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Building For Sale: Warehouse/Industrial/Development Site

Warehouse/Industrial/Development Site Dane Cty East

524 8th St Property ID: 56942
Stoughton WI 53589 Date Printed: 10/1/2019
Dane County Listed By: Real Estate Professional

Size and Financial Information

Building sf (?): 40,000
Parcel Size: 3.05 acres
Price: $700,000

Gross Income:

Net Op. Income (?):

Cap Rate: %
Number of Units:

Current Tenants:

Percent Leased:

Real Estate Taxes: $12,845
Property Type: Industrial

General Information
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Date Available: Now Outside Parking: Yes Municipal Water: Yes

Building Type: Stand Alone per 1,000 s.f.: Municipal Sewer: Yes
Building Status: Existing Inside Parking: Urban Svc. Area:
Year Built: per 1,000 s.f.: Docks: Yes
Number of Floors: 1 Ceiling at Eaves: 21 ft. Drive-in Doors: Yes
Zoning: Heavy Industrial Ceiling at Center: 23 ft. Cable:

Potential Zoning: Parcel Front Dim: DSL:

Hwy Exposure: Parcel Side Dim: T1:

Handicap Access:

Shared Building Amenities

Break Room: Conference Room: Elevator:

Cafeteria: Auditorium: Exercise Room:

Lounge: Other: Shower:
Comments

+40,000 SF (min. office) @ $700,000 3.05 Ac (2 parcels) Taxes: $12,845.36
Zoning-Heavy Industrial Clear Height: 21’ - 23’ Infrared heat in warehouse T-8
Fluorescent fixtures 1-loading dock w/edge-of-dock leveler (exterior platform)
6-14'x14' Drive-in Doors Columns-60'x20’ Minimal 120v power (can be
upgraded) Steel structure, metal panel, metal coated roof w/latex sealant 4 5-
ton cranes

Links

Attachments

Datasheet )

Contact Information

Chase Brieman, CCIM

CBRE

Phone: 608-663-5445

Mobile Phone: 608-332-6561

Warehouse/Industrial/Development Site - 524 8th St Stoughton WI_53589_was found_on

Important Disclaimer: All parties are responsible for verifying the accuracy of all information including commissions with those
involved in the transaction. PropertyDrive (this website) makes no guarantee, warranty or representation and does not assume
responsibility for any inaccuracies, errors or oversight.
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OFFICIAL NOTICE AND AGENDA

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

Meeting of the: Redevelopment Authority of the City of Stoughton

Date /Time: Wednesday, October 9, 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 September 11th, 2019 meeting
4. Finance Report
5. Old Business
a. Discussion on Real Property Valuation report provided by Great Lakes Advisory Group
b. Update on Developers Agreement progress
c. Update on Redevelopment Plan, including additional parcel options
d. Update from Downtown Revitalization Subcommittee

6. Topics for November 13, 2019 meeting

7. 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.






REDEVELOPMENT AUTHORITY MEETING MINUTES
Wednesday, September 11, 2019 6:00 p.m.
Hall of Fame Room, City Hall

Present: Roger Springman, Regina Hirsch, Lukas Trow, Dale Reeves, Ozzie Doom and Pete
Manley

Absent and excused: Carl Chenoweth

Others present: Finance Director Fried|, Gary Becker, Laura Callan, Dan O’Callaghan,
Mayor Swadley arrived at 7:55 p.m.

Call to order: Springman called to the meeting to order at 6:00 p.m.

Communications:
Becker informed the RDA that he and Hirsch submitted a nomination for the Arts in the
Community Award through Arts Wisconsin.

Abel Galleries grant application is still in process and no major progress has been made.

Springman noted that Denise Duranczyk wanted to inform the RDA that the Downtown
Revitalization Subcommittee is seeking assistance with their survey to arrive at a minimum of
1,000 responses. Duranczyk also wanted to inform the RDA that the Subcommittee is holding
an open house event on October 1% at the Lageret.

Springman informed the group that Laura Callan has taken over the Marathon Property
responsibility and summarized a new legal option available to the RDA in relation to the existing
deed restriction.

Public Comment:
None

Approval of minutes from August 14, 2019
Motion by Hirsch to approve the August 14" minutes, second by Reeves. Motion passed 6-0

Finance Report
Director Friedl provided a brief summary of the YTD 8/31/19 financial statements for the RDA,

TIF No. 5 and TIF No. 8.

Discussion of 2020 Budget
Director Friedl| provided a brief summary of the 2020 operating and Capital Improvement
Budgets.

Old Business
a. Update on negotiations with Brink LLC and possible action on a letter of intent
Atty. Dan O’Callaghan was invited to join the conversation and provided a summary
of what the Letter of Intent (LOI) is meant to achieve.





Discussion followed.

Motion by Hirsch to agree to the LOI as amended to address RDA member concerns
as discussed, second by Trow. Motion passed 6-0.

b. Discussion and possible action on timetable for updating Redevelopment Plan
Time will be dedicated at the next regularly scheduled RDA meeting to review the
existing Redevelopment Plan.

c. Update on Public Works demolition bid process
Springman provided the RDA with a summary of the Public Works demolition bid
timeline.

New Business
a. Discussion and possible action on the Downtown Revitalization Subcommittee
request to spend up to $500 for promotional and general expenses
Motion by Hirsch to approve the promotional and general expenses up to $500,
second by Reeves. Motion passed 6-0.

b. Discussion regarding future land acquisition and activities in the Railroad Corridor
This item will be added to the October RDA agenda for further discussion.

Topics for October 11, 2019 RDA meeting
Future land acquisition and activities in the Railroad Corridor

Redevelopment Plan review

Adjourn
Motion by Trow to adjourn the meeting, second by Doom. Meeting adjourned at 8:03 p.m.
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GREAT LAKES
REALTY ADVISORY
G RO U P y I N C . Consultants to the public and private sectors

October 2, 2019

City of Stoughton and Stoughton Redevelopment Authority
207 South Forrest Street
Stoughton, WI 53589

Dear City of Stoughton and Stoughton RDA:

This Appraisal Report, presented in a narrative format provides our opinion of the Market Values of
the Fee Simple Interests in the properties defined herein - both individually and collectively -
according to their determined highest and best uses as of September 17, 2019. The intended use of
this Appraisal Report is for internal decision making purposes and strategic planning. The intended
users and clients are the City of Stoughton, the Stoughton RDA and their staff and consultants.

This Appraisal Report is subject to the Statement of Assumptions and Limiting Conditions
contained in Appendix Exhibit C, as well as the Special Valuation Assumptions outlined in
Section 1.4 on page 6. This Adobe pdf report contains fifty three (53) pages and should be
considered as an entire document. Our value conclusions are presented below with market
examples of future pricing changes presented in Section 8.2.

Category 1 Site - River Frontage: $10.00 per Sq. Ft., or $10,000 per D.U. (45 units/ac.)

Category 1 Site - Interior Site: $8.00 per Sq. Ft., or $9,000 per D.U. (45 units/ac.)
Category 2 Site - River Frontage: $4.15 per Sq. Ft., or $7,800 per D.U. (17.5 units/ac.)
Category 2 Site - Interior Site: $3.50 per Sq. Ft., or $6,600 per D.U. (17.5 units/ac.)
Category 3 Site - Commercial: $10.00 per Sq. Ft. (3 acres)

Total Redevelopment Site: $2,780,000 (11 acres)

Phase | Site: $240,000 - $540,000, Depending on Density

Power House on 0.25 Acres: $180,800

We have enjoyed serving you, please contact us should you have questions.

Sincerely,

Douglas G. Connor
Wisconsin Certified General Appraiser #759-010, expiration 12/14/2019

433 W. Washington Avenue A Madison A Wisconsin A 53703 A 608.255.3802 A www.glrag.com
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Market Valuation - Stoughton Riverfront Redevelopment
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1.0 Introduction and Scope of Work

The property being valued consist of several land parcels targeted for redevelopment that are
situated north of the Yahara River between South 4™ and South 7" Streets in downtown Stoughton,
Wisconsin. See Section 2.0 for a breakdown of each land parcel as they are presently configured.

The intended use of this Appraisal Report is for internal decision making purposes and strategic
planning. The intended users and clients are the City of Stoughton, the Stoughton RDA and their
staff and consultants.

1.1 Interest(s) Valued and Definitions: We have estimated the current Market Values of the
Fee Simple Interests in the properties. The Fee Simple and Leased Fee Interests are defined in the
Appraisal of Real Estate, 12th Edition, published by the Appraisal Foundation as follows:

A fee simple estate implies absolute ownership unencumbered by any other interest or estate, subject only
to the limitations imposed by the governmental powers of taxation, eminent domain, police power and
escheat.

A leased fee estate is an ownership interest held by a landlord with the right of use and occupancy
conveyed by lease to others; the rights of lessor (the leased fee owner) and leased fee are specified by
contract terms contained within the lease.

"Market Value" is defined by Title XI of the FIRREA of 1989, OCC Standards of 12 CFR, part 34 is
as follows:

The most probable price which a property should bring in a competitive and open market under all conditions requisite
to a fair sale, the buyer and seller each acting prudently and knowledgeably, and assuming the price is not affected
by undue stimulus. Implicit in this definition is the consummation of a sale as of a specified date and the passing of
title from seller to buyer under conditions whereby:

=  Buyer and seller are typically motivated;

#  Both parties are well informed or well advised, and acting in what they consider their own best interests;

=  Areasonable time is allowed for exposure in the open market;

#  Payment is made in terms of cash in U.S. dollars or in terms of financial arrangements comparable thereto;
and,

#  The price represents the normal consideration for the property sold unaffected by special or creative
financing or sales concessions granted by anyone associated with the sale.

This Appraisal has been written in compliance with the Uniform Standards of Professional Appraisal
Practice (USPAP) of the Appraisal Foundation (as revised January 1, 2018) and is presented in a
narrative format. This report is subject to the Statement of Assumptions and Limiting Conditions
contained in Appendix Exhibit B, as well as the Special Valuation Assumptions outlined in
Section 1.4 on page 6.

433 W. Washington Avenue A Madison A Wisconsin A 53703 A 608.255.3802 A www.glrag.com





Market Valuation - Stoughton Riverfront Redevelopment
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1.2 Date of Value: The market value conclusions presented herein are based on economic
conditions prevailing and perceptions of future events during the month of September 2019. The site
perimeter was inspected on Tuesday, September 17, 2019 by Mr. Douglas G. Connor of Great
Lakes Realty Advisory Group, Inc. (GLRAG). He was unaccompanied for the inspection and viewed
the targeted project site from behind the safety perimeter fence and from the south side of the
Yahara River at Mandt Park. The effective date of value for the properties is: September 17, 2019.

1.3 Scope of Analysis: We have defined the scope of analysis as follows:

a. Market land pricing unit rates per square foot (Sq. Ft.) and/or per developable unit (D.U.) in
current dollars that can be applied to the remaining phases of the redevelopment property
based on highest and best use and potential buyer demand. This process considers pricing
differences for density, use and interior versus river frontage. See Section 6.0.

b. Market valuation of Phase | targeted for sale to a redeveloper (roughly corresponding to the
northern portion of Parcel No. 2). This also includes a valuation of the former electrical
generating Power Plant #1 or Power House building and site, a designated historic
landmark, also in current dollars. See Section 7.0.

c. Market valuation of the total redevelopment property as a single site containing
approximately 11.00 acres in current dollars. See Section 7.0.

d. Market examples regarding future pricing changes related to time and potential
enhancements from the initial redevelopment phase(s). See Section 8.2.

Per the client’s instructions, any remaining buildings or site improvements, other than the Power
House structure, are not to be included in our valuation. This appraisal assumes that the defined
project site is or will soon be: a). Completely remediated of all environmental contamination; b). Be
zoned for Planned Mixed Use per the City of Stoughton Comprehensive Plan; and c). Be considered
within the context of a TIF district, as well as adjacent and nearby proposed public improvements
such as the Whitewater Park, publicly accessible green space and other infrastructure
improvements. These are discussed in further detail in Section 4.4.

In Section 6.0, we employ a Sales Comparison Approach to estimate market pricing for various
density and size multi-family and commercial redevelopment sites within the targeted project area.
Adjustments were considered and may have been applied for market conditions, location and
development density differences between each land sale and targeted redevelopment sites with
either river frontage or interior location within the project area. In Section 7.0, we estimated the value
of the Power House, the Phase | redevelopment site and the 11-acre project redevelopment area as
a single land parcel.

433 W. Washington Avenue A Madison A Wisconsin A 53703 A 608.255.3802 A www.glrag.com
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Project information, along with additional photographs, are presented in Appendix Exhibit A. Our
statement of Assumptions and Limiting Conditions are presented in Appendix Exhibit B, along with
qualifications of our firm and for Mr. Connor are presented in Appendix Exhibit C.

1.4 Special Valuation Assumptions: This Appraisal Report is subject to following general
assumptions, Hypothetical Conditions and/or Extraordinary Assumptions, as defined by USPAP:

1.) We have assumed that there is no environmental contamination remaining within or nearby the defined
properties. Given the age and past industrial uses of the various land parcels there may be Recognized
Environmental Concerns (RECs) present within each of the properties. We have assumed that any remaining
RECs will have been remediated prior to sale of the targeted redevelopment parcels or total site as a whole.
Therefore this Appraisal Report is subject to the Extraordinary Assumption that this is the case and should
there be RECs within or nearby the subject properties subsequent to any sale(s), this could have a negative
impact on the values presented herein.

2.) We have not valued any building improvements such as the Public Works Department and Municipal Garage
building, nor the shell of the former Blacksmith Shop structure. As requested by the client, we have provided a
value of the Power Structure as part of Phase | of the redevelopment.

3.) We have assumed as an Extraordinary Assumption that the proposed public infrastructure improvements and
riverfront enhancements will have been completed and that the land values presented herein reflect these
anticipated public and private improvements.

4.) This appraisal has estimated values for various types of redevelopment sites within the total 11-acre project site
based on current market land pricing for typical average site sizes based on use at defined densities and location
within the project site. Should actual targeted redevelopment sites be offered to redevelopers for sale at
drastically different sizes (either larger or smaller), this could have an impact on the values presented herein.

1.5 Statement of Competency: Mr. Connor has 23 years experience valuing a wide range of
mixed-use residential, commercial and land redevelopment properties in Madison, Milwaukee and in
smaller cities in Wisconsin. He has 33 years experience valuing urban commercial property including
Chicago and Detroit. He is considered competent to value the subject property, not only by the client
but also by his peers.

433 W. Washington Avenue A Madison A Wisconsin A 53703 A 608.255.3802 A www.glrag.com





Market Valuation - Stoughton Riverfront Redevelopment
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2.0 Description of the Targeted Redevelopment Site

2.1 Land Parcel Descriptions

The project site presently consists of eleven land parcels targeted for redevelopment that are

situated north of the Yahara River between South 4™ and South 7" Streets in downtown Stoughton,

Wisconsin. Note: nearly all of the buildings depicted in the aerial below have been demolished.

Stoughton Revelopment Land by Parcel
Parcel No. Tax Parcel ID Address Ownership Size Sq. Ft. | Size Acres | Vacant

1(281/0511-081-4444-6 501 5. 4th City of Stoughton| 17,434.57 0.40 No
2|281/0511-081-4462-4 601 S. 4th City of Stoughton| 78,372.24 1.80 No
3(281/0511-081-4328-7 433 E. South Stoughton RDA| 86,681.30 2.06 Yes
4|281/0511-081-4308-1 425 E. South Stoughton RDA| 11,470.78 0.72 Yes
5/281/0511-081-4311-6 425 E. South Stoughton RDA 1,211.07 0.03 Yes
6(281/0511-081-4319-8 433 E. South Stoughton RDA| 26,349.79 0.60 Yes
71281/0511-081-6562-9 433 E. South Stoughton RDA| 28,815.87 0.66 Yes
8/281/0511-081-6767-2 433 E. South Stoughton RDA| 38,868.28 0.89 Yes
9(281/0511-081-6713-6 433 E. South Stoughton RDA| 81,685.70 1.50 Yes
10]281/0511-081-6664-6 433 E. South Stoughton RDA| 11,170.95 0.25 Yes
11]/281/0511-081-6522-7 501 E. South Stoughton RDA| 97,087.22 2.25 Yes

Subtotal by Sq. Ft. from DCI Map: 479,147.77 11.00

Subtotal by Parcel View - Details: 11.37

433 W. Washington Avenue A Madison A Wisconsin A 53703 A 608.255.3802 A www.glrag.com
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2.2 Legal Descriptions
Due to the number of land parcels, some with extensive legal descriptions, we refer the reader to title
reports and individual recorded legal descriptions of public record.

