OFFICIAL NOTICE AND AGENDA

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

Meeting of the: Redevelopment Authority of the City of Stoughton

Date /Time: Wedn'esday, August 14, 2019 @ 6:00 p.m. -

Location: Old City Hall, Hall of Fame Room, 381 E. Main Street

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

Ozzie Doom and Pete Manley
Call to Order
1. Communications
2. Public Comments
3. Approval of minutes from July 10, 2019 meeting
4. Appoint an RDA member to the Whitewater Committee
5. Old Business
a. Discussion on results of August 7, 2019 Brink presentation
b. Update from Downtown Revitalization subcommittee
c. Grant updates and upcoming brownfield grant opportunity
d. Power Plant boundary and Public Works demoalition updates
6. New Business
a. Discussion on Brink proposal evaluation form and possible action
b. Discussion on next steps for Riverfront project and need to modify 2007 Redevelopment
Plan

7. Topics for September 11, 2019 RDA meeting

8. Adjourn

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

If you are disabled and in need of assistance, please call 873-6677 prior to this
meeting.
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REDEVELOPMENT AUTHORITY MEETING MINUTES
Wednesday, July 10, 2019
Hall of Fame Room

Present: Roger Springman, Regina Hirsch (arrived at 6:07), Dale Reeves, Lukas Trow, Ozzie Doom, Pete
Manley, Carl Chenoweth

Absent and Excused: None

Others Present: Mayor Swadley, Director Friedl, Peggy Veregin, Amber Levenhagen, Emily Bahr, Josh
Gibson

Call to Order: Called to order at 6:00 p.m. by Springman

Communications:
Reeves notified the group the Brink development team attended a tour of the Power House on July 9" with
members of the RDA, the City and Stoughton Utilities.

Trow notified the group the second revolving loan has been approved and two more are potentially in progress.

Springman notified the group that grass cutting will be required at the RDA site and he has contacted B&H
Lawn Care to potentially provide these services.

Public Comments:
None

Approval of minutes from June 12th and June 26th, 2019 meetings
Motion by Trow to approve the June 12" meeting minutes, second by Reeves. Motion passed 7-0.

Motion by Trow to approve the June 26 meeting minutes, second by Doom. Motion passed 7-0.

Finance Report and Update on WEDC Grant Reimbursement Submission:
Director Friedl provided a brief summary of the YTD 6/30/19 financial statements for the RDA, TIF No. 5 and
TIF No. 8.

Director Friedl informed the group the WEDC grant reimbursement request has been submitted and he is
awaiting WEDC'’s response.

Old Business ltems:

1. Marathon site update
Springman provided a brief summary of the title defect relating to the Marathon Station site.

Michelle Affatati of Stafford Rosenbaum joined by phone at 6:21 p.m.

Motion by Chenoweth to pursue a declaratory judgment action against
Speedway/Superamerica pursuant to the estimated litigation budget provided, second by
Reeves. Motion passed 7-0.

Motion by Chenoweth to pursue a title insurance claim for the maximum claim amount possible
against Dane County Title Insurance Company and/or its underwriter for failure to include the
special warranty deed in the title search and as an exception to title insurance, second by





Hirsch. Motion passed 7-0.

Blacksmith Shop update

Springman informed the group the Blacksmith Shop is scheduled to be demolished by
12/31/19 for $40,000. The RDA does have the ability to pursue a different contractor to perform
the demolition until 10/15/19 and void change order number 4.

Springman will reach out to Curt Brink for permission to contact Al Bachman to discuss the
demolition options available.

Power Plant proposed Landmark boundary change and possible action
Springman invited Peggy Veregin to the table to discuss this issue.

Motion by Chenoweth to make a recommendation to the Landmarks Commission to include a
south boundary line of 30 feet, not a riverbank boundary, and also exclude the headrace from
the nomination form, second by Hirsch. Motion passed 7-0.

