.50)$             


12/21/2017 2017 TAX BILL 4,118.86$           


12/21/2017 2017 TAX BILL 8.87$                   


1,093,629.07$   


205-57310-50820 CAPITAL-INFRASTRUCTURE


5/31/2010  05/31/2010 6,664.00$           


7/31/2010  07/31/2010 9,843.24$           


9/30/2010  09/30/2010 1,489.00$           


9/30/2010  09/30/2010 1,100.00$           


9/30/2010  09/30/2010 5,880.08$           


9/30/2010  09/30/2010 1,870.00$           


9/30/2010  09/30/2010 12,181.46$        


9/30/2010  09/30/2010 4,771.90$           


9/30/2010  09/30/2010 78.25$                


10/31/2010  10/31/2010 2,994.78$           


10/31/2010  10/31/2010 1,430.00$           


11/30/2010  11/30/2010 2,618.00$           


11/30/2010  11/30/2010 391.25$              


11/30/2010  11/30/2010 11,824.36$        


11/30/2010  11/30/2010 2,424.75$           


12/31/2010  12/31/2010 13,232.00$        


12/31/2010  12/31/2010 3,070.60$           


12/31/2010 MOVING OUT SITE REMEDIATION PERMIT FEES 794.10$              


12/31/2010 RECORD PAYABLE FOR AYRES 20,077.00$        







Description Balance 


1/31/2011 REIMBURSEMENTS - 623 EIGHTH ST - CHICAGO (68,444.18)$       


1/31/2011  01/31/2011 20,076.75$        


1/31/2011 REVERSE AUDIT ENTRY 11 (20,077.00)$       


5/31/2011  05/31/2011 107,000.00$      


6/30/2011  06/30/2011 107,000.00$      


8/31/2011  08/31/2011 107,000.00$      


11/30/2011  11/30/2011 107,000.00$      


11/30/2011  11/30/2011 65,000.00$        


12/31/2011  12/31/2011 59,482.82$        


12/31/2011  12/31/2011 592.18$              


12/31/2011 REIMBURSEMENT - MOVIN' OUT (59,482.82)$       


12/31/2011 REVERSE PRIOR YEAR RECEIVABLES 68,444.00$        


596,326.52$      


205-57310-50821 TIF BUILDING PROJECTS


1/31/2010  01/31/2010 500.00$              


2/28/2010  02/28/2010 890.62$              


3/31/2010  03/31/2010 6,630.00$           


6/30/2010  06/30/2010 3,771.68$           


6/30/2010  06/30/2010 1,827.00$           


7/31/2010  07/31/2010 34.00$                


9/30/2010  09/30/2010 867.00$              


11/30/2010  11/30/2010 3,434.00$           


12/31/2010  12/31/2010 8,502.60$           


12/31/2010  12/31/2010 6,670.00$           


8/3/2017 LEGAL CHARGES FOR JUNE 815.50$              


8/8/2017 TO REALLOCATE TIF 5 EXPENSES 15,700.00$        


8/8/2017 REALLOCATE 2014 TID 5 EXPENSES 5,769.00$           


8/8/2017 REALLOCATE 2015 TID 5 EXPENSES 4,581.50$           


8/8/2017 REALLOCATE 2016 TID 5 EXPENSES 39,725.06$        


8/8/2017 REALLOCATE 2017 TID 5 EXPENSES 55,618.79$        


8/10/2017 DESIGN CHARRETTE FOR RIVERFRONT 1,000.00$           


8/10/2017 JULY PROFESSIONAL SERVICES 1,200.00$           


8/17/2017 DESIGN CHARRETTE FOR RIVERFRONT 9,000.00$           


8/31/2017 ATTORNEY FEES 7/1/17 THRU 7/31/17 2,897.00$           


9/7/2017 PROF SERVICES AUGUST 2017 600.00$              