2.3 Ownership and Sales History of the Subject Properties
Land parcels No. 1 and 2 are owned by the City of Stoughton, while land parcels No. 3 through 11
are owned by the Stoughton RDA. The RDA properties consisted of various manufacturing and
industrial facilities dating back to the late nineteenth century that were assembled over the past five
to nine years and have been gradually prepared for redevelopment, including: demolition of buildings
and some environmental remediation.

2.4 Topography and Water Frontage
The entire 11-acre project site slopes downward from north to south towards the Yahara River and
features approximately 1,000 feet of frontage along the north bank of the river. West of South 4"
Street, the river is presently partially dammed at Millpond 429 and Riverside Park and flows
underneath South 4" Street through a headrace into the power house at the southwestern corner of
the project site. At this point, the river widens to approximately 200 feet and features a roughly 150-
foot long, narrow spit of land that separates the dammed flowage from the headrace flowage.
Continuing easterly along the north bank, the river narrows to roughly 100 feet before making a
southerly bend at Dunkirk Park and curving back to the west around Mandt Parkway.

|
Stoughton @
Apartments Office ¥

| I .

Yahara River Frontage along Redevelopment Site
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2.5 Building and Site Improvement Descriptions

Background

1. 501 S. 4th Street

2. 601 S. 4th Street

Starting in 2010, the Stoughton Redevelopment Authority (RDA)
acquired the Highway Trailer complex, followed by the former MillFab
facility in 2016 and the Carpet Warehouse property in 2017. As of the
date of inspection, only the public works/municipal garage building, a
wood storage bldg. and the power house remain on Parcels 1 and 2.
The remainder of the site has been cleared, except for the shell
structure of the old blacksmith shop on Parcel 11.

17,435 sq. ft. and 78,372 sq. ft. lots (subtotal of 95,807 sq. ft., or
2.20 acres). Parcel 1 contains the single-story northern portion of the
existing Public Works Department building, while Parcel 2 contains
the steel sided connective section to the 2-story municipal garage
section of the building. This structure consists of a combination of
steel siding and masonry block with steel sash windows and dates
back to the early 1960s. It may be targeted for partial demolition
and/or repurposing as part of the redevelopment plan.

The far southern portion of Parcel 2 contains a wood frame storage
bldg. and the historic Romanesque revival hydroelectric Power House
structure built 1911 containing 2,352 sq. ft. (42" x 56") and located on
the north bank of the bend in the Yahara River. This structure is
targeted for rehabilitation for a commercial use as part of the
redevelopment plan.

Public Works Dept and Municipal Garage

Historic Power House

433 W. Washington Avenue A Madison A Wisconsin A 53703 A 608.255.3802 A www.glrag.com
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2. Parcels 3-11 383,341 sq. ft. or 8.80 acres. As described in the
Background subsection in Section 2.5, only the shell building
of the old blacksmith shop remains standing on Parcel 11.
The remainder of this portion of the project site has been
demolished and has been security fenced. The river frontage
(southern portion) is targeted for public open space and a
public plaza with connecting green space from E. South
Street with the remainder of this portion of the redevelopment
site targeted for residential use with some mixed use in the
northeast portion along E. South Street.

(-

Blacksmith shop building - east to west
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3.0 Zoning and Related Land Use Regulations
The entire redevelopment area is presently zoned MR-24 - Multi-Family Residential District by the
City of Stoughton [Section 78-105(h) of the Municipal Code]. The district establishes the following:

1. Description and purpose: This district is intended to permit development that has a higher
density community character. The land use standards for this district permit single-family
detached, twin house/duplex, two flats, townhouses, and multiplexes permitted by right and
related institutional land uses. Density and intensity standards for this district are designed to
ensure that the Multi-family Residential-24 District shall serve as a designation that preserves
and protects the community character of its area. A variety of residential development options
are available in this district, with a maximum gross density (MGD) of 24 dwelling units per gross
acre.

2. List of allowable principal land uses:
a. Principal land uses permitted by right: (per subsection 78-202(1))
Single-family detached - 7,200 sf lot
Twin house/duplex - 5,000 sf per du
Two-flat - 7,200 sf lot
Townhouse - 1,815 sf per du
Multiplex - 1,815 sf per du
Apartment - 1,815 sf per du
Cultivation, Selective cutting and Clear cutting
Passive and Active outdoor public recreation
Public services and utilities
Community living arrangement (1—8 residents) and (9—15 residents)

b.Principal land uses permitted as conditional use: (per 78-202(2))
Multiplex - 1,815 sf per du (24 du per acre)

Apartment - 1,815 sf per du (24 du per acre)

Institutional residential

Community and Market gardens

Community living arrangement (16+ residents)

Bed and breakfast establishments

Group day care center (9+ children)

Boarding house

According to Maps 6A-D of the Amended Comprehensive Plan, the redevelopment site is targeted
for Planned Mixed Use, which consists of six (6) land use components: 1) Planned Business; 2)
Institutional; 3) Recreational or Public Open Space; 4) Multi-family Residential; 5) Planned Office;
and 6) Planned Industrial. This was introduced 6/10/2019 and was scheduled for public hearing on
8/13/2019.

In addition to the above, the targeted redevelopment area is likely subject to the provisions and

regulations of the Floodplain Zoning (Chapter 30), Shoreland-Wetland Zoning (Chapter 31) and
Shoreland Zoning (Chapter 32) Districts.

433 W. Washington Avenue A Madison A Wisconsin A 53703 A 608.255.3802 A www.glrag.com
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4.0 Madison Metropolitan Area, Real Estate Market and Stoughton Overviews

4.1 Madison Metropolitan Area Overview
The Redevelopment Site is located in the City of Stoughton, a smaller southeastern Dane County
municipality tied to the Madison regional economy. Madison is the largest city in Dane County and
the second largest in Wisconsin. It is the state capital and the location of the largest university, the
University of Wisconsin-Madison. With its foundation in these two institutions, as well as its location
on a chain of lakes, Madison is recognized among the nation’s cities for having a high quality of life.
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Figure 1 - Madison Region
Table A, on the following page, summarizes population trends in the region and illustrates the rapid
growth outside the city of Madison to the surrounding suburban communities of Cottage Grove and

Sun Prairie to the east northeast and to Verona and Fitchburg to the southwest.

The Madison MSA had a 2018 average annual labor force of 393,169 persons with some of the
lowest unemployment rates statewide, declining from 2.8% in 2016 to 2.1% as of year-end 2018.
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Table A: Population Changes 2000-2010

Area 2000 Census 2010 Census Total % Change
2000-2010
Stoughton City 12,354 12,611 2.1%
McFarland Village 6,416 7,808 21.7%
Cottage Grove Village 4,059 6,192 52.5%
Sun Prairie City 20,369 29,364 44.2%
Verona City 7,052 10,619 50.6%
Fitchburg City 20,501 25,260 23.2%
Madison City 208,054 223,389 7.4%
Dane County 426,526 488,073 14.4%
Wisconsin 5,363,708 5,686,986 6.0%
Source: U.S. Census Bureau

The UW-Madison and Wisconsin Alumni Research Foundation are home to Dr. James Thompson
and the original stem cells and patents. This served, in part, for much of the initial technological
growth in the Madison area, which is now responsible for dozens of new start-up companies
annually in the fields of biotechnology, medical genetic products, and agro-science.

During the great recession, Madison and Dane County proved its resilience through continued job
creation and economic growth. Dane County accounted for 73% of net new jobs created in
Wisconsin between 2004 and 2014, or nearly 20,000 new jobs, according to the Milwaukee Journal
Sentinel. Much of this growth can be attributed to Epic Systems Corporation, the medical records
software company. Since the arrival of this employer, initially with about 2,000 employees and now
based at their Verona headquarters with around 10,500 employees, the region and especially
downtown Madison has seen extensive growth, change and new development.

Changing demographics and increased economic clout from millennials moving into the Madison
area for software, pharmaceutical, bio-tech and agro-tech jobs, coupled with a gradual shift in
demand away from housing ownership to renting, has fueled a boom in new multi-family residential
construction throughout the City of Madison and in some parts of the suburban metropolitan area.
This coincided with a virtual halt in new private-sector construction for nearly five years during the
great recession, which froze new additions to supply during a period of growing demand. Since then,
new construction and redevelopment has spread at a scale and pace that hasn’t been seen in
Madison for decades.
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4.2 Madison and Stoughton Area Real Estate Market Overview
Published real estate market data for the Madison area (Dane County) comes from CoStar. We have
provided market statistics for the office and retail markets from this source, along with multi-family
housing market statistics from Madison Gas & Electric (MG&E).

The Madison Office Market overview indicates a total year-end 2018 office inventory in Dane
County of 33.64 million square feet with about 1.709 million square feet of available space,
indicating a vacancy rate of 5.1%, up from 3.9% in 2017, but down slightly from 6.0% in 2016. Year-
end 2018 net absorption was 1,245,249 square feet with 1,261,600 square feet of newly delivered
space and 239,000 square feet under construction. Average year-end 2018 quoted rents in the Dane
County Office Market were $17.11 per square foot.

Stoughton lies in the Outlying Dane East office sub-market. We would envision any new office
construction for the redevelopment area to be likely classified as Class A space, but because there
is no inventory for Class A office space in the sub-market, we have included statistics for Class B
office space. At year-end 2018, the Class B Outlying Dane East office sub-market contained a total
inventory of 45 buildings and 707,632 square feet, with 15,677 square feet of vacant space, or 2.2%
with a net positive absorption of 8,060 square feet, with no new deliveries or new construction
brought onto the market. Average quoted rents were $12.79 per square foot.

The Madison General Retail Market overview indicates a total year-end 2018 retail inventory in
Dane County of 19.16 million square feet with 294,040 square feet of available space, indicating a
vacancy rate of 1.5%, up from 3.9% in 2017, but down slightly from 6.0% in 2016. Year-end 2018 net
absorption was 23,669 square feet with 60,969 square feet of newly delivered space and 46,184
square feet under construction. Average year-end 2018 quoted rents in the Dane County Retail
Market were $16.36 per square foot.

Similar to the office market, Stoughton lies in the Outlying Dane East retail sub-market. We would
envision any new retail construction for the redevelopment area to be diverse, ranging from strip type
to specialized retail to ground floor commercial space. We have included statistics for General

Retail space. At year-end 2018, the Outlying Dane East general retail sub-market contained a total
inventory of 302 buildings and 2.12 million square feet, with 74,149 square feet of vacant space, or
3.5% with a net positive absorption of 7,338 square feet, with 11,440 square feet of deliveries and no
new construction brought onto the market. Average quoted rents were $12.33 per square foot.

Madison Gas & Electric (MG&E) inventories the multi-family market by zip code. Stoughton and the

targeted project site are not inventoried. The nearest inventoried location is the Madison/Monona
53716 zip code, which includes the far east side of Madison and all of the City of Monona.
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As of 4™ Quarter 2018, the 53716 sub-market contained an inventory of 1,917 units with an overall
vacancy of 4.22%, up from 2.19% in 2017. Table B illustrates how vacancies have inched upwards
or downwards 50 to 100 basis points over the past five years as this sub-market absorbed 163 new
units. Meanwhile, the Madison MSA absorbed 7,654 new units over this same time frame and
posted a total year-end 2018 multi-family inventory of 63,396 units.

Table B: Multi-Family Vacancies
4" Quarter 53716 Zip Code Madison MSA
Year End
2018 4.22% 3.00%
2017 2.19% 3.15%
2016 3.24% 2.82%
2015 2.78% 2.39%
2014 3.36% 2.39%
Source: MG&E, Multifamily Rental Vacancy Rates

4.3 Stoughton Area Overview
The City of Stoughton is located roughly 20 miles south of Madison along U.S. Hwy. 51. Situated on
the Yahara River, the city posted a 2010 Census population of 12,611, little changed from the 2000
Census population of 12,354. The city is home to several large businesses including: Stoughton
Trailers, Cummins Filtration, Stellar Services, Zalk Josephs Fabricators, B&G Foods (Ortega) and
Uniroyal Global. Other large employers include the Stoughton Area School District and Skaalen
Retirement Services.

Founded in 1847 by Luke Stoughton, an English settler from Vermont, Stoughton experienced an
influx of Norwegian settlers, especially from 1865 through the early twentieth century. At one time, as
many as 75 percent of its residents spoke Norwegian. For much of its history, Stoughton had been
Dane County's second-largest and economically important city, after Madison.

Not unlike many older Wisconsin cities and villages that were established in the mid-nineteenth
century, Stoughton features a rich history and downtown Main Street with many older commercial
storefronts and historical buildings, such as the Stoughton Opera House, a nearly 120-year-old
theater that began restoration 35 years ago and is now a Midwest venue for national and
international music acts and performing artists.

The city and area is also well known for the citywide celebration of Syttende Mai, or May 17th, the

Norwegian constitution day. This three-day event features Norwegian dancers, a 20-mile run, athletic
competitions such as the Viking Games Strongman competition, parades and an arts & crafts fair.
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According to the City’s Comprehensive Plan (adopted 7/11/2017), which examined four different
sources for population projections and blended them, the city is estimated to have a population of
14,251 for 2020 and 16,105 by 2030, based on a compounded annual growth rate of 1.23%.
According to the 2010 Census, there were 5,419 housing units and 5,133 households in Stoughton
with an average household size of 2.41. Average household size is projected to decline to 2.27 by
2035, which translates to approximately 817 new households (1,854 new residents over the next ten
years at 2.27 persons per household).

According to the 2010 Census, the city’s housing stock was comprised of about two-thirds single
family dwellings with the remaining one-third consisting of apartments and condos (23%) and the
remaining 10% comprised of duplexes and townhomes. According to the Comprehensive Plan, the
percentage of single-family dwellings increased to 69.9% in 2016 with new additions to the housing
stock declining from 158 new housing units per year between 1990 and 2000 to 53 units per year up
to 2007 and to only 17 units per year from 2008 to 2016, during and following the great recession.

Stoughton’s median household income in 2014 was $57,813 compared to $70,750 in McFarland and
$82,018 in Cottage Grove. It was higher than the state median of $52,738 and nearby Edgerton’s
median income at $48,960 and roughly 93% of Dane County’s median income of $62,303.

4.4 Targeted Redevelopment Overview
In addition to the property specific improvements discussed in Section 2.0 and the planning
entitlements related to zoning, outlined in Section 3.0, the Riverfront Project area is targeted for a
variety of public improvements that are intended to compliment private and public sector
redevelopment of the site. These are briefly outlined below.

* Implementation of a new Tax Increment District (TID #8) until 2044.

«  Construction of a Whitewater Park to adjoin the project site (see description below).
» Infrastructure improvements to streets, plus a pedestrian bridge and lift station.

« Riverside walk/trail, riverfront gardens, public gathering space.

»  Proposed recreational center and improvements to Mandt Park across the river.

Whitewater Park This is intended to adjoin the project site for several hundred feet along the
Yahara River. It would entail the removal of the existing dam just upstream from the project site and
west of South 4™ Street and involve the construction of a series of pools that would take paddlers
through the underpass below South 4™ Street and down two drops into another set of pools
immediately in front of the project site. In addition to bank stabilization and revegetation, a beach
and boat ramp would be constructed just east of the power house along the riverwalk trail.

Phase | of Redevelopment Site This is targeted for a $50 million initial phase(s) that would include
240 to 260 new dwellings consisting of a mix of both rental and ownership units beginning as early
as 2020.
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5.0 Highest and Best Use

Highest and best use is defined as: “the reasonably probable and legal use of vacant land or an
improved property that is physically possible; legally permissible, appropriately supported, financially
feasible, and that results in the highest value.”

The project area is located in a mixed residential and older industrial area two blocks south of East
Main Street along the north bank of the Yahara River, sited between Stoughton Trailer and Uniroyal.
Surrounding residential housing can be categorized as predominantly pre-WWII single-family and
two-family dwellings with assessed values ranging from $34,800 to $183,600 with a median
assessed value of $145,600. Downtown housing in Stoughton remains affordable in comparison to
similar Dane County communities, which coincides with its relatively low median household income.

As discussed in Section 4.3, about 70% of the housing stock in Stoughton is single-family with
sharply declining new additions to the housing stock since the great recession, dropping from 158
new housing units per year between 1990 and 2000 to 53 units per year up to 2007 and to only 17
units per year from 2008 to 2016.