Possible action on master developer guidance form and public information meeting
Motion by Trow to accept the master developer guidance form pending the change suggested
by Hirsch, second by Reeves. Motion passed 7-0.

Motion by Trow to hold a public information in early August, second by Chenoweth. Motion
passed 7-0.

2020 CIP process update and possible action
Director Friedl informed the group there has been no change to the CIP due to the uncertainty
surrounding the Riverfront Development timeline.

Downtown Revitalization Subcommittee report and possible action on replacement for Sylvia
Lawrence

Trow provided the RDA with an update related to the recent Downtown Revitalization
Subcommittee meetings and activities.

Motion by Trow to approve the appointment of Peter McMasters to the Downtown
Revitalization Committee, second by Doom. Motion passed 7-0.

Future Agenda ltems:

Review of public meeting

Downtown Revitalization Committee update
Marathon site update

Blacksmith Shop updated

Motion by Hirsch to adjourn the meeting, second by Trow to adjourn at 8:36 p.m.






Stoughton Downtown Planning
Interview and Focus Group Summary
July 31-August 1, 2019

The following summary is organized by topic and describes the common themes identified in
confidential interviews with downtown stakeholders (conducted on July 31, 2019) and in a stakeholder
focus group held on August 1, 2019. Participants included downtown business and property owners and
residents, City officials, representatives from Stoughton’s major employers, local arts organizations, and
downtown event organizers. Overall, interviewees and focus group participants understand that
sustained work will be required to improve downtown Stoughton’s economy. Participants also recognize
that improvement will take time and investment by both the private and public sectors. Most important,
all stakeholders want an economically vital downtown Stoughton that attracts strong businesses, more
people, and investment.

Downtown Stoughton: General Issues and Perceptions

* Recent vacancies have caused concern among downtown’s business community. While owners
had individual reasons for their business closures, the combined effect creates negative
perceptions for residents and visitors.

* Inthe past, Stoughton functioned as a distinct community with Norwegian roots. The City now
serves as an economic component of a larger region and as a Madison suburb.

* Stoughton’s downtown needs to become more welcoming to diverse populations. The City has
become more diverse, as has the region. Stoughton’s Norwegian story now represents one of
many stories reflecting the City’s history.

* Downtown Stoughton’s private and public sector interests need a unified vision for a successful
downtown future. The City and its downtown interests are perceived as resistant to change.
Implementing any vision will require change.

Downtown’s Businesses and Uses

* Downtown’s businesses need to recognize that national trends, particularly for retailers, apply
to their present and future, and these businesses need to continuously adapt. This includes
‘omni-channel’ marketing and sales.

* Many downtown retailers close at 5 or 6PM and are not always open during their posted hours.
Other participants indicated that this inhibits early evening purchasing by Stoughton residents
who work in Madison or elsewhere. Downtown’s retailers indicated that few customers
patronize their stores after 5 and that closing earlier is important to their family lives.

* Too many hobby businesses and unsustainable businesses locate in downtown Stoughton. This
negatively affects neighboring businesses and has contributed to recent business closings.

* Additional dining options are needed downtown to supplement the current restaurant cluster.

* Additional housing in or near downtown was cited as an opportunity to support downtown
business growth.

* There is minimal collaboration among downtown’s businesses, including strategic marketing
efforts that could benefit multiple businesses. Related to the lack of collaboration is minimal
communication among downtown’s businesses.

* Temporary uses, such as food trucks, pop-ups, or AirBNB lodging, are emerging opportunities to
activate downtown Stoughton. Local regulations may need updates to support emerging uses.





Downtown’s Market Context

*  With minor variations, downtown’s businesses are generally attracting consumers from similar
regional market geographies.

* Downtown Stoughton needs new ideas and fresh approaches to increase downtown business
revenues and to improve downtown for the future. This will require greater collaboration
among all downtown stakeholders.

* While new Stoughton residents are very committed to downtown and the City, both areas need
to attract younger residents and families to the community.