9/28/2017 AUGUST ATTORNEY FEES 37.00$                


10/12/2017 SEPT 2017 PROFESSIONAL SERVICES 4,596.60$           


11/9/2017 OCTOBER 2017 PROF SERVICES 4,468.20$           


11/9/2017 ATTORNEY FEES-SEPTEMBER 2017 259.00$              


11/9/2017 ATTORNEY FEES-SEPTEMBER 2017 1,831.50$           


11/16/2017 MILLFAB DEMO SPECIFICATIONS 5,428.25$           


11/30/2017 OCTOBER ATTORNEY FEES 906.50$              


12/7/2017 PROF SERVICES NOVEMBER 3,128.57$           


12/21/2017 MILLFAB DEMOLITION 28,500.00$        


12/21/2017 DEMO SPECIFICATIONS 910.00$              


12/21/2017 NOVEMBER ATTORNEY FEES 1,099.46$           


12/29/2017 REALLOCATE KPW #1 ATTORNEY EXPENSE (259.00)$             


12/31/2017 PROF SERVICES DEC 2017 996.60$              


12/31/2017 PROFESSIONAL SERVICES DEC 2017 1,190.00$           


223,126.43$      


205-57310-50824 TIF GRANT PROJECTS


12/31/2010  12/31/2010 132,534.69$      


132,534.69$      








GL ACTIVITY REPORT FOR STOUGHTON CITY


FROM 205-00000-41110 TO 205-00000-49300


 TRANSACTIONS FROM 01/01/2017 TO 12/31/2017


Description  Balance  


 


Fund 205 TID #5 FUND 


205-00000-42190 TAX INCREMENT GUARENTEE


12/31/2017 MOVIN' OUT SPEC ASSESSMENT PAYMENT ($19,442.40)


205-00000-43430 EXEMPT COMPUTER AID


7/31/2017 TO RECORD TID COMPUTER STATE AID ($38,097.00)


205-00000-48110 INTEREST


1/31/2017 WISC JANUARY ACTIVITY STATEMENT ($78.00)


2/28/2017 WISC INTEREST - FEBRUARY 2017 ($75.62)


3/31/2017 TO RECORD WISC INTEREST EARNED - MARCH ($89.38)


4/30/2017 TO RECORD WISC INTEREST EARNED ($98.22)


5/31/2017 TO RECORD WISC INTEREST EARNED ($108.84)


6/30/2017 TO RECORD WISC INTEREST EARNED ($114.08)


7/31/2017 TO RECORD WISC INTEREST EARNED ($126.46)


8/31/2017 TO RECORD WISC INTEREST EARNED ($128.93)


9/30/2017 TO RECORD WISC INTEREST EARNED ($125.87)


10/31/2017 TO RECORD WISC INTEREST EARNED ($131.58)


11/30/2017 TO RECORD WISC INTEREST EARNED ($130.36)


12/31/2017 TO RECORD WISC INTEREST EARNED ($144.93)


($1,352.27)


205-00000-49120 NOTE PROCEEDS


12/31/2017 RECORD HWY TRAILER LAND PURCHASE MONEY ($150,000.00)


12/31/2017 RECORD CARPET WAREHOUSE MONEY BORROWED ($150,000.00)







GL ACTIVITY REPORT FOR STOUGHTON CITY


FROM 205-00000-41110 TO 205-00000-49300


 TRANSACTIONS FROM 01/01/2010 TO 12/31/2017


Description  Balance  


 


Fund 205 TID #5 FUND 


205-00000-41110 PROPERTY TAXES


1/31/2012 TAXES 0511-081-9945-2 - MOVIN' OUT ($4,162.71)


1/31/2013 TO RECORD TIF PORTION OF TAX ROLL ($15,071.38)


12/31/2013 TO RECORD TAX INCREMENT ($15,075.25)


205-00000-42190 TAX INCREMENT GUARENTEE


12/31/2012 Billings - ELVEN STED - ACC MANAGEMENT G ($15,523.34)


12/31/2013 Billings - ELVEN STED - ACC MANAGEMENT G ($16,042.31)


12/31/2014 IMPACT FEE - IMPROVEMENTS ($17,663.43)


12/30/2015 MOVIN' OUT 2016 SPEC ASSESSMENT PAYMENT ($18,084.47)