As discussed in Section 4.1 and as presented in Table A, from a population standpoint, other Dane
County communities such as Cottage Grove, McFarland, Verona, Sun Prairie and Fitchburg each of
experienced much higher percentage population growth than Stoughton between the past two
censuses.

The aforementioned economic and demographic backdrop distinguishes Stoughton from other
suburban Madison communities in terms of existing market demand versus future potential. Given its
historic downtown and older industrial backdrop, Stoughton has some of the characteristics of
communities on the border of Dane County such as Cambridge and Edgerton, but is also similar to
older downtown communities such as Fort Atkinson or Lake Mills in Jefferson County. Its close
proximity to the a larger and higher-paying employment base in Madison puts Stoughton at an
advantage in comparison to these communities from an economic and redevelopment standpoint.

The City of Stoughton and the RDA are looking to invest in the downtown and riverfront by
revitalizing vacant and underutilized areas such as the project site in hopes of attracting new
residents and private development to Stoughton’s growing cultural scene and evolving community.
These economic and demographic indicators help define the highest and best and market land
pricing within the project area, based on proximity to the riverfront, as well as residential density per
acre and commercial potential for development sites or parcels still evolving within the project
redevelopment site.

' The Appraisal of Real Estate, Twelfth Edition - the Appraisal Institute, 2001, page 305.
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6.0 Market Land Pricing

6.1 Overview

Based on our highest and best use discussion in Section 5.0, we have priced as yet to be
determined development sites within the overall Redevelopment Site based on three land use pricing
categories:

Cateqgory 1: Medium density multi-family with possibly ground floor commercial
space and variability for riverfront or interior siting.

Category 2: Lower density multi-family or townhouse site with no ground floor
commercial space and variability for riverfront or interior siting.

Cateqgory 3: Commercial sites for specialty retail, office, restaurant/bar, business
incubation/flex, hotel or a combination of any one or more of these
types of space.

Concluded pricing unit rates (i.e. per Square Foot and per Developable Unit or D.U.) for each
category can be applied to the appropriate redevelopment sites within the 11-acre project area
based on the appropriate parameters. We consider pricing impact for site location in metro Madison,
as well as location in a TID, density, etc.

6.2 Methodology and Presentation of Sales by Category

We conducted a search in Stoughton, as well as in the downtown areas of smaller communities in
eastern Dane, northern Rock and western Jefferson Counties for recent sales of vacant land that
meet any of the three pricing categories. We also searched for similar vacant land and
redevelopment sales in McFarland, Monona and in the City of Madison where there has been more
sales activity. Many sales were rejected as being too rural or because they reflect higher end
lakefront marina development, such as the former Beachhouse redevelopment (now Waubesa
Shores Condominiums) in McFarland.

We present and discuss eight multi-family land sales in Table C and in the remainder of this section.
We then conclude values for Categories 1 and 2 using these sales. This is followed by presentation
and adjustment of three additional commercial land sales that are used to conclude a value for
Category 3.

Adjustments were applied for market conditions to reflect current land pricing dynamics. This was
derived by two primary sources: Madison Assessor at 2.75% per year and average annual
apartment rental increases of 2.08%; we have used 2.50% compounded annually to adjust each sale
to current (2019) dollars.
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TABLE C: MULTI-FAMILY AND MIXED-USE GROUND FLOOR COMMERCIAL VACANT LAND SALES

Price/
Date of Size Size Sale Price/ Unit
No. Location Sale (S.F) (Acres) Zoning Price S.F. Units/Ac. Comments

1 The Grove Apartments Site Feb-2019 95,876 2.201 CC-T $2,000,000 $20.86 $17,857  To be redeveloped for 112 units with 95 units
208 Cottage Grove Road 43.2 set aside at 60% of CMI. Sec. 42 tax credit
Madison, WI 53716 development (WHEDA).

2 Future Multi-Family Site Mar-2018 127,583 2.929 PD $1,200,000 $9.41 $12,766  Purchased by Heritage Group for future MF
6502 Milwaukee Street 32.1 development.

Madison, W1 53718

3 Multi-Family Redev. Site Feb-2018 146,036 3.353 TE $1,939,525 $13.28 $12,047  5-story apartment development u/c with 161
131 S. Fair Oaks Avenue 48.0 units and 11,000 sq. ft. of commercial space.
Madison, WI 53704 Developed by Inventure Capital.

4 The Current MF/Comm Site Feb-2018 103,150 2.368 TE $1,650,000 $16.00 $17,188 Developed for 96 units + 25,000 sq. ft.
Monona Yahara River Redev. 40.5 of grnd flr commercial space a single
Monona, WI 53716 6-story bldg.

5 Former Marling Lumber Site May-2017 168,837 3.876 TE $2,700,000 $15.99 $11,739 Developed for 230 units + 20,000 sq. ft.
1801 E. Washington Avenue 59.3 of grnd flr commercial space in two
Madison, WI 53704 4-story bldgs.

6 Kettle Park West Senior Housing May-2018 184,467 4235 INST./MF  $2,642,411 $14.32 $26,424  Being developed for 100-unit senior housing
2600 Jackson Street 23.6 complex.

Stoughton, WI 53589

7 Flats at Grandview Site Oct-2017 218,557 5.017 TR-UI $902,400 $4.13 $9,600  Developed by Horizon for 94 units with multiple
114 Milky Way 18.7 set aside levels of CMI. Sec. 42 tax credit
Madison, WI 53718 development (WHEDA).

8 Cross Hill Heights Apts Site Sep-2017 298,974 6.863 TR-UI $2,000,000 $6.69 $10,582 Developed by Forward Management for 189
3515 Cross Hill Drive 275 studio, 1, 2 and 3 bedroom market-rate units.

Madison, WI 53718

in four 3-story buildings.

Great Lakes Realty Advisory Group, Inc.
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Land Sale No. 1 represents the acquisition and redevelopment, now under construction, of the
former Madison Pinney Branch Library near the corner of Monona Drive and Cottage Grove Road on
the far east side of the City of Madison. The site was acquired for $2 million ($20.86 per Sq. Ft. or
$17,857 per D.U.) and is located in a TID. As a result, the developer received $3.0 million in TIF
from the city, as well as $13.4 million in tax credits. The TIF helped cover demolition, as well as a
portion of the gap between equity and a $20.0 million development budget. The seller was Sundial
Capital, LLC and the buyer was MSP Real Estate. The sale was recorded on 2/6/2019 (Warranty
Deed No. 5468769). We adjusted this sale by a factor of 1.013 for market conditions at 2.5%
compounded over 0.5 years. This sale reflects the following:

43 units per acre of allowable density, yielding a price of $18,089 per D.U.;

Reflects TID financing;

Reflects a multi-family interior redevelopment site with commercial exposure;

No direct water frontage, but sited in proximity to with views of Lake Monona;

Is targeted for affordable units set aside at 60% of CMI using Sec. 42 tax credits;
Yields a unit rate of $21.13 per Sq. Ft.

Median home assessed value (AV) of $205,050 v. project area AV of $145,600 = 29%

Within Category 1, this sale sets the high end of the range for an interior medium-density site in a
TID, which also may be skewed higher by extensive tax credits.
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Land Sale No. 2 represents a vacant land acquisition to develop new multi-family housing at the
Metro Tech development located on Madison’s far east side at the intersection of Milwaukee Street
and Sprecher Road. The acquisition involved a 2.93-acre vacant corner site targeted for 94 rental
units by the Heritage Group. The property was purchased by warranty deed (Doc. #5395502) in
March of 2018 for $1,200,000 ($9.41 per Sq. Ft. or $12,766 per D.U.) We adjusted this sale by a
factor of 1.038 for market conditions at 2.5% compounded over 1.5 years. This sale reflects the
following:

32 units per acre of allowable density, yielding a price of $13,251 per D.U.;

Does not reflects TID financing;

Reflects a first generation multi-family development site;

No water frontage and minimal commercial exposure;

Yields a unit rate of $9.77 per Sq. Ft.

Median home assessed value (AV) of $280,500 v. project area AV of $145,600 = 50%

Within Category 1, we feel this sale reflects the lower end of the range for an interior medium-density
site not located within a TID and lacking river or water frontage.

p— s

-

i "“«i“:’ Center,Dr

(0P JEIVEENES

|

e_'e Street

L ]

B 3

il
o~

wn Cente‘hﬁ_f’
ndominiums
Ly = | L=

|*Milwaukee St

433 W. Washington Avenue A Madison A Wisconsin A 53703 A 608.255.3802 A www.glrag.com





Market Valuation - Stoughton Riverfront Redevelopment
Downtown Stoughton, Wisconsin 22

Land Sale No. 3 represents the acquisition of the former Kessenich’s restaurant supply store site at
131 South Fair Oaks Avenue on the east side Madison, adjacent to the newly redeveloped Garver
Feed Supply property in an area that is seeing redevelopment activity of former industrial properties.
The site was acquired by Michael Thorson of Madison-based Inventure Capital and contains 3.35
acres (146,036 sq. ft.). It is located in TID # 37 and is zoned TE, Traditional Employment District. It
was acquired for $1,939,525 ($13.28 per Sq. Ft. or $12,047 per D.U.) in February 2018 by warranty
deed (Doc. #5392348). We adjusted this sale by a factor of 1.038 for market conditions at 2.5%
compounded over 1.5 years. This sale reflects the following:

48 units per acre of allowable density, yielding a price of $12,505 per D.U.;

Reflects TID financing;

Reflects a former industrial redevelopment site;

No water frontage, although Starkweather Creek is nearby;

Direct commercial exposure on Fair Oaks Drive with ground floor commercial space;
Yields a unit rate of $13.78 per Sq. Ft.

Median home assessed value (AV) of $244,500 v. project area AV of $145,600 = 40%

Within Category 1, we feel this sale reflects the mid-point of the range for a high-density site with
direct commercial exposure and frontage. It is located within a TID and reflects more of an interior
site with water proximity (Starkweather Creek), but no direct water views or frontage.
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Land Sale No. 4 represents the City of Monona CDA sale of a 2.368-acre site for the development
of The Current, a 96-unit multi-family rental project with 25,000 sq. ft. of ground floor commercial
space, to Galway Companies/McGann Construction by warranty deed (Doc. #5392968) in late
February 2018 for $1,650,000 ($16.00 per Sq. Ft., or $17,188 per D.U.) The site represented the first
sale of Monona'’s Yahara Riverfront Redevelopment project to a developer and is similar to what is
proposed for the subject site. This site had river frontage, but did not control the boat slips, which
were owned by neighboring Inland Boats Marina. The site is located within TID #9 and is zoned for
mixed-use development. We adjusted this sale by a factor of 1.038 for market conditions at 2.5%
compounded over 1.5 years. This sale reflects the following:

41 units per acre of allowable density, yielding a price of $17,841 per D.U.;

Reflects TID financing;

Reflects a redevelopment site;

Direct water frontage on navagable segment of Yahara River between lakes;

Direct commercial exposure on Broadway Ave. with ground floor commercial space;
Yields a unit rate of $16.61 per Sq. Ft.

Median home assessed value (AV) of $276,350 v. project area AV of $145,600 = 47%

Within Category 1, we feel this sale reflects the high point of the range for a high-density site with
direct commercial exposure and frontage, located within a TID with direct Yahara River frontage and
views.
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Land Sale No. 5 represents the acquisition of the former Marling Lumber site on the northeast bank
of the Yahara River in the 1800 block of East Washington Avenue on Madison’s Isthmus. The price
of $15.99 per Sq. Ft. ($11,739 per D.U.) reflects a 3" quarter 2016 price for a May 2017 closing date
recorded by warranty deed (Doc. #5322796). The 166,087-Sq.-Ft. site (3.81 Acres) is located within
TID #36 and is zoned TE district. It was redeveloped for 230 apartments in two 4-story buildings with
20,000 sq. ft. of ground floor commercial space and a 5-story parking structure. Similar to what is
proposed for the subject river frontage, the City of Madison acquired the river frontage for a public
green space, however the site has direct river views and access. We adjusted this sale by a factor of
1.077 for market conditions at 2.5% compounded over 3.0 years. This sale reflects the following:

59 units per acre of allowable density, yielding a price of $12,642 per D.U.;

Reflects TID financing;

Reflects a former industrial redevelopment site;

Direct water frontage on navagable segment of Yahara River between lakes;

Direct commercial exposure on Washington Ave. with ground floor commercial space;
Yields a unit rate of $17.22 per Sq. Ft.

Median home assessed value (AV) of $241,450 v. project area AV of $145,600 = 40%

Within Category 1, we feel this sale reflects the high point of the range for a high-density site with
direct commercial exposure and frontage, located within a TID with direct Yahara River frontage and
views.
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6.3 Land Sale Adjustments and Pricing Conclusions for Category 1

In the following table, we have applied subjective adjustments to each sale to reflect pricing for a
medium-density multi-family site at roughly 45 units per acre with a ground floor commercial
component, both with and without direct Yahara River Frontage, located within the project site. The
most significant adjustment is for pricing differences between sites located in Madison or Monona
and Stoughton. Attempts were made to support this adjustment by comparing median home pricing
between zip codes, but the zip code for Stoughton (53589) includes lake front homes surrounding
Lake Kegonsa, as well as rural housing in the towns of Dunkirk, Dunn, Pleasant Springs and
Rutland. Instead, we focused on current assessed values for 20 randomly selected residential
properties within 3 to 6 blocks of each land sale to derive a median for each sale location that can be
compared to the median assessed value for the project area.

Category 1: Medium-Density MF with Ground Floor Commercial Space
Component Land Sales
Sale 1 Sale 2 Sale 3 Sale 4 Sale 5
Time Adj'd Price/SF: $21.13 $9.77 $13.78 $16.61 $17.22
Time Adj'd Price/D.U.: $18,089 $13,251 $12,505 $17,841 $12,642
Density (+ 45 units/Ac.) 0% 10% 0% 0% -5%
TID/Other Yes 5% Yes Yes Yes
Direct Water Frontage No No No Yes Yes
Commercial Exposure -5% 0% -5% -5% -5%
Location Adjustment -30% -40% -30% -35% -30%
Adj'd Price/SF: $13.73 $7.33 $8.96 $9.96 $10.33
Adj'd Price/D.U.: $11,758 $9,938 $8,128 $10,705 $7,585

Category 1 reflects pricing for an average density of 45 units per acre with ground floor commercial

space, located within a TID. Sales No. 4 and 5 reflect direct Yahara River Frontage as well as

extensive ground floor commercial space and exposure. We applied lesser location adjustments to

these sales because water frontage is already reflected in the median home assessments. We
conclude unit rates of $10.00 per Sq. Ft., or $10,000 per D.U. Applying these unit rates to an

average 3.0-acre development site at 45 units density per acre, results in the following land values

for a Category 1 Development Site with Direct River Frontage located within the project
redevelopment (rounded to the nearest $10,000):

3.0 Acres = 130,680 Sq. Ft. x $10.00 per Sq. Ft. = $1,310,000 rounded

45 Units per Acre = 135 D.U. x $10,000 per D.U. = $1,350,000, say $1,330,000
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To calculate land values for a similar interior site within the targeted project redevelopment but
without river frontage, we relied on primarily on Sales No. 2 and 3. Sale No. 1 may have been
skewed higher by the developer receiving $13.4 million in Section 42 tax credits, which are difficult to
adjust in the land acquisition price. After adjustments, we conclude unit rates of $8.00 per Sq. Ft.,
or $9,000 per D.U. Applying these unit rates to an average 3.0-acre interior development site at 45
units density per acre, results in the following land values for a Category 1 Interior Development
Site located within the project redevelopment (rounded to the nearest $10,000):

3.0 Acres = 130,680 Sqg. Ft. x $8.00 per Sq. Ft. = $1,050,000 rounded
45 Units per Acre = 135 D.U. x $9,000 per D.U. = $1,220,000, say $1,130,000

Land Sale No. 6 represents the acquisition by Waunakee Investors, LLC from KP Lot 16, LLC
(Forward Development Group) for a 4.235-acre site in Phase 2 of Stoughton’s Kettle Park West on
the city’s far northwest side, just west of U.S. Hwy. 51. The site sold for $2,642,411 by warranty
deed (Doc. #5405945) in May of 2018 for $14.32 per Sq. Ft., or $26,424 per D.U. and was
purchased for the development of 100 senior housing units next to a hotel site (see Land Sale No.
10). We adjusted this sale by a factor of 1.031 for market conditions at 2.5% compounded over 1.25
years. This sale reflects the following:

24 units per acre of allowable density, yielding a price of $27,243 per D.U.;
Price reportedly did not reflect TID financing, but site is located in a TID;
Reflects a first generation multi-family development site;

Interior site with no river frontage or commercial exposure;

Yields a unit rate of $14.76 per Sq. Ft.