Appearance and Design Issues

* Downtown needs to look better. This observation encompassed several aspects—cleanliness
outside of storefronts, store window merchandising, certain building facades, and vacancies.

¢ Alleys, including rear-parking areas, were described as unkempt, poorly maintained, and
dangerous in winter weather.

* The Main Street corridor needs more plantings and greenery to create a nicer overall
experience.

Access and Circulation

* Parking enforcement during the day was cited as restrictive. The two (2) hour parking limit in
most locations is insufficient if customers want to shop and dine.

* Parking is available but difficult for downtown customers to locate. More informational signage
and better, consistent wayfinding would help manage any parking issue. This also applies to rear
parking areas located behind Main Street buildings requires better signage.

Real Estate and Local Incentives

* Stoughton’s downtown real estate includes a high percentage of owner occupants, or business
owners who own their storefronts. Rents in leased storefronts are described as ‘very high.’

* Downtown'’s historic buildings suffer from deferred maintenance and disinvestment. For
businesses owning their buildings, upper story residential rents are the economic driver for
property ownership.

* Currently available local incentive programs need to be modified. These incentives do not match
the needs of downtown’s property owners.

Downtown Events and Activities

* Stoughton’s arts and cultural institutions attract large numbers of visitors to Stoughton’s
downtown annually. As one example, the continued growth of the Opera House audience is
important to the success of downtown’s restaurants. The City has also received regional
recognition for its arts programming.

* The major downtown festival, Syttende Mai, continues to attract nearly 20,000 each year,
providing important exposure to downtown’s businesses.

* A more recent event, the Stoughton Community Farmers Market continues to grow attendance
and its community of customers through social media.





* The downtown has a complete, annual event calendar including new and established events.
Some overlap exists among current events and targeted audiences. Also, there is no single
information source (webpage or other media) with the complete downtown event schedule.

Organization and Partnerships

* The partnership between the City and downtown’s private sector needs to be strengthened.
Roles and responsibilities for the private and public sectors require definition. As one example,
the private sector needs to better understand local regulatory processes, and the public sector
needs to better educate the private sector about these processes.

* Downtown leadership, or a liaison function, is needed to enable collaboration among
businesses. Multiple participants cited this need.

* Strong partnerships with multiple local interests will be important to downtown growth and any
downtown leadership. As examples, downtown’s arts and cultural institutions would be
beneficial for downtown’s future. This could include multiple activities to enliven downtown in
small ways. The City’s major employers can provide access to expertise and potential customers.

* Engaging residents interested in seeing downtown succeed will be most important for
downtown’s future. This includes engaging parents and their young children in their downtown
to build their affinity for their community.






Downtown Revitalization Subcommittee
Tuesday, July 2, 2019 @ 6:00 p.m.
Location: Hall of Fame Room in Stoughton City Hall (381 E. Main St.)

Members present: Phil Caravello, Joe Crubaugh, Denise Duranczyk, Sharon
Mason-Boersma, Peter McMasters, Alan Sheets, Lukas Trow, Jamae
Ramsden

Visitor’s Present: four

Call to Order - made by Denise D.

Old Business — a motion was made to accept the minutes for the meeting of
June 4, 2019 by Phil C.; seconded by Lukas T. — motion was carried.

New Business — Peter McMasters was recommended to be a member of the
subcommittee after he expressed an interest to fill the current vacant position
once held by previous member, Sylvia Lawrence. Joe C. made a motion to
recommend Mr. McMasters as a new member to the RDA,; seconded by Phil
C. The motion was carried by members of the subcommittee and will be
recommended to be on the agenda for the next meeting of the RDA.

Diane Williams, Director of the Business Districts, Inc., Evanston, IL and
Jacob Blue, Landscape Architect & Ecosystem Services Specialist for Ayres
Associates were present to discuss a work plan including defining project
area and walk site with a timeline that will be implemented by Ayres for
studying the revitalization efforts of the Stoughton community. Much
discussion was made between Ms. Williams, Mr. Blue, and subcommittee
members about the base data assembly to outline strategies for achieving
economic development, implementing ideas, and creating benchmarks.
Supplementing the discussion points were handouts provided by Ayres of
preliminary demographics of downtown Stoughton, traffic counts, 5 and 30
minute drives, and aerial maps outlining buildings/streets of the downtown
area.