12/20/2016 MOVIN' OUT 2017 SPEC ASSESSMENT PAYMENT ($18,877.23)


12/31/2017 MOVIN' OUT SPEC ASSESSMENT PAYMENT ($19,442.40)


205-00000-43430 EXEMPT COMPUTER AID


7/31/2013 TID#5  EXEMPT COMPUTER AID - STATE OF WI ($1,322.00)


7/31/2014 TO RECORD EXAMPT COMPUTER AID ($1,190.00)


7/31/2015 TO RECORD COMPUTER STATE AID ($346.00)


7/31/2016 TO RECORD EXEMPT COMPUTER AID ($39,117.00)


7/31/2017 TO RECORD TID COMPUTER STATE AID ($38,097.00)


205-00000-43430-10100000 EXEMPT COMPUTER AID


7/31/2012 EXEMPT COMPUTER AIDS - STATE OF WI-SHARE ($1,256.00)


205-00000-43690 OTHER STATE GRANTS


7/31/2011 BEBR GRANT - TIF 5 - STATE OF WI - DEPT ($200,000.00)


205-00000-46110 MISC. REVENUE


12/31/2013 OVERPAYMENT OF TIF ANNUAL FEES - STATE O ($1,000.00)


205-00000-48110 INTEREST


7/31/2011 TO RECORD WISC INTEREST ($0.49)


8/31/2011 TO RECORD WISC INTEREST ($2.17)


9/30/2011 TO RECORD WISC INTEREST ($2.00)


10/31/2011 TO RECORD WISC INTEREST ($2.27)


11/30/2011 TO RECORED WISC INTEREST NOVEMBER ($4.80)


12/31/2011 TO RECORD WISC INTEREST ($3.52)


9/30/2015 TO RECORD WISC INTEREST EARNED ($0.05)


11/30/2015 TO RECORD WISC INTEREST ($0.04)


12/31/2015 TO RECORD WISC INTEREST ($0.31)


1/31/2016 TO RECORD WISC INTEREST EARNED ($0.55)


2/29/2016 TO RECORD WISC INTEREST EARNED ($0.74)


3/30/2016 TO RECORD WISC INTEREST EARNED ($0.93)


4/30/2016 TO RECORD WISC INTEREST EARNED ($1.06)


5/31/2016 TO RECORD WISC INTEREST EARNED ($1.24)


6/30/2016 TO RECORD WISC INTEREST EARNED ($1.20)


7/31/2016 TO RECORD WISC INTEREST EARNED ($1.36)


8/31/2016 WISC INTEREST ($1.36)


9/30/2016 RECORD WISC DIVIDENDS ($1.65)


10/31/2016 WISC INTEREST ($1.87)


11/30/2016 WISC INTEREST ($2.09)


12/31/2016 WISC INTEREST - DECEMBER ($21.41)


1/31/2017 WISC JANUARY ACTIVITY STATEMENT ($78.00)


2/28/2017 WISC INTEREST - FEBRUARY 2017 ($75.62)


3/31/2017 TO RECORD WISC INTEREST EARNED - MARCH ($89.38)


4/30/2017 TO RECORD WISC INTEREST EARNED ($98.22)


5/31/2017 TO RECORD WISC INTEREST EARNED ($108.84)


6/30/2017 TO RECORD WISC INTEREST EARNED ($114.08)


7/31/2017 TO RECORD WISC INTEREST EARNED ($126.46)


8/31/2017 TO RECORD WISC INTEREST EARNED ($128.93)


9/30/2017 TO RECORD WISC INTEREST EARNED ($125.87)


10/31/2017 TO RECORD WISC INTEREST EARNED ($131.58)


11/30/2017 TO RECORD WISC INTEREST EARNED ($130.36)


12/31/2017 TO RECORD WISC INTEREST EARNED ($144.93)


205-00000-48310 LAND SALES


12/31/2010 RECORD REC FOR SALE OF PROP-MOVIN OUT ($68,444.00)