Within Category 2, we feel this sale reflects an interior lower-density site not located within a TID and
lacking river or water frontage.
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Land Sale No. 7 represents a first generation vacant land site acquired for the development of a
new 2-story, 94-unit Section 42 tax credit multi-family rental project known as The Flats at
Grandview, located on Madison’s far east side off Milwaukee Street and 1-90/94. The acquisition
involved 5.017 acres by warranty deed (Doc. #5367440) by Madison East Partnership, LLC (Horizon
Development) from ORE, Inc. in October 2017 for $902,400 ($4.13 per Sq. Ft. or $9,600 per D.U.)
We adjusted this sale by a factor of 1.051 for market conditions at 2.5% compounded over 2.0 years.
This sale reflects the following:

19 units per acre of allowable density, yielding a price of $10,090 per D.U.;

Does not reflects TID financing;

Reflects a first generation multi-family development site;

Interior site with no river frontage or commercial exposure;

Yields a unit rate of $4.34 per Sq. Ft.

Median home assessed value (AV) of $280,500 v. project area AV of $145,600 = 48%

Within Category 2, we feel this sale reflects an interior lower-density site not located within a TID and
lacking river or water frontage.
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Land Sale No. 8 represents a first generation vacant land site acquired for the development of new
market-rate multi-family rental housing known as Cross Hill Heights, a 3-story, 189-unit project
located on Madison’s far northeast side near High Crossing Blvd. and U.S. Hwy. 151. The
acquisition involved 6.863 acres by Cross Hill Heights, LLC from Lancaster Properties, Inc. by
warranty deed (Doc. #5428308) in September 2017 for $2,000,000 ($6.69 per Sq. Ft. or $10,582 per
D.U.) We adjusted this sale by a factor of 1.051 for market conditions at 2.5% compounded over 2.0
years. This sale reflects the following:

28 units per acre of allowable density, yielding a price of $11,122 per D.U;

Does not reflects TID financing;

Reflects a first generation multi-family development site;

Interior site with no river frontage or commercial exposure;

Yields a unit rate of $7.03 per Sq. Ft.

Median home assessed value (AV) of $280,500 v. project area AV of $145,600 = 48%

Within Category 2, we feel this sale reflects an interior lower-density site not located within a TID and
lacking river or water frontage.
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6.4 Land Sale Adjustments and Pricing Conclusions for Category 2

Similar to determining pricing for Category 1, we applied subjective adjustments to Sales No. 6, 7
and 8 to reflect pricing for a lower-density multi-family site at 15-20 units per acre with no ground
floor commercial space, both with and without direct Yahara River Frontage. The most significant
adjustment is for pricing differences between sites located in Madison or Monona and Stoughton.
We utilized the same median assessed value comparison for the location adjustment to that used for

Category 1.

Category 2: Lower-Density MF with No Ground Floor Commercial Space
Component Land Sales
Sale 6 Sale 7 Sale 8
Time Adj'd Price/SF: $14.76 $4.34 $7.03
Time Adj'd Price/D.U.: $27,243 $10,090 $11,122
Density (15-20 units/Ac.) -5% 0% -5%
TID/Other 0% 5% 5%
Direct Water Frontage No No No
Commercial Exposure No No No
Location Adjustment -20% -40% -40%
Adj'd Price/SF: $11.07 $2.82 $4.22
Adj'd Price/D.U.: $20,432 $6,559 $6,673

Relying more on Sales No. 7 and 8 with lower density and larger parcel size, respectively, we
conclude unit rates of $3.50 per Sq. Ft., or $6,600 per D.U. Applying these unit rates to an average
6.0-acre development site at 17.5 units density per acre, results in the following site values for a
Category 2 Interior Development Site located within the project redevelopment (rounded to the
nearest $10,000):

6.0 Acres = 261,360 Sq. Ft. x $3.50 per Sq. Ft. = $910,000 rounded
17.5 Units per Acre = 105 D.U. x $6,600 per D.U. = $690,000, say $800,000

Using the average premium in site pricing of 18% between interior and river frontage from Category
1, we conclude the following site values for a Category 2 Riverfront Development Site located

within the project redevelopment (rounded to the nearest $10,000):

6.0 Acres = 261,360 Sq. Ft. x $4.15 per Sq. Ft. = $1,080,000 rounded
17.5 Units per Acre = 105 D.U. x $7,800 per D.U. = $820,000, say $950,000
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6.5 Land Sale Adjustments and Pricing Conclusions for Category 3

We estimated site pricing for Category 3, which we define as a land parcel containing 1 to 3 acres
with frontage likely along South 4" Street and/or possibly near the intersection of East South and
South 7™ Streets at the northeast corner of the project redevelopment. This site category would be
targeted for commercial use(s), such as specialty retail, office, business incubation/flex, hotel or a
combination of any one or more of these uses.

Land Sale No. 9 represents the City of Monona CDA sale of a 1.171-acre site for the Avid Hotel, a
92-room, limited service hotel that is a joint venture between Kinseth Hospitality and Intercontinental
Hotel Group. The site is located adjacent to The Current mixed-use multi-family project (see Land
Sale No. 4) and was sold by MSB Building, LLC to West Broadway Hotel Associates, LLC by
warranty deed ( Doc. #5428684) in July 2018 for $881,366 ($17.28 per Sq. Ft.) The site represented
the third phase of Monona’s Yahara Riverfront Redevelopment project, an interior site without river
frontage. The site is located within TID #9 and is zoned for mixed-use development. We adjusted
this sale by a factor of 1.025 for market conditions at 2.5% compounded over 1 year. This sale
reflects the following:

Reflects TID financing;

Reflects an interior commercial redevelopment site;

Direct commercial exposure on Broadway Avenue;

Yields a unit rate of $17.71 per Sq. Ft.

Median home assessed value (AV) of $276,350 v. project area AV of $145,600 = 47%

433 W. Washington Avenue A Madison A Wisconsin A 53703 A 608.255.3802 A www.glrag.com



Doug

Polygonal Line





Market Valuation - Stoughton Riverfront Redevelopment
Downtown Stoughton, Wisconsin 31

Land Sale No. 10 represents the acquisition by KPW Hospitality, LLC (Forward Development
Group) from the City of Stoughton for a 4.753-acre site in Phase 2 of Stoughton’s Kettle Park West
on the city’s far northwest side, just west of U.S. Hwy. 51. The site sold for $2,045,070 in April of
2019 for $9.88 per Sqg. Ft. and was purchased for the development of 93-room Tru by Hilton hotel.
We adjusted this sale by a factor of 1.013 for market conditions at 2.5% compounded over 0.5 years.
This sale reflects the following:

Located in TID, but did not include TID financing;

Reflects an interior commercial development site;
Suburban Stoughton mixed-use location near U.S. Hwy. 51;
Yields a unit rate of $10.00 per Sq. Ft.
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Land Sale No. 11 represents the Wisconsin Dept. of Administration (SG Hill Farms, LLC) sale to
Madison Area Technical College of a 4.352-acre site for their new college. The site was a
redevelopment and is located on the southwest corner of South Park Street and Badger Road at
2429 Perry Street, near the Beltline Hwy. on Madison’s south side. The site sold in May 2018 for
$2,800,000 ($14.77 per Sq. Ft.) and is located within TID #38 and is zoned for CC - Commercial
Center district. We adjusted this sale by a factor of 1.031 for market conditions at 2.5% compounded
over 1 year. This sale reflects the following:

Reflects TID financing;

Reflects an commercial redevelopment site;

Direct commercial exposure on S. Park Street;

Yields a unit rate of $15.23 per Sq. Ft.

Median home assessed value (AV) of $142,700 v. project area AV of $145,600 = 0%
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Category 3: Commercial Development Site
Component Land Sales
Sale 9 Sale 10 Sale 11
Time Adj'd Price/Sq. Ft.: $17.71 $10.00 $15.23
Density 0% 0% 0%
TID/Other Yes Yes Yes
Direct Water Frontage No No No
Commercial Exposure -5% 0% -10%
Location Adjustment -35% -20% -10%
Adj'd Price/SF: $10.63 $8.00 $12.18

Relying on all three sales, we conclude a unit rate of $10.00 per Sq. Ft. Applying this unit rate to a
2.0 to 4.0-acre development site, results in the following site value for a Category 3 Commercial
Development Site located within the project redevelopment (rounded to the nearest $10,000):

3.0 Acres = 130,680 Sq. Ft. x $10.00 per Sq. Ft. = $1,300,000
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7.0 Market Pricing for Power House, Phase | and Total 11 Acres

7.1 Market Pricing for Power House and Site

Sales of older industrial buildings targeted for conversion to commercial space (coffee shop,
restaurant/bar), office, design or business incubation space are rare in the local market. Madison’s
east side has seen several recent sales of partial reuse of an older building shell but generally,
pricing reflects the underlying land value. The following paragraphs discuss several recent examples
of older industrial/commercial property acquisitions located downtown or on the near east side of
Madison, the closest market with sales activity of this type.

Improved Redevelopment Sale No. 1 represents the Goodman Center acquisition of the former
Madison Brass Works property at 214 Waubesa Street on Madison’s east side for $450,000 in
12/2015, or $26.68 per sq. ft. for a 16,865 sq. ft. site. The property was located in TID #37 at the
time of sale and was zoned TE (Traditional Employment) District. Upon acquisition, the building was
partially demolished, gutted and a new addition was constructed. The original building was estimated
to contribute roughly $75,000 to $100,000 at the time of acquisition (approx. $15.00 per sq. ft. for
the building shell), indicating an underlying land value of roughly $21.50 per sq. ft., which was
approximately market rate at the time.

Improved Redevelopment Sale No. 2 represented acquisition of the former Olds Building at 722
Williamson Street, just east of downtown Madison. The 58,500-sq.-ft. building was constructed in
1913, remodeled in 1984 and was vacant at the time of sale. It is sited on a 64,689-sq.-ft. site
acquired in January 2017 by McGrath Property Group from Marty Rifkin for $5,860,000. In this
example, the building was redeveloped for commercial use with the rear portion of the site devoted
to affordable (Sec. 42 tax credit) housing in a newly constructed building. This sale translates to
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$100.17 per sq. ft. of gross building area and $90.59 per sq. ft. of land area. Both values per sq. ft.
are high for either a vacant shell building or for a redevelopment site (e.g. compared to $77.36 per
sg. ft. paid for the adjacent Edge redevelopment site just two months prior). Based on the adjacent
land acquisition, we consider this sale to be a land redevelopment/building acquisition with
contributory value of roughly 70/30, or about $63.00 per sq. ft. for the land and $30.00 per sq. ft. for
the bldg., which was a 4-story brick loft structure in good condition. This building value allocation
sets the high water mark for an improved redevelopment sale.

Improved Redevelopment Sale No. 2 - Former Olds Building

Improved Redevelopment Sale No. 3 represents the acquisition of the Fair Oaks Nursery and
Garden Center site at 134 S. Fair Oaks Avenue on Madison’s east side for $700,000 by Stone
House Development in February 2017 to build an 80-unit affordable (Sec. 42 tax credit) rental
housing project. The smaller steel structure in the foreground was demolished and the 3,460 sq. ft.
brick structure to the right in the background is being repurposed for commercial space. Based on
the price and size of the site (61,105 sq. ft.), they paid $11.46 per sq. ft. for the land, which was
about market rate at the time (e.g. See Land Sale No. 3, presented in Section 6.2, which is located
across the street and sold one year later for $13.28 per sq. ft). We would estimate the contributory
value of the brick building at roughly $25,000 to $35,000, as shell space, or $8.67 per sq. ft. for this
structure.
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Improved Redevelopment Sale No. 3 - Former Fair Oaks Nursery

In each of the three sales examples, except Improved Redevelopment Sale No. 2, the building and
site is relatively similar to the subject's Power House structure and site as former industrial buildings
that were remodeled and repurposed for commercial or office uses. However, none featured river
frontage or proximity, except for Improved Redevelopment Sale No. 3, which is sited just south of
Starkweather Creek. While all of the sales reflect predominantly redevelopment land acquisitions,
each demonstrates building reuse as a partially demolished/remodeled vacant building.

The estimated building values as shell structures range from $8.67 to $30.00 per sq. ft. with
Improved Redevelopment Sales No. 1 ($15.00 per sq. ft.) and No. 3 ($8.67 per sq. ft.) being most
comparable to the Power House structure in size, adaptive reuse potential and market pricing.
Because the Power House structure is smaller that two of the three examples and because this can
distort pricing higher on a per square foot basis, we would expect its contributory value to be outside
the range of these two sales and closer to that of Improved Redevelopment Sale No. 2 at $20.00 per
sq. ft. Also the Power House facade is in better condition than both Improved Redevelopment Sales
No. 1 and 2. We calculate the market value of just the historic Power House building, excluding the
underlying land, as follows: 2,352 square feet x $20.00 per sq. ft. = $47,040, or $50,000 rounded.

The estimated minimum site size for the Power House as an historic landmark is roughly 0.25 acres,
or 10,900 Sq. Ft. Because this is a very small site, we estimate the unit rate to be higher than our
concluded value of $10.00 per sq. ft. for a typical 3.0 acre commercial site. Using $12.00 per sq. ft.,

we estimate the site to be worth $130,800 (10,900 sq. ft. x $12.00 per sq. ft.)

Power House Bldg on 0.25-Acre Site = $180,800
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7.2 Market Pricing for Phase 1 Redevelopment Site

According to the City of Stoughton, and pursuant to initial developer Brink LLC’s Letter-of-Intent, they
are targeting Land Parcel No. 2 (see table in Section 2.1) for the first phase of the redevelopment.
This site contains 78,372 square feet (1.80 acres) and is presently owned by the City and improved
with the municipal garage portion of the Public Works building and a wood frame storage building.
Reportedly, Brink LLC intends to use only the northern portion of this parcel for an apartment
development, which will exclude the 0.25-acre Power House site, leaving roughly 67,472 sq. ft. for
the Phase | site. We would classify the Phase | site as either a Category 1 Interior site or a Category
2 Interior site, depending on the number of units proposed (i.e. density per acre), which would be
priced as follows:

Category 1 Interior Site: 67,472 Sq. Ft. x $8.00 per Sq. Ft. = $539,776, $540,000 rounded
Category 2 Interior Site: 67,472 Sqg. Ft. x $3.50 per Sq. Ft. = $236,152, $240,000 rounded

7.3 Market Pricing for Entire 11-Acre Redevelopment Site

Preliminary redevelopment plans for the project site depict mostly 3-4 story multi-family (Category 1
Site) housing for approximately 50% of the total site (5.5 acres) with the remainder devoted to lower
density multi-family townhouse development with a minor commercial component. Assuming roughly
60% of the remainder (3.3 acres) is devoted to lower-density housing and 40% devoted to
commercial development (2.2 acres), the total site might be priced as follows:

Category 1 - River frontage: 5.5 acres (239,580 Sq. Ft.) at $10.00 per Sqg. Ft. = $2,395,800

Category 2 - Interior sites: 3.3 acres (143,748 Sq. Ft.) at $3.50 per Sq. Ft. = $503,118
Category 3 - Commercial: 2.2 acres (95,832 Sq. Ft.) at $10.00 per Sq. Ft. = $958,320
Subtotal: $3,857,238
Discount - 3 years at 4.75% for new construction = 0.870, or 13%: ($ 501,441)
Minus Entrepreneurial Profit at 15%: ($ 578.,586)
Subtotal: $2,777,211
Current Price for Total Site (Rounded): $2,780,000

Recognizing that this would be a multi-phased redevelopment over at least two or possibly three
years, we have discounted the subtotal at current interest rates over a three-year holding period and
deducted an entrepreneurial profit margin of 15% for the undertaking.
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8.0 Pricing Conclusions and Recommendations

8.1 Market Pricing Conclusions

Below are our pricing conclusions for the various sites and categories within the total redevelopment
project area, as well as for the total project site in current dollars, subject to the private and public
sector improvements outlined in Section 4.4.

Category 1 Site - River Frontage: $10.00 per Sq. Ft., or $10,000 per D.U. (45 units/ac.)