Subcommittee members will be involved in the near future for helping to
prepare a list of stake holders representing: downtown retail and service
businesses, restaurant/entertainment venues, local officials, major downtown
employers, organizers of events, representatives from the arts, and the river





front re-development master planner. The intent is for representatives to
attend organized focus groups and planned interviews where they will be
asked specific questions about their thoughts, perceptions, and feedback
about the downtown Stoughton community. In addition, two public
meetings will be held and a resident/customer survey will be provided for
gaining additional information from community members and residents to
aid in downtown revitalization efforts.

It was agreed upon by the subcommittee members to invite the Landmarks
Chair to attend a future subcommittee meeting.

Next Meeting: Tuesday, August 6, 2019 @ 6:00 p.m. Location TBA

Motion to Adjourn — Sharon M-B made a motion to adjourn the meeting;
Jamae R. seconded the motion. Motion was carried.

Minutes written by Sharon Mason-Boersma






Curtis Brink LLC Proposal Evaluation Guidance (DRAFT V3)

On August 23rd or before, the Stoughton Redevelopment Authority (RDA) will receive a detailed
proposal from Curtis Brink LLC and its development partners. This proposal will likely allow the RDA to
decide on September 11, 2019 if the proposal meets the RDA's needs for the Brink team to serve as the
master developer for the Riverfront Project area. Hence it is essential that the RDA, working with the
City of Stoughton, conduct a quality evaluation of Brink's detailed proposal. Following is a two-part
evaluation system giving both the City of Stoughton and RDA vital roles in evaluating Brink's detailed
proposal.

City of Stoughton

The RDA requests that the City of Stoughton and any of its appropriate departments, including
Stoughton Utilities, thoroughly review the Brink proposal upon receipt. We would ask that the City's
review consider such topics as the potential merits and success of any expedited Phase | development
activities along with a close look at their proposed land use plan for the Riverfront area; their
infrastructure requests and plans for the area; coordination plans and development activities along the
Yahara waterfront; including trails, greenspace, Power Plant use, and public gathering area; plans (if
any) for the use of TIF assistance; connectivity/streetscape planning along 4th St.; their process and
commitment to creating the Riverfront as a planned development; and any other features or needs that
the City feels is appropriate for this proposal evaluation. Finally, the RDA would like the City to answer
the following question by noon on Monday, Sept. 9th: Does the City have confidence and comfort that
Brink's detailed proposal takes the Riverfront Project in the right direction and any questions or
concerns can be reasonably dealt with during plan approval and development agreement negotiation?
The response can be delivered to Executive Director, Jamin Friedl.

Redevelopment Authority

RDA commissioners will receive an electronic version of Brink's detailed proposal by Monday, Aug. 26th.
RDA commissioners are encouraged to read the report thoroughly using guidance provided to the City
above for the various topics of interest. RDA commissioners are reminded that Brink LLC was provided
with a guidance document in late June to prepare their detailed proposal (attached) and this document
can be used as a checklist for the purpose of proposal evaluation. Upon completion of proposal and
appendice review , RDA commissioners are strongly encouraged to complete the following table, so that
a full and complete discussion on the merits of the proposal can be discussed at the September 11, 2019
meeting. These evaluation criteria will help form the basis for determining whether Brink's detailed
proposal provides the confidence and comfort needed to move forward with their selection as the
master developer for the Riverfront Project area.