12/31/2010 RECORD REC FOR SALE OF PROP-MOVIN OUT ($46,426.00)


1/31/2011 SALE OF 623 8TH STREET - CHICAGO TITLE I ($1,646.19)


1/31/2011 SALE OF 623 8TH STREET - CHICAGO TITLE I ($46,425.85)


1/31/2011 EARNEST $ - 623 8TH ST - FOLEY & LARDNER ($100.00)


12/31/2011 REVERSE PRIOR YEAR RECEIVABLES $46,426.00


205-00000-49120 NOTE PROCEEDS


12/31/2016 RECEIVE STATE TRUST FUND LOAN ($850,000.00)


12/31/2017 RECORD HWY TRAILER LAND PURCHASE MONEY ($150,000.00)


12/31/2017 RECORD CARPET WAREHOUSE MONEY BORROWED ($150,000.00)


205-00000-49210 TRANSFER IN - GENERAL FUND


12/31/2010 TRANSFER TO TIF #5 ($100,000.00)








Stoughton Riverfront Redevelopment Next Steps 


08/02/2018 


1. Complete TID Restructure 
a. RDA Approval – 7/11/18 
b. City Council Approval – 7/24/18 
c. JRB Approval – 9/6/18 
d. Finalize Project Plan – 9/20/18 
e. Prepare and submit base year packet to DOR – 10/30/18 


2. Prepare for Developer Solicitation 
a. Request Council transfer public works site to RDA (August/September) 
b. RDA & Council decide on what success looks like – is it financial, is it a specific mix of 


development types, is it how the site serves Stoughton residents or is it impact on the 
City’s housing market? Desired outcomes must be described and prioritized. Current 
assumption is that City/RDA want to maximize long-term fiscal benefit to the City by 
maximizing property value consistent with market demand. 


c. Decide the level of involvement RDA/City would like in redevelopment of area: 
i.  RDA prepares master plan, identifies phasing and parcels, prepares general 


development plan for approval by Plan Commission, then markets individual 
parcels to identify developers, work with developer(s) to prepare specific 
implementation plan for each parcel. Would likely require contracting with a 
development professional, planner and engineer to assist RDA. 


ii. a “master developer” who will be responsible for developing the entire site, 
including zoning approvals and finding sub-developers approved by RDA; or 


iii. Some combination of i. and ii. For example, divide property into 3 phases and 
find a “master developer” for each phase. 


d. Discuss and decide how the property will be offered to the market after preparing a 
“prospectus”: 


i. Request for Proposals 
ii. Direct Solicitation 


1. Invite developers to participate in open house presentation, identify 
interest and whether interest is master developer or for a part of the 
project; 


2. If master developer interest, focus on soliciting qualifications, 
experience and constraints, then selecting master developer; 


3. If individual developers only, collect names for follow-up; 
4. Working with individual developers will require the RDA to establish a 


phasing plan, districts and identify development types, then select 
qualified developer for each district according to timing of phasing; 


iii. Public Auction 
1. Select auction specialist to help with process 
2. Secure appraisal of property (may want this regardless of method 


chosen) 







3. Prepare an “Offering Memorandum” (similar to RFP with criteria 
needed to qualify the developer to prepare a bid) 


4. Identify an auction schedule that would play out over a period of 
months; 


a. Period of time for bidders to prepare initial qualifying offer; 
b. Those offers that pass the initial screening are invited to 


prepare a final and best offer – shorter period of time; 
5. Award to highest qualifying bid 


3. Prepare WAM grant application for Phase II on Highway Trailer site, possibly Public Works 
garage 


a. August grant application with late fall or early spring site investigation 
4. Complete Phase II on MillFab site 


a. October 2018 
5. Pre-demolition/pre-transaction due diligence on Public Works site: 


a. Offer to Acquire from RDA to City 
b. Appraisal (if needed) 
c. Phase II Environmental Investigation 
d. Hazardous material investigation 
e. Demolition plan 
f. Acquire/demolish 
g. Remediate, if necessary 
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I. Introduction 