Category 1 Site - Interior Site: $8.00 per Sq. Ft., or $9,000 per D.U. (45 units/ac.)
Category 2 Site - River Frontage: $4.15 per Sq. Ft., or $7,800 per D.U. (17.5 units/ac.)
Category 2 Site - Interior Site: $3.50 per Sq. Ft., or $6,600 per D.U. (17.5 units/ac.)
Category 3 Site - Commercial: $10.00 per Sq. Ft. (3 acres)

Total Redevelopment Site: $2,780,000 (11 acres)

Phase | Site: $240,000 - $540,000, Depending on Density

Power House on 0.25 Acres: $180,800

8.2 Market Examples Regarding Future Pricing Changes

Recognizing that the redevelopment of the project area will likely be phased and may be parceled off
and sold to one or more developers, we would expect future pricing to change depending not only for
normal market conditions or time, which we estimated at 2.5% compounded annually, but also
based on density and value enhancement created by the success of the initial phase(s) of
redevelopment.

We point to two market sources for guidance: the first would be Monona'’s Yahara Riverfront
Redevelopment and the Royster Redevelopment on Cottage Grove Road on Madison’s far east
side. In the case of the former, this project is still fairly nascent and has yet to see additional sales
beyond the first two phases, which reflected a price increase of $1.28 per sq. ft. or about 8% over a
five-month period. However, the first sale (Land Sale No. 4) was twice as large and predominantly a
multi-family site compared to the subsequent pure commercial hotel site sale (Land Sale No. 9).

The Royster Redevelopment provides a longer time frame from which to examine pricing changes.
While the redevelopment features or will feature a mixture of single-family, multi-family and
commercial land uses, changes in single-family lot sales over the last two years provide a consistent
barometer related to project enhancement as the redevelopment moved forward, especially pending
completion of the Royster Commons building with Pinney Branch Library on the ground floor. Lot
pricing started at $62,500 in August 2017 with sales at $70,500 by Summer 2019, indicating
appreciation of 6.2% compounded annually.
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9.0 Certification
We certify that, to the best of our knowledge and belief:

= The statements of fact contained in this report are true and correct.

=  The reported analyses, opinions, and conclusions are limited only by the reported assumptions
and limiting conditions, and are our personal, unbiased professional analyses, opinions, and
conclusions.

= We have no present or prospective interest in the properties that are the subject of this report,
and we have no personal interest or bias with respect to the subject of this report or to the
parties involved with this engagement.

= We have not provided appraisal services regarding the properties that are the subject of this
Appraisal Report within the three-year period immediately preceding acceptance of this
assignment.

= Neither my engagement to make this appraisal (or any future appraisals for this client), nor any
compensation therefore, are contingent upon the reporting of predetermined results.

= My compensation for completing this assignment is not contingent upon the development or
reporting of a predetermined value or direction in value that favors the cause of the client, the
amount of the value opinion, the attainment of a stipulated result, or the occurrence of a
subsequent event directly related to the intended use of this appraisal.

= Qur analyses, opinions, and conclusions were developed, and this report has been prepared,
in conformity with the Code of Professional Ethics and the Uniform Standards of Professional
Appraisal Practice.

= Douglas G. Connor, of Great Lakes Realty Advisory Group, Inc., made an interior and exterior
inspection of the property that is the subject of this report on September 17, 2019, in conjunction
with this appraisal.

= The appraisal assignment was not based on a requested minimum valuation, a specific
valuation, or the approval of a loan.

= No one other than the undersigned provided assistance in the analyses, opinions, and
conclusions that are contained in this report.

Douglas G. Connor, Principal
WI Cert. General Appraiser #759-010 (exp. 12/14/2019)
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EXHIBIT A:
RELEVANT PROPERTY INFORMATION





PRELIMINARY DESIGNS FOR REDEVELOPMENT
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ADDITIONAL SUBJECT PHOTOGRAPHS

Power House - west and south elevations

Power House - north elevation






ADDITIONAL SUBJECT PHOTOGRAPHS

South 4™ Street bridge with Headrace and Power House in background

Parcel No. 1 (Phase I) - municipal garage and wood frame storage building






ADDITIONAL SUBJECT PHOTOGRAPHS

View of project site Yahara River frontage from Mandt Park

Site interior facing southerly towards river






ADDITIONAL SUBJECT PHOTOGRAPHS

View westerly along E. South Street towards S. 4™ Street with project site on left

Blacksmith Shop structure - south elevation






EXHIBIT B:
ASSUMPTIONS AND LIMITING CONDITIONS





Statement of Assumptions and Limiting Conditions

1.

10.

11.

The title to the subject property is assumed to be marketable and the property is free
and clear of all liens and encumbrances (also see text of report for specifics).

No liability is assumed for matters which are legal or environmental in nature.

Ownership and/or management are assumed to be in competent and responsible
hands.

No architectural or engineering study, property survey, soil study, or environmental
investigation has been made and no liability is assumed in connection with such
matters. The described physical condition of any improvements is based on visual
inspection only, and it is assumed that there are no hidden or unapparent physical
conditions affecting value. Dimensions and areas are based on drawings and
specifications provided to us by the parties specified herein.

Improvements, if any, are assumed to be within lot lines and in accordance with local
zoning and building ordinances as well as all applicable federal, state, and local laws
and regulations, except as noted. Any plans, diagrams or drawings provided are
intended solely to facilitate understanding and are not meant to be used as reference
in matters of survey.

Given the current and historical operations within the defined subject property of this
report, environmental contamination may exist within or nearby the property.
GLRAG, Inc. are not environmental experts and cannot opine on these conditions.
Thus, the analyses and values presented herein specifically exclude the impact on
marketability or value of underground storage tanks, contaminated soils, air, water or
other forms of environmental contamination.

The appraisal was prepared for the purpose stated and should not be used for any
other purpose.

All direct and indirect information supplied by your firm concerning the subject
property is assumed to be true and accurate. No responsibility is assumed for
information supplied by others although any such information cited is believed to be
reliable and correct.

The signatories shall not be required to give further consultation or testimony, or
appear in court or at any public hearing with reference to the property appraised,
unless prior arrangements have been made with the client.

Possession of this report, or a copy thereof, or any part thereof, does not carry with it
the right of publication, nor may it be used by anyone but the party for whom it has
been prepared without the prior written consent and approval of Great Lakes Realty
Advisory Group, Inc.

None of the contents of this report (especially any conclusions as to value, the
identity of the appraisers, or the firm with which he is connected or any references to
the Appraisal Institute or to the MAI designation) shall be disseminated to the public
through advertising media, news media, sales media, or any other public means of
communication without the prior written consent and approval of GLRAG, Inc.





12.

13.

14.

15.

16.

17.

No responsibility is assumed for the accuracy of any descriptions of physical
materials and conditions pertaining to the property, or for any damages sustained in
connection with actual or potential deficiencies or hazards such as, but not limited to,
inadequacies or defects in the structure, design, mechanical equipment or utility
services associated with the improvements; air or water pollution; noise; flooding,
storms or wind; traffic and other neighborhood hazards; radon gas, asbestos, natural
or artificial radiation, or toxic substances, whether on or off the premises.

This report is intended to be read and used as a whole and not in parts. Separation
of any section or page from the main body of the report is expressly forbidden and
invalidates the report.

Where the property being considered is part of a larger parcel or tract, any values
reported relate only to the portion being considered and should not be construed as
applying with equal validity to other portions of the larger portion or tract.

Any projections of future rents, expenses, net operating income, mortgage debt
service, capital outlays, cash flows, inflation, capitalization rates, discount rates, or
interest rates are intended solely for analytical purposes and are not to be construed
as predictions of Great Lakes Realty Advisory Group, Inc. They represent only the
judgment of the authors as to the assumptions likely to be used by purchasers and
sellers active in the marketplace, and their accuracy is in no way guaranteed.

The Americans with Disabilities Act ("ADA") became effective January 26, 1992. We
have not made a specific compliance survey and analysis of this property to
determine whether or not it is in conformity with the various detailed requirements of
the ADA. We have not deducted ADA compliance expenses. We have assumed
that any pending rehabilitation or additions to the property will be conducted in
accordance with federal and state ADA guidelines.

The values presented in this report exclude the furniture, fixtures, or equipment
(FF&E) and machinery and equipment (M&E) present (or to be present) in the
property, except as noted.
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Great Lakes
Realty Advisory
Group, Inc.

Profile

Projects

Clients

Services

Real Estate Valuation and Consulting

Great Lakes Realty Advisory Group is a real
estate valuation and consulting firm based
in Madison, Wisconsin. Our primary role is
providing valuation, disposition and
investment consulting for commercial real
estate. The majority of our projects are
based in the Midwestern U.S., however, we
also have national and international
experience solving complex redevelopment,
repositioning and disposition issues.

We have provided market and investment
valuations of complex downtown office
buildings, suburban retail shopping centers,
small-scale, urban in-fill mixed-use
redevelopment, large-scale manufacturing
facilities, market-rate and income-restricted
multi-family housing, development land,
special purpose real estate such as cheese
plants, cold storage warehousing,
integrated business and real property such
as retail petroleum/c-stores, campgrounds
and country clubs, transportation corridors
and linear real estate, along with faith-
based properties such as churches and
convents and retreats. We have teamed
with planning, development and
environmental consulting firms to provide
market valuation, economic impact and
market-based analysis for revitalization
districts and site specific projects.

Our clients include public sector agencies,
and economic development authorities, as
well as private sector lending institutions,
insurance companies, law firms,
manufacturers, real estate developers,
investors, and non for profit organizations.

We have a solid foundation in the
fundamentals of real estate market
research, development, finance, and
government assistance programs, with thirty
years experience in commercial property
valuation.

433 W. Washington Avenue A Madison A Wisconsin A 53703 A 608.255.3802 A www.glrag.com





Douglas G. Connor, Principal

Great Lakes
Realty Advisory

Grou P, Inc. Valuation Consultants to the Public and Private Sectors

Experience Douglas Connor specializes in real property
valuation and land economic research, as
well as financial and economic feasibility for
land use analysis.

He spent five years in metropolitan Detroit
with the management consulting groups for
the accounting firms of Pannell Kerr Forster
and BDO Seidman. After being transferred
to Chicago in 1990, he became a manager
at Gloodt Associates, Inc., a national and
international real estate consulting firm. In
1994 Mr. Connor and Peter Gloodt formed
Great Lakes Realty Advisory Group, Inc. in
Chicago. In 1997, Mr. Connor acquired the
practice from Mr. Gloodt and relocated to
Madison, Wisconsin.

The firm has a diverse cross-section of non-
profit, public and private sector clients.

With a broad expertise in redevelopment
and market repositioning analysis for rural
and urban land uses throughout the
Midwest, Mr. Connor brings a multi-
disciplinary, regional perspective to the
firm’s assignments.

Education B.A. in Urban Geography
University of Wisconsin - Milwaukee

Graduate studies in Urban and Regional

Planning -

University of Wisconsin — Madison

Completed all courses for the MAI

designation -

Appraisal Institute - Chicago
Professional Licenses WI Certified General Appraiser #759-010

E-Mail dconnor@glrag.com

433 W. Washington Avenue A Madison A Wisconsin A 53703 A 608.255.3802 A 608.255.5463 fax A www.glrag.com
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GREAT LAKES REALTY ADVISORY GROUP, INC.

433 West Washington-Avenue

608.255.3802

Please remit payment and mail to address below, not the corporate address above:

4307 DREXEL AVENUE
MADISON, WI 53716

INVOICE FOR SERVICES TO BE RENDERED

Invoice Number: 2019-017b
Invoice Date;: October 2, 2019
Tax ldentification Number: 39-1923017
City of Stoughton

Stoughton Redevelopment Authority
207 S. Forrest Street
Stoughton, WI 53589

DESCRIPTION AMOUNT

Appraisal Services for:

Stoughton Riverfront Redevelopment — Downtown Stoughton

Total Professional Fees: $5,800.00
Minus Retainer Fee Paid: ($2,300.00)

Total Due Upon Receipt of Invoice: $3,500.00







281/0511-081-6188-3 Details

Parcel Number - 281/0511-081-6188-3

~ < Parcel Parents ?

Page 1 of 4

Current

Summary Report

Parcel Summary More +
Municipality Name CITY OF STOUGHTON
Parcel Description PETERSON'S ADDN BLOCK 1 LOTS 8 & 9 EXCS...
Owner Name &
Primary Address 616 EIGHTH ST
Billing Address 616 EIGHTH ST

STOUGHTON WI| 53589

Assessment Summary More +
Assessment Year 2019
Valuation Classification G1
Assessment Acres 0.280
Land Value $42,400.00
Improved Value $123,500.00
Total Value $165,900.00

Show Valuation Breakout

https://accessdane.countyofdane.com/051108161883 10/7/2019






281/0511-081-6188-3 Details Page 2 of 4

Open Book
Open Book dates have passed for the year

Starts: B5/6420490—12:00-PM
Ends: -05/0H2045-072:00-PM

Starts: -05/02/2019-—-09:00-AM
Ends: -05/02/2040-03:00RPM

About Open Book

Board Of Review
Board of Review dates have passed for the year

Starts: 06/05/2040 1000 AM
Ends: -06/05/2010-12:00-PM

About Board Of Review

Show Assessment Contact Information v

Zoning nformation

Contact your local city, village or town office for municipal zoning information.

Parcel Maps

i

| GoogleMap | | Bingmap |

https://accessdane.countyofdane.com/051108161883 10/7/2019






281/0511-081-6188-3 Details Page 3 of 4

Tax Summary (2018) More + l

\

E-Statement f ‘ E-Bill ; l E-Receipt

- Pay Taxes Online

Assessed Land Value Assessed mprovement Value Total Assessed Value
$42,400,00 $116,500.00 $158,900.00
Taxes: $3,455.17
Lottery Credit(-): $186.25
First Dollar Credit(-): $76.69
Specials{+): $165.00
| Amount: $3,357.23)

District nformation

Type State Code Description

REGULAR SCHOOL 5621 STOUGHTON SCHOOL DIST
TECHNICAL COLLEGE 0400 MADISON TECH COLLEGE
TIF/TID 5808 TIF 08

Recorded Documents

Doc. Type Date Recorded Doc. Number Volume Page

WD 04/23/2007 4301574

Show More v

DocLink

Doclink is a feature that connects this property to recorded documents. If you'd like to use Doclink, all
you need to do Is select a link in this section. There is a fee that will require either a credit card or user
account. Click here for instructions.

By Parcel Number: 0511-081-6188-3

PLEASE TURN OFF YOUR POP UP BLOCKER TO VIEW DOCLINK DOCUMENTS. If you're unsure how to do
this, please contact your IT support staff for assistance. You will be unable to view any documents
purchased if your pop up blocker is on.

https://accessdane.countyofdane.com/051108161883 10/7/2019






Downtown Revitalization Subcommitee
Tuesday, September 3, 2019 @ 6:00 p.m.

Location: Hall of Fame Room in Stoughton’s Old City Hall (381 E. Main
St.)

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

Call to Order — made by Denise D.

Old Business — a motion was made to accept the minutes for the Downtown
Revitalization Subcommittee meeting of August 6, 2019 by Phil C.;
seconded by Denise D. — motion was carried.

Discussion was made for the disbursement of the Market Survey post cards
to downtown business owners, City Hall, the Senior Center, and Library.
Denise encouraged all Subcommittee members to make an earnest effort to
provide information to the general public, both residents and nonresidents of
Stoughton about taking the Market Survey. In September, performances at
the Stoughton Opera House will also be a location for disbursement of the
Market Survey information as well as the two local Farmer’s Markets.
Additionally, later in the month, the Art Walk was mentioned as a possible
location for the disbursement of the Market Survey as well as Eugster’s
Farm in rural Stoughton. Local financial institutions will also be contacted
for providing the Market Survey post cards to its customers. At the time of
this meeting, 662 surveys had been completed; 1000 is the favorable goal.

Hard copies of the Market Survey were encouraged to be provided at the
locations of the Stoughton Senior Center and Stoughton Library. Denise
will follow up with J. Blue, Ayres Associates, about securing hard copies of
the Market Survey. She will also contact staff of the HUB to request news
coverage of this information.

Discussion was made about the First Public Input Meeting to be held at 5-8
p.m. on October 1, 2019 at Lageret. The First Public Input Meeting, open to
the public, will present information at 4 stations about what vision the public
would like to see for downtown Stoughton related to: values, events,
visitor’s center & public facilities, art and gateway, parks & open space,





business and dining, and general parking areas. The public will then be
asked to use colored dots and sticky notes to designate their opinions and
responses at each station. A 5" station will also be set up with 1-2
computers on site for people to take the Market Survey if they have not yet
done so.