Suggested ranking categories: Exceeds Expectations, Meets Expectations, Falls Below Expectations

Category Ranking

Proposal's overall quality and completeness

Phase 1 explanation and success potential

Creativeness and energy in responding to our "Categories of
Interest"

Confidence developer has concept plan that can meet
increment needs over time

Confidence developer understands our vision and is fully
committed to it

Confidence City believes we have the right master developer
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Riverfront Redevelopment Issues

The RDA cannot close on the sale of the property unless all outstanding issues have been
addressed, and Brink may not sell any part of the redevelopment until he satisfies the RDA that
the development he built is what he told the RDA he would build. It may be helpful to outline
the legal relationship between the City and the RDA as it relates to development in a
designated redevelopment area. Following are related excerpts from 66.1333:

1. Inrelation to the location and extent of public works and utilities, public buildings and
public uses in a comprehensive plan or a project area plan, the authority shall confer with
the planning commission and with such other public officials, boards, authorities and
agencies of the city under whose administrative jurisdictions these uses fall.

2. After the redevelopment plan has been approved both by the authority and the local
legislative body, it may be amended by resolution adopted by the authority, and the
amendment shall be submitted to the local legislative body for its approval by a two-thirds
vote before it becomes effective. It is not required in connection with any amendment to
the redevelopment plan, unless the boundaries described in the plan are altered to include
other property, that the provisions in this subsection with respect to public hearing and
notice be followed.

3. After a project area redevelopment plan of a project area has been adopted by the
authority, and the local legislative body has by a two-thirds vote approved the
redevelopment plan the authority may certify the plan to the local legislative body. After
certification, the authority shall exercise the powers granted to it for the acquisition and
assembly of the real property of the area. The local legislative body shall upon the
certification of the plan by the authority direct that no new construction be permitted. After
this direction, no new construction may be authorized by any agencies, boards or
commissions of the city in the area unless authorized by the local legislative body, including
substantial remodeling or conversion or rebuilding, enlargement, or extension or major
structural improvements on existing buildings, but not including ordinary maintenance or
remodeling or changes necessary to continue the occupancy.

4. Any real property sold or leased under subd. 1. a. shall be leased or sold at its fair market
value for uses in accordance with the redevelopment plan, notwithstanding that the fair
market value may be less than the cost of acquiring and preparing the property for



https://docs.legis.wisconsin.gov/document/statutes/66.1333(9)(a)1.a.
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: redevelopment. In determining fair market value, an authority shall give consideration to
the uses and purposes required by the redevelopment plan; the restrictions upon and
covenants, conditions and obligations assumed by the purchaser or lessee, the objectives of
the redevelopment plan for the prevention or recurrence of slum and blighted areas; and
other matters that the authority considers appropriate.

5. Before the transfer, lease or sale of any real property in the project area occurs, a report as
to the terms, conditions and other material provisions of the transaction shall be submitted
to the local legislative body, and the local legislative body shall approve the report prior to
the authority proceeding with the disposition of the real property.

6. The terms of a lease or sale shall be fixed by the authority, and the instrument of lease may
provide for renewals upon reappraisals and with rentals and other provisions adjusted to
the reappraisals. Every lease or sale shall provide that the lessee or purchaser will carry out
the approved project area redevelopment plan or approved modifications of the
redevelopment plan, and that the use of land or real property included in the lease or sale,
and any building or structure, shall conform to the approved plan or approved modifications
of the plan. In the instrument of lease or sale, the authority may include other terms,
provisions and conditions that will provide reasonable assurance of the priority of the
obligations of the lease or sale, of conformance to the plan over any other obligations of the
lessee or purchaser, and of the financial and legal ability of the lessee or purchaser to carry
out and conform to the plan and the terms and conditions of the lease or sale. In the
instrument of lease or sale, the authority may include terms, conditions and specifications
concerning buildings, improvements, subleases or tenancy, maintenance and management,
and any other matters that the authority imposes or approves, including provisions under
which the obligations to carry out and conform to the project area plan run with the land. If
maximum rentals to be charged to tenants are specified, provision may be made for
periodic reconsideration of rental bases.