The City of Stoughton is seeking proposals for redevelopment of some or all of approximately 10.4 acres of City-


controlled 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 12,698 (2015 projection) located on the Yahara River 


and just 18 miles southeast 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 Façade 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 adjacent to the downtown. 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 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 southeast 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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Map of the Region 


 


Map of Stoughton Area 


 


Stoughton 
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Context Map of Riverfront Redevelopment Area 
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II. Riverfront Redevelopment Area 


 


Overview 


The Riverfront Redevelopment Area totals approximately 16 acres of land. It is currently comprised of several 


parcels of City-controlled (10.4 acres) and privately owned property (5.7 acres). The City recently changed the 


zoning of the redevelopment area to high-density residential to suit the preferred development described in the Rail 


Corridor Neighborhood Plan. The City understands this may be an interim zoning classification and that additional 


zoning changes may be needed, depending upon the development proposal that results from this RFP. 


 


The Riverfront Redevelopment Area is situated just two 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 river walk along the river is planned with a bridge connecting the Riverfront Redevelopment 


Area to Mandt Park. The river walk 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 


river walk, 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 4th Street) which is eligible for, but not 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. 


 


Although the City’s preference is to have a single master developer, 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 Rail 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 – a property whose historical significance has not 


been determined and the parcels that comprise the MillFab site that has the majority of the river frontage in the 
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redevelopment area. The MillFab site contains one brick building constructed in 1905 – the historical significance of 


this building has also not been determined. 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 8th 


Streets. The RDA will be researching the historical significance of the Highway Trailer Building and the brick 


structure on the MillFab property. The preference is to have a clean site for redevelopment, however, the RDA 


realizes the significance of historic preservation tax credits to the ability of the developer to deliver a quality project. 


Any historical classification of buildings beyond the RDA’s initial research will be up to the selected developer(s). 


 


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 II environmental assessment is planned to occur during 


summer of 2016. The City is seeking funding from other sources to demolish the structures on site. 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 geo-


piers 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. 


 


Riverfront Redevelopment Area


 
 







7 


Redevelopment Site Parcel List 


Parcel Owner 


Property 


Address 


Mailing 


Address City, State ZIP Acres 


Sub-


Total 
       


Public Works Garage Site1          


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  2.20  


            
MillFab Site1            


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  5.92  


            
Highway Trailer Site1          


051108165227 City of Stoughton RDA 501 E South St 381 E Main St Stoughton WI  53589 2.25  2.25  


             


Stoughton Trailer Site2          


051108161016 Stoughton Trailers Inc. 524 Eighth St PO Box 606 Stoughton WI  53589 1.91   


051108165138 STI Holdings Inc. 524 Eighth St PO Box 606 Stoughton WI  53589 1.14  3.05  


            
Small Parcels - north of Stoughton Trailer site2          


051108165316 Green Angel LLC (Angelique D Green) 
517 S Seventh 
St 110 Chestnut Madison WI 53726 0.11   


051108165012 Timothy D & Carol Thomas 


509 S Seventh 


St 


509 S Seventh 


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 III 621 E South St 621 E South St Stoughton WI  53589 0.10  0.69  


            


Small Parcels - west of 8th Street2          


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  0.29  


            
Small Parcels - south of South Street2          


051108144339 David & Melanie Leclear 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 & Lindsey Tway 401 E South St 401 E South St Stoughton WI  53589 0.20   


051108144008 Vs Of Madison LLP (William Stanger) 409 E South St PO Box 1763 Madison WI  53701 0.19   


051108143894 Capital Investments (Kevin & Kelly Russ 415 E South St 4251 Vilas Rd 
Cottage Grove WI  
53527 0.11   


051108143081 Larry Roberts Auto Electric Inc. 425 E South St 1508 Moline St Stoughton WI  53589 0.72   


051108143116 Larry Roberts Auto Electric Inc. 425 E South St 1508 Moline St Stoughton WI  53589 0.03  1.65  


    Total Acres   16.05  


    1. City-controlled  10.37  


    2. Privately owned  5.68  
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Riverfront Redevelopment Area Photographs 
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Zoning 


The properties within the overall redevelopment area are currently zoned residential.    