Discussion was made for a tentative future meeting schedule with Ayres
Associates and the Subcommittee: November; possibly December 3';
February, 2020; and March, 2020.

Next Meeting: Tuesday, October 1, 2019 — First Public Input Meeting @
Lageret.

Notion to Adjourn — Sharon M-B made a motion to adjourn the meeting;
Phil C. seconded the motion. Motion was carried.

Minutes written by Sharon Mason-Boersma
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INTRODUCTION

The Railroad Corridor Redevelopment Planning process was initiated by the City of Stoughton to
address future land uses along the railroad corridor on the eastern side of the downtown area and
extending south to the Yahara River. Funding for the project was provided by the City Council and
the Dane County BUILD Program. The BUILD Program is designed to assist communities by
providing funding for redevelopment and infill planning projects that make better of use existing
infrastructure and stabilize downtowns, neighborhoods and other commercial districts. Vierbicher
Associates, Inc. was hired by the City to manage the process, and a steering committee comprised of
community members, government officials and stakeholders was convened to guide the process.

2020 Update

Parcel assembly
Describe TID actions

Boundary amended upon creation of TID 5
TID 8 created

Riverfront Actions & Plans

Mandt Park Plan

Downtown Plan

EXISTING CONDITIONS

The Stoughton Railroad Corridor Redevelopment Planning Area

The Railroad Corridor Redevelopment Area is
located in the south east quadrant of the City of
Stoughton. The planning area is bounded by the
Yahara River to the south, Dunkirk Ave. and the g
property lines behind homes facing Lynn St. to the i L e ;

east, 4th St. south of South St., and 5™ St. north of
South St. to the west, and the northern property
boundaries of numerous parcels facing Main St.
between 5" St. and Hillside Ave. to the north. Map 1
shows the planning area boundaries. (All Maps and
Tables are located at the end of the report)

A majority of the structures in the redevelopment area are residential or industrial, and there appears
to be a predominance of buildings that are deteriorated, obsolete, and some that possess inadequate
provision for ventilation, light, air, and sanitation. Many of the residential and industrial building
fagades show substantial deterioration, and a strong case can be made that the Railroad Corridor
Redevelopment Area is in a condition consistent with Wisconsin State Statutory definitions of a
blighted area. A collection of photos illustrating property conditions is attached to the back of the
report.

There are a variety of predominant features in the planning area. The Railroad corridor along the
east side of the planning area is one significant feature that impacts existing and potential future land

1





uses. Another key feature is the Yahara River on the southern border of the planning area. The
proximity of the planning area to Main St. and the central business district is another key feature to
consider for future planning. Additionally, the diverse mix of property uses within the planning area
is another key feature. There are a number of instances where there are industrial uses located next
to housing units, creating potential issues between industry and residential property owners.

Committed to Quality Service Since 1976





2020 Update
Municipal Jurisdiction and Property Ownership

The Railroad Corridor Redevelopment Area contains approximately 53 acres of property excluding
right of way. All of the property is located within the municipal limits of the City of Stoughton, and
located within the Stoughton Area School District.

Property ownership in the redevelopment area varies widely, with parcels ranging from nearly five
acres to less than a tenth of an acre in size. There are a number of owners who maintain numerous
properties in the redevelopment area. Map 2 shows the largest property owners and their respective
holdings, and Map 3 shows the parcel numbers in the redevelopment area. Table 1 provides an
alphabetical list of property owners in the redevelopment area by parcel and can be used with Map 3
as a reference guide to properties in the redevelopment area.

2020 Update
Existing Land Use

There are a wide variety of different land-
uses within the redevelopment area,
including residential, commercial and
industrial uses. Industrial uses are
concentrated on the north bank of the
Yahara River between the river and South
St., and along the north to south railroad
corridor that runs through the
redevelopment area. These uses were
adopted during a time when freight rail and
water generated power were valuable assets
to industrial development. Today, these
assets are less valuable for industrial users.
Stoughton Trailers, the largest property
owner in the planning area, has relocated
some of its facilities to an industrial park setting where truck access and building and lot
configurations are more conducive to industry.

Commercial uses within the planning area are generally concentrated along Main St. Residential
uses are concentrated along Dunkirk Ave. and along South St., Jefferson St., and 6" and 7% St.
Some of the residential uses are intermingled with industrial parcels, creating a situation where a
number of residential uses have heavy industrial uses adjacent to both sides of the homes. The
heavy industrial zoning designation for properties along the railroad corridor and the north side of
the Yahara River allows for outside storage, and a number of these areas are visible from residential
properties.

The following is a description of various key properties in the redevelopment area. Please note that
this is not an exhaustive list of properties, but should provide a sense of some of the primary
properties in the redevelopment area.

3 Paro € rari
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Mill Fab / Holley Moulding, Inc. — The site is just over six acres in size and is located along the
north bank of the Yahara River ; Y8 s

between 4™ Street and 8" Street.
Access to the property comes from
a driveway off of South St. There
are four green metal buildings used
as a hardwood milling facility for
trim and molding. The primary
building located on the bank of the
Yahara River is deteriorated. Two
additional facilities are located
north of the primary building and a
third smaller building is located
directly east of the primary
structure. There are also a number
of different outside storage areas,
and two towers with blowers to
remove sawdust from the facility.
The blowers create noise that is audible from properties adjacent to the site. There is a three foot
retaining wall along the southern border of the property between the site and the Yahara River that
deteriorating. The property was formerly used as a foundry.

2020 Update

Highway Trailer Building — The building is located on the south side of South Street adjacent to
the Mill Fab property. The property is owned by Stoughton Trailers, the largest property owner in
the planning area. The building is a dilapidated brick structure with boarded windows and an
inadequate provision for ventilation, light and air. The building is blighted due to age and
deterioration, and is unusable in its current state. At least two developers have approached the
property owner and the City of Stoughton to discuss the renovation and reuse of this property for
residential purposes.

2020 Update

Stoughton Trailers Property — Stoughton Trailers maintains multiple properties in the
redevelopment area. There are green metal sided buildings and a brick building on the east side of
the railroad between Main Street and South Street. The industrial building on the east side of the
railroad tracks is in good condition and still suitable for its current use. The property on the west
side of the railroad is vacant and appears to be a gravel lot utilized for trailer storage. Both of the
properties along the railroad corridor also have buildings facing Main St. that are suitable for
commercial use.

Two areas located on the north bank of the Yahara River are used for outside storage of equipment
and trailers. Each of the properties is adjacent to residential uses

2020 Update
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Whistle Stop Development Site — Located on Main St. on the east side of the railroad tracks, this
site is the former home of Stoughton Lumber. The buildings appear to be well-maintained and the
property has recently been purchased for use by multiple tenants. Current plans propose commercial
uses facing Main St. and industrial uses in the northern part of the property.

2020 Update

Dunkirk Ave. - There are multiple properties located along the west side of Dunkirk Ave. No
parcels are located on the east side due to a large retaining wall supporting the railroad tracks. Two
pipes move storm water from properties on top of the ridge, underneath the road and into a low lying
vacant parcel with a drainage channel that flows into the Yahara River. The City maintains a two
acre park along the river with a softball field and playground equipment. Although some of the
homes are in good condition, a number of the homes along Dunkirk Ave. are blighted and in a
dilapidated state. There are also a number of residential
properties that abut heavy industrial uses on one parcel along
Dunkirk Ave. The industrial property is used for the outside
storage of trailers, and is surrounded by a metal mesh fence.

2020 Update

Central Business District Housing — There are a variety of
housing types located between 5 Street and the Stoughton
Trailers parcel just west of the railroad tracks. The housing
stock is older, and although a number of the homes show blighting conditions, there are also homes
that have been well-maintained or renovated.

2020 Update

Gravel Parking Lot and Former Gas Station — Located
along the north side of Main Street, the vacant gas station is
a small concrete block structure that is blighted and
currently used by the owner for storage. Adjacent to the
gas station on the west side, the gravel parking lot is an
unimproved privately owned parcel that is used for
parking.

2020 Update

Public Holdings — There are three different public entities that own property in the redevelopment
area. The WI DOT maintains ownership of a 50’ right of way on each side of the rail line. The City
of Stoughton maintains a two acre park on Dunkirk Ave., and also owns property off of 4 St.
between the Yahara River and South St. This property is utilized by Stoughton Public Works with
the exception of an old power generation facility located adjacent to the river. The City used to lease
the property to a tenant who used the facility for power generation, but the lease has recently been
terminated. The Stoughton Area School district also owns a small parcel in the redevelopment area
for a purpose yet to be determined.

2020 Update
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Adjacent Areas Impacting the Redevelopment Area

Mandt Park — Located adjacent to the redevelopment area on the opposite side of the Yahara River,
Mandt Park is the largest public park in the City of Stoughton. The park is 29.4 acres in size, with 8
acres dedicated to Junior Fair use, 15 acres serving as backwater retention for the Yahara River, and
8 acres dedicated to active recreational use. Active recreational uses include a lighted softball
diamond, two lighted basketball courts, a picnic shelter, play equipment, a skateboard ramp, a
swimming pool, the Mandt Community Center, and parking.

2020 Update

Add Yahara River and plans for Whitewater Park
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Yahara River Trail — Located north of the redevelopment area, the Yahara River Trail begins at N.
Division St. and crosses the Yahara River through Bjoin Park and connects to the Stoughton
Business Park at Industrial Circle and again at Progress Lane. A future trail segment is proposed
from Progress Lane heading north through Bjoin Park, and would connect to the Viking Trail and
Amundson Trail on the opposite side of the Yahara River. The trail is a multi-purpose, non-
motorized facility.

2020 Update

Downtown Stoughton — Stoughton’s Central Business District is located adjacent to the north side
of the redevelopment area along Main St. Over the course of the last four years, significant
improvements have been made in the downtown area. A new streetscape design was implemented in
2000, and a fagade improvement program has improved the condition of fifteen buildings in the area.
Over the past three years property values in the downtown area have increased by 44%.

2020 Update

Yahara River Dam — Located west of the redevelopment area and west of 4" Street, the Yahara
River Dam plays a role in the river’s course through the City. The WI DNR is in the process of
conducting a dam removal impact analysis, but the report is not complete. If changes to the dam
occur it is likely the course of the Yahara River would be altered and may impact the planning area.

2020 Update

Heavy Industrial Uses West of 4™ St. Adjacent to the Yahara River — A number of existing
heavy industrial facilities are located on the west side of 4™ St. adjacent to the north bank of the
Yahara River. Uniroyal maintains a facility on the north bank of the Yahara River on the west side
of 4% St. The City’s Draft Comprehensive Land Use Plan proposes mixed-use development as a
future land use in this area, which could impact the redevelopment area as heavy industrial uses are
replaced with mixed-use development.

2020 Update
Existing Zoning

As indicated previously, there are a variety of
different zoning designations within the
Railroad Corridor Redevelopment Area. Map
4 shows the current zoning designations in the
redevelopment area. In total, there are six
different zoning districts within the area. The
following is a list of those designations and
their general location within the
redevelopment area.

2020 Update for each zoning class

R-1 Single-Family Residential District —
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Parcels zoned in this manner are generally located along Dunkirk Ave. There are also two parcels on
the south side of South St. with this zoning classification. One of the two parcels along South St.
also has a grandfathered Two-Family Residence overlay.

2020 Update
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Allowable uses in the R-1 District include single-family dwellings, including attached garages.
Allowable accessory uses and dwellings include detached garages, storage sheds, off-street parking
facilities, community living arrangements, foster family care, electric transformer stations, utilities,
and in-home family child care centers.

I-1 Light Industrial — There is one parcel in the redevelopment area with this zoning designation
located adjacent to the east side of the railroad tracks on the south side of South St. The parcel is
owned and maintained by DDW Enterprises for Stoughton Trailers.

I-2 Heavy Industrial - There are numerous parcels in the redevelopment area with this zoning
designation, including areas on the north bank of the Yahara River from 4" Street to Dunkirk Ave.,
and on both sides of the railroad from Main Street to South Street.

The 1-2 District is intended to provide an area for manufacturing and industrial activities, as well as a
variety of uses which require relatively large installations, facilities, land areas, or activities that
would create conditions of public or private nuisance, hazard, or other undesirable conditions.
Permitted uses include all uses allowable in the I-1 District (with the exception of restaurants and
communication structures), industrial or commercial activities, outside storage, railroads, veterinary
clinics, and automobile repair shops and services. Other conditional uses include meat packing
plants, airports, mining and quarrying, restaurants, and eating and drinking establishments on
properties abutting Main St.

Buffer strips of no less than forty feet are required where an industrial district abuts a residential
district. Plant materials at least six feet in height to create an effective visual screen when viewed
from a residential district are also required in the exterior twenty-five feet abutting the residential
district. Fencing may be used in lieu of plant screening as long as the fencing effectively screens
views from the residential areas.

B-1 Central Business District — The parcels with this zoning classification in the redevelopment
area are located between 5™ Street and 8™ Street between Main Street and South Street. With the
exception of parcels facing Main Street, the majority of parcels in this area are maintained for
residential uses, and a number of the properties retain a grandfathered Two-Family Residence
overlay.

The B-1 District allows primarily commercial uses, but also allows for existing dwelling units,
explaining the presence of single and two-family homes in the district.

B-2 Highway Business District — Properties with this zoning classification are located on the north
side of Main Street on both sides of the railroad corridor and include the former gas station, the
gravel parking lot and the former Stoughton Lumber facility now known as the Whistle Stop
Prroperty. The purpose of the district is to provide appropriate areas for highway oriented
commercial uses and those requiring large lots for off-street parking and outdoor display or storage
of merchandise. Allowable uses include all uses allowed in the B-1 Central Business district, and for
a variety of conditional uses as well.
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C-R Conservation and Recreation — There are two parcels in the redevelopment area with this
zoning classification; both of which are maintained by the City. The first is Dunkirk Park, a two
acre park along Dunkirk Ave. The second is a small triangular parcel between Dunkirk Ave., South
Ave. and the west side of the railroad that is not suitable for development.

The district is intended to preserve the natural state of scenic areas in the City and help to discourage
intensive development of marginal lands to prevent hazards to public and private property and areas
owned and/or used exclusively by governments or public agencies for public purposes. Allowable
uses include crop harvesting, forestry and forestry management, wildlife preserves, fishing, public
and private parks, hiking and biking trails, and scenic preservation areas.

Topography and Natural Features

The Railroad Corridor Planning Area possesses a highly unique topography, providing an attractive
setting with numerous vistas and attractive land features. Although the planning area is heavily
developed, there are numerous natural features that influence
land-uses. The most dominant natural feature within the
planning area is the Yahara River. The river winds through
the entire City of Stoughton in a generally north to south
direction. The river bends to the east near W. South St. and
forms the southern boundary of the planning area. Just
outside the planning area on the south bank of the river is
Mandt Park, a major city park used by the community for a
variety of purposes including the Stoughton Junior Fair. The
industrial uses within the planning area on the north side of
the river are visible from the park.

The 100 year flood plain along the Yahara River should not impact the development in the study
area. The Flood Insurance Rate Map shows a 100-year flood elevation of 835 feet east of Fourth
Street. The contour maps of the area show this elevation to be in close proximity to the banks of the
river. There are several high points within the area that provide views.

Another key topographical feature is the elevated railroad grade along the east side of Dunkirk Ave.
The railroad grade is approximately 60 feet in height, making the east side of Dunkirk Ave.
undevelopable. There is a stormwater outlet that brings water from the top of the ridge under
Dunkirk Ave. and into a low-lying undeveloped parcel with a channel that drains into the Yahara
River.

2020 Update
Infrastructure Report

Water Distribution System

The entire planning area is served by city water. The City water system is managed by Stoughton
Utilities, a city-owned utility that manages water, sewer and electric service in the City of Stoughton.
The existing water distribution system is adequate to serve the existing customers located within the
redevelopment area. There are both public and private watermains located here, with the public
mains located within the street right-of-ways and the private watermains located on private property
south of South Street (owned by Stoughton Trailers and Mill Fab/Holley Moulding, Inc.). The area
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maintains adequate water pressure for fire protection. Stoughton Utilities has the public system set
up on a computer model which is analyzed
as system improvements and upgrades are
completed.