7. Until the authority certifies that all building constructions and other physical improvements
specified by the purchaser have been completed, the purchaser may not convey all or part
of an area without the consent of the authority. No consent may be given unless the
grantee of the purchaser is obligated, by written instrument, to the authority to carry out
that portion of the redevelopment plan which falls within the boundaries of the conveyed
property and unless the written instrument specifies that the grantee and the heirs,
representatives, successors and assigns of the grantee may not convey, lease or let all or
part of the conveyed property, or erect or use any building or structure on the conveyed
property free from obligation and requirement to conform to the approved project area
redevelopment plan or approved modifications of the redevelopment plan.

8. In order to facilitate the lease or sale of a project area, or if the lease or sale is part of an
area, the authority may include in the cost payable by it the cost of the construction of local
streets and sidewalks in the area, or of grading and any other local public surface or subsurface
facilities or any site improvements necessary for shaping the area as the site of the
redevelopment of the area. The authority may arrange with the appropriate federal, state,
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county or city agencies for the reimbursement of outlays from funds or assessments raised or
levied for these purposes.

There are several issues this review brings up:

a.

d.

The Redevelopment Plan adopted by the Council and RDA in 2007 (attached) was for the
entire Rail Corridor and was general in nature. We are now 12 years down the road and
will be looking at a specific proposal for redevelopment of a small portion of the
redevelopment area. The redevelopment plan shows the entire riverfront area to be in
residential land use and the City property to remain in City use. The RDA should give
some consideration to amending the Redevelopment Plan if it accepts Brinks proposal,
so that the Plan is consistent with the proposal. If Brink's land uses are different than
the Plan, and they almost certainly will be, at least for the Public Works site, the law
seems to require the plan to be modified anyway. An amended Plan would have more
detail about public facilities & uses, which we are now in a position, with Brink, to
provide.

The RDA certified the Plan to the Council in May of 2007. | believe the Council then
passed a resolution prohibiting authorization of new construction in the redevelopment
area (the entire rail corridor area including riverfront) by any "agencies, boards or
commissions of the City" unless authorized by the City. | assume the award of
development entitlements (zoning approval) by the City constitutes authorization for
new development, but Matt should weigh in on that.

We must, by law, know the fair market value of the property before its sale or lease. It
seems getting an appraisal is not an option. We also must submit the terms of the sale
to the Council and secure their approval of the terms prior to the closing.

The terms of sale must have language similar to a development agreement regarding
consistency with the redevelopment plan regarding land use, buildings or structures.
Additionally, the developer will not be allowed to sell any part of the development
without the RDA first certifying that all building construction and other physical
improvements specified by the purchaser have been completed.

Proposed sequence of events:
1. Review Brink's proposal and accept Brink as prospective purchaser of property (but exactly
what property and disposition of Public Works site);

2. Order appraisal of property to determine fair market value;

3. Resolve status of public works site

4. Prepare an option to purchase and begin work on development agreement.

5. Begin work on grant funding for redevelopment.
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6. Work with RDA, Plan Commission, Landmarks, Utilities, Parks & Public Works to amend the
Redevelopment Plan so that it is consistent with Brink's proposal and shows exactly what public
facilities and uses will be on the site and the timing for their construction.

7. Plan Commission begins planned development review process.

8. Developer submits TIF request; City analyzes request.

9. City finalizes costs for public facilities and sources of funds.

10. Approve amended redevelopment plan - RDA and Council.

11. Approve zoning for proposed development - Plan Commission.

12. Finalize and approve development agreement with disposition of TIF request.
13. Close on sale of property.

14. Begin development.

| urge the RDA not to get caught up in the details of whatever Brink submits as it will almost
certainly change as we go through the plan review process and potentially a redevelopment
plan amendment process. The critical questions for the RDA regarding Brink are:

1. is this someone we can trust to work with us to construct a development that works for
both the City and the developer?

2. is the scale and scope of the proposed development consistent with the RDA's
expectation?

As we discussed previously, it is too early in the process for anyone to commit to a value
increment, not knowing how the plan review process will unfold and what changes to the plan
that process will require.