 


Comprehensive Plan 


The City’s Comprehensive Plan, adopted on May 31, 2005, amended on June 26, 2012 and currently undergoing an 


update, 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/ 
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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, the area’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 statutes to promote 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. 
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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: 


● 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 immediate 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. 


● It should 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.  


● 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. 


● 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 potential impact of Kettle Park West was not taken into account in the 2015 market study. 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 I 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 







12 


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 will be provided upon request. 


 


A summary of the findings is below. Please refer to the original Phase I 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 groundwater contamination.  Therefore, this historic use is considered a recognized 


environmental condition for the assessed property. 


 


2. 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.    


 


3. 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.   


 


4. 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. 


 


B. Former MillFab Site 


Recognized 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.   


 


2. 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 
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source of soil and groundwater contamination.  Therefore, this historic use is considered a recognized 


environmental condition for the assessed property. 


 


3. 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.   


 


4. 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.  


 


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


the subject property.  


 


3. Electrical Substation: A former electrical substation situated near the southeast corner of the building 


may have released PCBs onto the ground.  


 


4. 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 
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The City has completed a phase II environmental assessment for the Highway Trailer site and has secured a WAM 


grant to complete a phase II assessment on the MillFab site. The City has also applied for a SAG grant to assist with 


additional environmental investigation and building demolition on the MillFab property. The City has applied for a 


municipal liability exemption. The City and RDA anticipate working cooperatively with the selected developer(s) 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, responsive to the needs of the community. 


 


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 7 th 


Street but does not connect to South Street. The lift station housed at 8th 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 







15 


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 


jointly prepared between the developer and the City. 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 proposal 


concepts reflecting an ability to proceed with project implementation following agreement upon a master 


development plan.  The proposal(s) that best reflect the City’s evaluation criteria (see page 18) will be selected to 


develop further details through a public process.  The RDA will consider providing funds to offset some of the 


additional costs of the developer’s design team participation in a week-long master planning charrette. 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 appropriate mixed-use development.  Alternative development concepts that help make this 


area a regional destination may also be considered. 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 development concepts 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. 
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III. Submittal Requirements 


 


Prior to initiating a formal proposal, prospective developers are encouraged to submit an initial letter of interest and 


request a meeting with the RDA to discuss project concepts. The RDA is scheduling time on October 18th to meet 


with interested developers. Please contact City Hall to schedule a time slot that evening – RDA meetings begin at 


5:30 p.m. in City Hall.  Other times may be scheduled as needed. 


  


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: 


● A description of the development concept and how it will help the City of Stoughton achieve its 


development goals and benefit Stoughton residents. 


● 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. 


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


uses. 


● A list of special features and amenities. 


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


● Estimated property value upon completion.   


● 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.” 
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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 ½” x 11” format with drawings no larger than 11” 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 by 4 p.m. on December 16, 2016. 


  


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: 


  


Peter Sveum, Chair 


Stoughton Redevelopment Authority 


1200 Nygaard St. 


Stoughton, WI 53589 


(608)575-1054 


  


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 (608)873-6677. 
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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. 


2. One or more 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 will consider providing 


funds of up to $10,000 to defray the cost of the developer’s design team working with the community to 


prepare a master plan for the site. 


3. The RDA will determine whether they wish to accept, reject or seek additional information on the 


submittal(s). 


4. A Term Sheet will be developed for the proposal accepted by the RDA.  The Term Sheet will reflect the 


basic provisions of a Developer’s Agreement and 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. 


5. 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. 


6. 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. 


7. 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): 


● Quality of the development concept. 


● 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. 


● Financial capacity of the developer. 


● Total investment contemplated (tax base generated). 


● Consistency with overall goals of City plans: 


o City of Stoughton Comprehensive Plan 


o TID #5 and Redevelopment Project Plan 


o Railway Corridor Neighborhood Plan  


● Degree to which proposed development addresses goals of the City of Stoughton. 


 