The existing watermain pipes range in size
from 4-inch to 10-inch diameter. There is a
considerable amount of 4-inch diameter
watermain within the study area. This is
small by today’s standards, but does not
cause problems largely because the system
is well connected and looped throughout.
There are very few watermain breaks in the
study area, and little maintenance is required
by Stoughton Ultilities. Many of the existing
water services in the area consist of lead pipe. However, this is not a problem or health issue as the
hardness of the water means no special treatment is required to correct for the lead. Any potential
upgrades in this area are very low priority and are not expected to be needed for another 20-30 years.
The Public Service Commission states that if a water system needs to be upgraded to provide
increased fire protection for a new user, the upgrades need to be completed and paid for by the new
development.

2020 Update

Sanitary Sewer System

Like the water distribution system, the sanitary sewer collection system is also adequate to serve the
existing customers within the area. Again, there are both public and private sewage collection
systems located here. The public sewers are all located within the street right-of-ways, while the
private sewers are on private property south of South Street (owned by Stoughton Trailers and Mill
Fab/Holley Moulding, Inc). The area is served by 6-inch diameter sanitary collection sewers. There
is an existing 18-inch interceptor sewer on South Street and Dunkirk Avenue. This flows under the
Yahara River through an inverted siphon. The sewer collection system (including the inverted
siphon) requires little maintenance by Stoughton Utilities. There is also an existing lift station
located on the south end of Eighth Street. This lift station is adequate to handle existing flows and
serves only a few homes and one small apartment building. Two of the houses on South Street could
be served by the interceptor sewer and taken off the gravity sewer flowing to the lift station if
needed. Like the water distribution system, any potential upgrades in this area are very low priority
and are not expected to be needed for another 20-30 years.

2020 Update

Storm Sewer System

The only storm water problem identified in the study area is on Main Street at the railroad tracks.
This area was identified in the Stormwater Master Plan completed for the City in May 2000. The
existing storm sewer in this area is undersized. This area receives a large volume of storm water that
occasionally floods the street. Additionally, during freeze/thaw periods, there is a substantial ice
build-up along the south parking lane of Main Street. Modeling results indicate that the primary
causes are substantially undersized storm sewer pipes in the area and some storm water collection
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problems. In order to improve the drainage in this area, it is recommended to upgrade the size of the
storm sewer and increase the number of inlets on the west side of the railroad tracks to provide
adequate collection of the stormwater runoff. In addition, the storm sewer should be extended west
to the Seventh Street intersection to collect runoff and reduce the amount of ponding on the street.
Main Street near the railroad tracks should be reconstructed to increase the crown of the road. This
will enhance the runoff getting to the inlets.

2020 Update

Street Network

The existing street network in the study area is adequate to serve the existing development. Main
Street was recently reconstructed with new concrete pavement west of the Fifth Street intersection.
Like many areas throughout the city, maintenance is required at varying degrees to keep the streets
functional. Sidewalk is located on both sides on each street in the area. South Street and Dunkirk
Avenue are in good shape and have been improved within the last ten years. East Jefferson Street is
scheduled to be pulverized and resurfaced with new asphalt in 2006. Six Street and Seventh Street
are in poor shape. These streets will require new curb and gutter and new pavement in the near
future to maintain their integrity. Sixth Street has a very steep terrace on the east side.

2020 Update

Electric Distribution System

The existing electric system consists of overhead and underground facilities. Much of the electric
distribution system in the area has recently been upgraded. A considerable amount of money has
been invested in the system to make these upgrades. Eighth Street and Dunkirk Avenue are the only
areas that have not been recently upgraded. There is 3-phase service located within the study area.
The existing electric users in this area have adequate service for their needs. In addition to the
public infrastructure, there is also private infrastructure (substation, lines, and electric conductors)
with in the study area. Stoughton Trailers and Mill Fab own the private infrastructure. There are a
few ATC transmission lines in the area. These, along with the Stoughton Utilities transmission plant,
are scheduled to be removed in the first quarter of 2006.

2020 Update

Redevelopment Activity Impacts on Existing Infrastructure

As indicated above, the existing infrastructure is sufficient to meet the needs of the current property
owners. As redevelopment activities occur, however, those activities will alter current infrastructure
needs. Our analysis suggests that the existing infrastructure can support additional housing and
small commercial redevelopment in higher densities than currently exist without requiring major
infrastructure improvements. The extent of additional housing and commercial activities that can be
supported with the existing infrastructure system will vary based on the type and location of each
redevelopment activity and will likely require modeling to fully understand the impact on the water
system. However, an initial analysis of sewer capacity shows the area is able to support up to 1,600
additional residential units, which is well beyond the capability of this area to absorb.

2020 Update
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REDEVELOPMENT AREA HOUSING MARKET ‘ANALYSIS‘ 77777777777777
The purpose of this section is to understand whether additional housing is an appropriate strategy for
this area and what rate of development can be expected. Our analysis of the Railroad Corridor
housing market includes the following:

» Existing Demographic Data Review and Analysis of the City of Stoughton

» Identification of Appropriate Housing Types for the Redevelopment Area

Over the past few years conditions in Downtown Stoughton west of the project area have improved
dramatically through the use of public/private partnerships and committed property owners. The
result of these efforts has been a 44% increase in downtown property valuations over the last three
years. The proximity of the Railroad Corridor Redevelopment Area to the downtown makes the
district attractive for housing development and redevelopment activities. Certain market segments
find downtown housing appealing as it provides opportunities to walk to shopping, entertainment
and places of employment.

As downtown areas continue to experience a renaissance in terms of being a valued destination for
shoppers, tourists, and people seeking entertainment and social interaction, housing within walking
distance is also becoming a valued commodity. Two developers have already expressed interest in
converting the former Highway Trailer Building on South St. to condominiums. This would add 30
to 60 new housing units, and potentially stimulate more interest in housing redevelopment within the
Railroad Corridor redevelopment area.

Executive Summary

The following is a summary of findings from the housing analysis. Data was acquired from a variety
of sources, including the U.S. Census, ESRI, WI Department of Administration (DOA) population
estimates, and The City of Stoughton’s Building Inspector. All of the information provided in the
summary is supported by data contained in the housing analysis.

» Data on future population and household growth shows a need for an additional 990 housing
units in the city of Stoughton from 2000 to 2009.

» Between 2004 and 2009, a need for an additional 841 housing units is projected.

» Two existing subdivisions in the City are limited to no more than 25 housing starts per year,
leaving a projected demand for an additional 541 housing units. (See P. 15, Supply &
Demand Analysis)

» When projected housing demand is analyzed by age group, the data shows household growth

from 2004 to 2009 in the following age groups:

= Under 25 years of age - 25 new households

= 25-34yearsofage - 62 new households

= 35—44 yearsof age - 102 fewer households

= 4554 years of age - 209 new households

= 55—64 years of age - 217 new households

= 75+ years of age - 26 new households
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» When projected housing demand is analyzed by age group and housing type, data shows
market potential for town homes, condominiums, upper floor conversions along Main St.,
live-work units, and existing home redevelopment within the railroad corridor redevelopment
area.
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Demographic Data Review and Analysis

Population and Household Growth:

The City of Stoughton’s population increased from 8,786 in 1990 to 12,354 in 2000, representing a
29% increase over the decade. Projections provided by the Wisconsin Department of Administration
(DOA) estimate the City’s population will continue to increase to 14,229 in 2010, suggesting an
increase of 13% over the next decade. However, if the increase in population between 2000 and
2010 is the same as the increase from 1990 to 2000, Stoughton’s population would increase to
15,936. For the purpose of this analysis the DOA projections will be used, but it is important to
recognize that the numbers are projections that are influenced by a variety of factors.

Table 1 shows population

and household growth Table 1: City of Stoughton — Population and Household Growth
between 1990 and 2000, as 1990 2000 2010
well as projected growth Projected
for 2010. The total number Number of households # # #
of households increased Population 8,786 12,354 14,229
from 3,294 in 1990 to 4,734 | Group quarters 390 422 454
in 2000, and the total Household population 8,396 11,932 13,775
number of households are Average household size 2.55 2.52 2.49
Total households 3,294 4,734 5,532

expected to increase to
3,532 in 2010 based on xize;c:ﬁszm'd e 2,150 3,071 3,651
DOA proj ections. T.h.ls Renter-Occupied 1,144 1,663 1,881
SuggeStS that an additional Source: U.S. Census & DOA Projections

798 housing units will be

located in the City of Stoughton by 2010. However, using a 29% increase in population, the total
number of households in 2010 would increase to 6,217, suggesting a need for 1,983 additional
housing units. Regardless of which projections are used Stoughton’s housing demand by 2010 will
exceed the current supply of housing.

Table 1 also shows the number of owner-occupied and renter-occupied homes within the City.
Approximately 65% of households in 2000 own their own homes, while 35% rent. This compares
favorably to Wisconsin as a whole, where 66.2% of the state households own their home and 33.8%
rent.

Household Income Characteristics:

Table 2 prov1des Table 2: City and State Household Income Characteristics

a comparison of Stoughton 2000 Wisconsin 2000
household Income level # % of # % of
incomes in the total total
City of Stoughton | Under $15,000 448 9.4% | 270,330 12.9%
and the State of $15,000-24,999 597 12.6% | 264,897 12.7%
Wisconsin. $25,000-34,999 562 119% | 276,033 13.2%
Stoughton $35,000-49,999 889 18.7% | 377,749 18.1%
$50,000-74,999 1,254 26.4% | 474299 | 22.7%
compares $75,000-99,999 591 12.5% | 226,374 10.9%
favorably to the $100,000 or More 992 | 20.9% | 196,622 9.4%

state, with overall
lower percentages
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of low-income households, and higher percentages of high-income households. In 2000, 59.8% of
households in Stoughton had incomes of $50,000 or more, compared to only 43% state-wide.

Occupations of the Employed Population Age 16 and Over:

Table 3 provides a comparison between the City of Stoughton resident’s occupations to the State of
Wisconsin. Note that these figures do not reflect employment types within the City of Stoughton,
but instead reflect the type of employment, regardless of its location, of employed people residing in
Stoughton. When compared to state averages, a higher percentage of Stoughton residents are
employed in management, professional and related fields than the state average, while a lower
percentage are employed in manufacturing. Considering that the overall U.S. economy continues to
see a decline in manufacturing and increases in management related positions, this is a positive trend
for the City of Stoughton.

Table 3: Occupations of the Employed Population Age 16 and Over

Stoughton 2000 State 2000
# % of # % of
total total

Employed Population (Age 16+) 6,471 100% | 2,734,925 100%
Management, Professional &
related 2,195 33.9% 857,205 31.3%
Service occupations 913 14.1% 383,619 14.0%
Sales and office 1,771 27.4% 690,360 25.2%
Farming, fishing, and forestry 0 0.0% 25,725 0.9%
Const., extraction, and maintenance 607 9.4% 237,086 8.7%
Production, transportation and material
moving 985 15.2% 540,930 19.8%

Source: U.S. Census

Housing Units by Structure:

Table 4 provides a breakdown of the housing unit types located in the City of Stoughton in 1990 and
in 2000. Single-units, both attached and detached, increased throughout the decade, yet 2-unit
structures decreased during the same time frame. Stoughton also experienced a substantial increase
in structures with 20 to 49 units, going from 24 units in 1990 to 266 units in 2000. Structures with 3
to 19 units also increased substantially during the decade.

Table 4: City of Stoughton — Units By Structure

1990 2000
# % of # % of Change in
total total | Units % Change
1, detached 2094 | 62.3% 2,956 | 60.1% 862 41%
1, attached 143 4.3% 360 7.3% 217 152%
2 593 17.7% 498 10.1% 95 -16%
3or4 134 4.0% 260 5.3% 126 94%
5t09 182 5.4% 287 5.8% 105 58%
10 to 19 186 5.5% 293 6.0% 107 58%
20 to 49 24 0.7% 266 5.4% 242 1008%

Source: U.S. Census

17 P e oo ¢ a T
Commtted to Quality Service Since 1976





Housing Units by Occupancy:

Table 5 shows the total number of housing units, occupied units, and vacant units within the City of
Stoughton in 1990 and 2000. The table also provides information on the average household and
family size in the City. Occupancy and vacancy rates in the city have remained relatively static
throughout the decade, with an average vacancy rate just over 3%. Average household and family
sizes have decreased marginally from 1990 to 2000, and both are close to the overall state average.

Table 5: City of Stoughton — Housing Units by Occupancy

1990 2000
# % of # % of
total total
Total housing units 3,404 | 100.0% 4,890 | 100.0%
Occupied housing units 3,294 96.7% 4,734 96.8%
Vacant housing units 110 3.3% 156 3.2%
For seasonal , recreational use 0 13 0.3%
Average household size 2.55 2.52
Average family size 3.09 3.06

Source: U.S. Census

Average Housing Costs:

Table 6 shows the average housing
costs in the City of Stoughton in
1990 and 2000. The data is
arranged to show the median home
price for each decade, and also
shows the number of housing units
in the city that fall into the price
ranges shown in the left-hand
column. The median home price
for the City of Stoughton doubled
from 1990 to 2000, and the 2000
median home value is nearly
$20,000 higher than the Wisconsin
average of $112,200. Nearly 75%
of the homes in Stoughton fell

Table 6: Average Housing Costs (2000 value dollars)

1990 2000
Median price $64,400 | $131,600
<$50,000 389 24
$50,000-$99,999 1,365 494
$100,000-$149,999 115 1,379
$150,000-$199,999 9 660
$200,000-$299,999 2 180
$300,000-$499,999 1 26
$500,000-$999,999 0 6
$1,000,000+ 0 0

Source: U.S. Census

within the $100,000 - $199,999 range in 2000.

Average Rental Costs:

Table 7 provides the median monthly rental rate for a
two-bedroom, two-bath unit in the City of Stoughton.
The median rent for the City of Stoughton in 2000 was
$596.00, an increase of $238.00 from 1990. The State of
Wisconsin median monthly rental rate is $540.00, which
means average rents are 10% higher in Stoughton than

the state average.

Table 7: Average Rental Costs (2000 value dollars)

1990 2000

Rental rate: median monthly rate for 2-
bed, 2-bath unit

$358.00 | $596.00

Source: U.S. Census
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Table 8: Year Structures Were Built

Stoughton 2000
Year # % of total
1999 - 2000 170 35
1995 - 1998 629 12.8
1990 - 1994 685 13.9
1980 - 1989 554 11.3
1970 - 1979 767 15.6
1960 - 1969 319 6.5
1940 - 1959 536 10.9
1939 or earlier 1,260 25.6

Source: U.S. Census
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Year Structures Were Built:

Table 8 provides information on the year structures were built in the City of Stoughton. Just over a
quarter of the housing units in the community, and a majority of the units within the railroad corridor
redevelopment area, were built prior to 1939. The table also suggests that new housing growth has

taken place at a relatively steady pace throughout the past six decades.

Supply and Demand Analysis

Tables 9 and 10 show the City’s existing housing supply as of 2000, and the projected housing
demand for 2010 according to DOA population projections. The projections show a need for an
additional 990 housing units to accommodate new population growth in the community. Housing

starts between 2000 and 2004 increased the
City’s available housing stock by a total of 149
new housing units, implying a need for an
additional 841 housing units between 2005 and
2010.

The City has approved final plats for two
subdivisions called West View Ridge and Stone
Crest. However, an annexation agreement
capped the number of new housing starts in each
subdivision at no more than 25 per year.
Assuming the maximum number of housing
starts in each subdivision, these two areas will
increase the total number of housing units in the
city by 300 units between 2005 and 2010. If
these 300 units are subtracted from the projected
number of additional housing units needed by
2010, there will still be demand for 541
additional housing units over the next six years.

New Housing Demand by Age Group and
Housing Type:

According to the supply and demand
information shown above, the City will require

Table 9: Projected Housing Available
in Stoughton (Supply)

Existing Number of Housing Units 4,734
(2000)

(-) Projected Number of Existing Units 0
that will be beyond repair by 2010

(=) Projected Number of Housing Units 4,734
Table 10: Demand for Additional Housing

Units in Stoughton

Projected Number of Housing Units 5,724
Needed by 2010

(-) Projected Number of Housing Units 4,734
Available in 2000

(=) Projected Housing Demand from 990
2000 to 2010

(-) Housing Starts in 2001 56
(50 Single Family, 3 duplex)

(-) Housing Starts in 2002 15
(13 Single-Family, 1 duplex)

(-) Housing Starts in 2003 41
(31 Single-Family, 5 Duplex)

(-) Housing Starts in 2004 37
(33 Single-Family, 2 Duplex)

(=) Projected Number of Additional 841
Units Needed by 2010

Source: ESRI/ City Building Inspector / Vierbicher Associates

an additional 841 housing units between 2005 and 2010 to accommodate the anticipated increase in
population growth. Three key variables that influence new housing growth are the age of the new
residents, their housing preferences, and their average household income. The housing needs,
preferences, and price points of individuals just reaching adulthood are significantly different than
the needs, preferences and price points of families with young children. The same is also true for
seniors, who generally have different housing preferences than families.

In order to gain a better sense of they types of housing required to accommodate new growth in the
community, the Tables 11 through 17 provide a breakdown of the 2004 population and the 2009
projected population by age and income. Information is also provided identifying housing
preferences of those age groups and their corresponding income categories. Analysis will focus on
housing types that may be viable redevelopment opportunities in the railroad corridor area.
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Householders Under 25 Years of Age

Individuals in this age group tend to rent versus own, although ownership in this age group is
increasing as the median household income for this age group increases. Preferences tend to lean
towards affordable to moderately priced housing. Housing preferences include apartments,
condominiums, loft spaces, and town homes, with an inclination toward unique spaces that are
within walking distance of commercial districts, employment centers and recreational activities.

The data shown in Table 11 indicates that households in this age group will increase from 259 in
2004 to 284 in 2009 for a total increase of 25 households over the next five years. The data also
shows that the median and average household income for this group will continue to rise, which

suggests that there will be opportunities for both rental and owner-occupied housing.

Opportunities to develop or redevelop new housing within the area for this age group include
renovation of the Highway Trailer Building, upper floor space along Main St., and new housing
development on the west side of the railroad corridor between Main St. and South St. Some of the
existing housing within the area may also be suitable for this age group as well.

Table 11: <25 2004 2009

HH Income Base 259 100.0% 284 100.0%
<$15,000 43 16.6% 34 12.0%
$15,000 - $24,999 25 9.7% 20 7.0%
$25,000 - $34,999 48 18.5% 55 19.4%
$35,000 - $49,999 45 17.4% 44 15.5%
$50,000 - $74,999 78 30.1% 95 33.5%
$75,000 - $99,999 15 5.8% 17 6.0%
$100,000 - $149,999 3 1.2% 10 3.5%
$150,000 - $199,999 1 0.4% 4 1.4%
$200,000 - $249,999 0 0.0% 0 0.0%
$250,000 - $499,999 1 0.4% 1 0.4%
$500,000 + 0 0.0% 4 1.4%
Median HH Income $38,434 $45,273
Average HH Income $43,102 $56,218

Source: ESRI/Vierbicher Associates, Inc.

Householders Between 25 — 34 Years of Age

Individuals in this age group tend to be making the transition from rental to owner-occupied housing,
and as such, may be first-time home buyers. This age group is also at a transition point where they
are building careers and establishing families. Housing preferences for this age group include low to
moderate priced housing, but with an average household income in 2004 nearly $18,000 higher than
the under 25 age group, preferences for upscale housing are also prevalent. Upscale housing may
also be important for this age group over the next five years as the largest increases in this cohort by
income base is in the $75,000 to $149,000 range.

Housing type preferences include condominiums, loft apartments, live-work housing units, and
single-family homes. Families from this age group may be ideal candidates to redevelop some of the
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blighted single-family housing in the area, and will also be attracted to condominium developments
and live-work housing developments.

The data shown on Table 12 indicates an increase of 62 households in this age group from 2004 to
2009. The median household income will also rise for this age group over the next five years from
$54,810 to $62,516, an increase of nearly nine percent.

Opportunities within the redevelopment area for this age group include redevelopment of existing
single-family units, condominiums, higher-end upper floor units along Main St., and town home or
live-work unit development along the railroad corridor.

Table 12: 25-34 2004 2009
HH Income Base 790 100.0% 852 100.0%
<$15,000 20 2.5% 20 2.3%
$15,000 - $24,999 56 7.1% 41 4.8%
$25,000 - $34,999 92 11.6% 91 10.7%
$35,000 - $49,999 155 19.6% 130 15.3%
$50,000 - $74,999 244 | 30.9% | 234 | 27.5%
$75,000 - $99,999 127 16.1% 161 18.9%
$100,000 - $149,999 95 12.0% 166 19.5%
$150,000 - $199,999 1 0.1% 6 0.7%
$200,000 - $249,999 0 0.0% 0 0.0%
$250,000 - $499,999 0 0.0% 0 0.0%
$500,000 + 0 0.0% 3 0.4%
Median HH Income $54,810 $62,516
Average HH Income $61,188 $71,478

Source: ESRI/Vierbicher Associates, Inc.

Householders Between 35 — 44 Years of Age

Households in this age group are

S age § Table 13:  35-44 2004 2009
generally those with children. HH Income Base 1252 100.0% 1,150 100.0%
Rreference§ tend tq lean .toward <$15.000 38 3.0% 24 2.1%
single-family hgus’lng with ample $15,000 - $24.999 51 2.1% 27 23%
space for a family’s needs. $25,000 - $34,999 131] 105% | 107 | 9.3%
Home ownership in this age $35,000 - $49,999 177 | 141% | 135 | 11.7%
group is more common, with $50,000 - $74,999 339 | 271% | 257 | 22.3%
preferences leaning toward $75,000 - $99,999 282 | 22.5% | 281 [ 24.4%
moderate priced and upscale $100,000 - $149,999 174 | 13.9% | 214 | 18.6%
housing types. $150,000 - $199,999 30| 24%| 75| 65%
$200,000 - $249,999 15| 12%| 14| 12%
Based on the figures shown in $250,000 - $499,999 14| 11%| 15| 13%
Table 13 below, the total number $500,000 + 1 0.1% 1 0.1%
of families in this age group will Median HH Income $64,221 $76,468
decrease by 102 households from Average HH Income $74,507 $85,886

Source: ESRI/Vierbicher Associates. Inc.
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2004 to 2009. Recognizing this decrease, it would make sense to avoid redevelopment activities
within the railroad corridor that are targeted toward this age group.

Householders between 45 — 54 Years of Age

Households in this age group tend to
be families with children reaching
high school and beginning college.
Housing preferences tend to lean
toward single-family housing
conducive to family living, with
some interest in town homes and
live-work units.

Projections from Table 14 show that
the number of households in this age
group will increase from 1,117 units
in 2004 to 1,326 units in 2009, for a
total increase of 209 housing units.
Housing opportunities for this
demographic within the
redevelopment area include the

Table 14: 45-54 2004 2009
HH Income Base 1,117 100.0% 1,326 100.0%
<$15,000 27 2.4% 17 1.3%
$15,000 - $24,999 52 4.7% 34 2.6%
$25,000 - $34,999 78 7.0% 66 5.0%
$35,000 - $49,999 144 12.9% 123 9.3%
$50,000 - $74,999 258 | 23.1% 224 16.9%
$75,000 - $99,999 253 | 22.6% 288 | 21.7%
$100,000 - $149,999 230 20.6% 401 30.2%
$150,000 - $199,999 50 4.5% 135 10.2%
$200,000 - $249,999 12 1.1% 19 1.4%
$250,000 - $499,999 11 1.0% 15 1.1%
$500,000 + 2 0.2% 4 0.3%
Median HH Income $74,928 $90,305
Average HH Income $82,277 $99,557

Source: ESRI/Vierbicher Associates, Inc.

redevelopment of existing housing units, live-work units along Main St. and some town home units

along the rail corridor.

A key factor to consider with this age group involves changes in average household income from
2004 to 2009. Based on the information shown in Table 14, the number of households with incomes
below $75,000 will decrease, while those with incomes higher than $75,000 will increase
significantly. This suggests opportunities for more upscale housing in the community and within the

redevelopment area.

Householders between 55 — 64
Years of Age

Households in this age group
generally fall into the ‘empty-nester’
category. This is the age where
children tend to leave the home and
the household size is reduced
accordingly. This can result in
housing transitions, where the
smaller household size can translate
to a desire for smaller housing units,
condominiums, or town homes.

Data shown in Table 15 indicates
that households in this age cohort
will increase by 217 households
between 2004 and 2009.
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Table 15: 55-64 2004 2009
HH Income Base 617 100.0% 834 100.0%
<$15,000 27 4.4% 26 3.1%
$15,000 - $24,999 62 | 10.0% 46 5.5%
$25,000 - $34,999 67 | 10.9% 80 9.6%
$35,000 - $49,999 126 | 20.4% | 123 | 14.7%
$50,000 - $74,999 168 | 27.2% 227 | 27.2%
$75,000 - $99,999 76 | 12.3% 116 | 13.9%
$100,000 - $149,999 66 10.7% 149 17.9%
$150,000 - $199,999 3 0.5% 18 2.2%
$200,000 - $249,999 9 1.5% 20 2.4%
$250,000 - $499,999 12 1.9% 24 2.9%
$500,000 + 1 0.2% 5 0.6%
Median HH Income $52,458 $62,809
Average HH Income $66,485 $84,120

Source: ESRI/Vierbicher Associates, Inc.
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Condominium units and smaller single-family homes will likely be the most ideal housing types for
these households within the redevelopment area.

Householders between 65 — 74 Years of Age

Households in this age group Table 16:  65-74

generally fall into the ‘active senior’

HH Income Base

category. These households are <$15,000 33 7.8% 25 5.2%
generally leaving the workforce, $15,000 - $24,999 86 | 20.4% 721 15.0%
which explains the reduction in the $25,000 - $34,999 51| 12.1% 61| 12.7%
average household income for this $35,000 - $49,999 114 | 27.0% | 114 | 23.8%
age group. Housing preferences $50,000 - $74,999 76 | 18.0% 92 | 19.2%
range from maintaining single- $75,000 - $99,999 35 8.3% 52 | 10.8%
family homes to retirement $100,000 - $149,999 19 4.5% 37 1.7%
apartments to congregate housing. $150,000 - $199,999 0 0.0% 6 1.3%

$200,000 - $249,999 4 0.9% 9 1.9%
Table 16 shows that households in $250,000 - $499,999 3| 07% 7] 1.5%
this age group will increase from 422 $500,000 + 1 0.2% S 1.0%
households in 2004 to 480 Median HH Income $38,882 $44,488
households in 2009, with a majority Average HH Income $49,016 $65,805

of the population concentrated in the Source: ESRI/Vierbicher Associates, Inc.
annual income ranges from $15,000
to $74,999. Opportunities in the redevelopment area may include senior-oriented housing along the

Yahara River and close to Main St. to provide easy access to shopping and social opportunities.

Householders Older Than 75 Years of Age

Households in this age group generally fall

! s r 8¢ ¢ Table 17:  '75+ 2004 2009
}ng’_ th; Iias_s“t’ﬁ Sen}llor C?eﬁl"r{- diob HH Income Base 502 100.0% 618 | 100.0%
1“ v f‘fls m q €s¢ houscho ) (Si lf.’“. tobe  e$15,000 188 | 31.8% | 168 | 27.2%
ess mobile and require assisted iving $15,000 - $24,999 | 178 | 30.1% | 157 | 25.4%
environments or nursing care facilities. $25.000 - $34.999 20 49% | 32 5 2%
T}-les'e types c_)f famlltleg may be suitable $35,000 - $49,999 93| 15.7% | 801 12.9%
within the railroad corridor area near the $50,000 - $74,999 611 103% | 80| 12.9%
Yahara River or close to Main St. It is $75,000 - $99,999 24 4.1% 36 5.8%
unlikely this age cohort would be $100,000-$149,999 | 11| 19% | 26| 42%
interested in locations close to the rail $150,000 - $199,999 3 05% | 26 4.2%
corridor itself due to the train traffic. $200,000 - $249,999 2 0.3% 7 1.1%
o o $250,000-$499.999 | 3| 05%| 5| 08%
Table 17 shows a nominal increase in this $500,000 + ol 0.0% 1 02%
age group betweer} 2004 and 2009, which Median HH Income $19.719 $23.467
suggests that housing redevelopment rverads HH Inooma $31.667 $46.657
opportunities targeted toward this age 9 ’ ’

group should be avoided.
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Railroad Corridor Housing Opportunities

Table 18 shows a matrix of householders by age and the number of projected new households by
2009 that are potential candidates for the variety of housing types and pricing shown on the top
column.

Table 18: Railroad Corridor Redevelopment Area Housing Opportunities
Targeted Market Segment Tenure Unit Type Preference Pricing

Interested in housing within the
Railroad Corridor Redevelopment area

(#) = projected number of new
households in the City of Stoughton
from 2004 to 2009

Moderate
Affordable

Single - Family Home

lOwn in 2000
Rent in 2000
[Town house
[Condominiums

Householders less than 24 years old (25) | 13.6% | 86.4% X X
Householders 25-34 years old (62) | 54.7% | 45.3% | X X X X X X X
Householders 35-44 years old (-102) | 72.5% | 275% | X | X | X |X X X X
Householders 45-54 years old (209) | 73.6% | 26.4% X | X X X
Householders 55-64 years old (217) | 73.0% | 26.0% X X X X X
Householders 65-74 years old (58) | 69.9% | 30.1% X X X
Householders 75+ years old (26) | 61.6% | 38.4% X X X

Source: Vierbicher Associates, Inc.

Based on the information shown above, it appears that town homes and condominiums are the two
housing types that reach the largest number of age groups and potential new households. Potential
also exists for the redevelopment of existing homes in the area by new householders in the 29-34,
45-54 and 55-64 year age ranges. Due to the unique topography, existing natural amenities such as
the Yahara River, and proximity to Main St., this area shows significant potential for revitalization
and additional housing opportunities.

STAKEHOLDER INTERVIEWS

Separate interviews were conducted with sixteen community members. Some of the interviewees
were also members of the steering committee, but a number of the interviews were conducted with
individuals who own property or have an interest in redevelopment within the area. Interviews were
conducted by phone, and lasted for approximately twenty minutes each. The following is a list of
questions asked to each person interviewed, and some of the common responses given by the
interviewees.

1. How would you characterize existing conditions in the area? How do you feel about it?

In describing the existing conditions in the area, the most common response provided by
interviewees used words such as tired, well-worn, run down, dilapidated, older, blighted, and
in need of upgrading. The general consensus appears to be that the area is in need of
redevelopment, and many interviewees indicated that in spite of the existing conditions the
area has significant potential for redevelopment.
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What do you think the potential is for the Area? In the best of all worlds, what could
the Area become?

Virtually all of those interviewed indicated that they saw potential for the area. However,
interviewees did differ in terms of the extent and type of redevelopment they though could
occur. Many of the interviewees indicated that the area has potential for further housing
along the Yahara River and the rail corridor. Interviewees also indicated they saw potential
for additional commercial opportunities in redeveloped properties along Main St. Some of
the interviewees had very specific visions for the area, including an arts district with live-
work units for artists located along the railroad corridor. Other specific ideas included
additional restaurants along Main St., in-fill residential housing along the Yahara River, and
the reuse of the Highway Trailer Building for condominiums.

Many interviewees also talked about the potential for a river trail along the Yahara River
between 4" Street and Dunkirk Ave. that could connect to the existing trail system north of
the planning area with a link along the railroad corridor. Many interviewees also indicated
that the area along the Yahara River between 4" St. and Dunkirk Ave. holds potential to be
an attractive area for additional housing if the heavy industrial uses were relocated.

Some interviewees also identified the active railroad corridor as an amenity that holds future
potential if commuter rail becomes a more viable mode of transportation. Interviewees
suggested that the area would be an ideal location for a train depot. However, all of those
interviewed who identified this issue recognized that developing commuter rail will take a
significant period of time.

What do you feel the strengths of the area are? What is the downside to the area?

Strengths identified by the interviewees included the area’s proximity to the Yahara River
and downtown. Interviewees also identified the area’s unique topography as a strength, and
suggested that the changes in elevation and other physical characteristics of the area made it
an aesthetically attractive location in the community. Those interviewed also identified the
historic buildings along the railroad corridor and Main St. as key strengths for the area.

Weaknesses identified by interviewees included the apparent lack of investment in the
existing housing stock, and the truck traffic that is required to run through the neighborhoods
to service industries along the river. Some interviewees also raised questions regarding large
retail development on the west side of the community and its impact on redevelopment in the
planning area. Additionally, the overall lack of access to the river was another key weakness
as many of the interviewees consider the river to be an important feature that is currently not
utilized to its full potential.

Another key weakness identified by many of those interviewed involves the mix of land-uses
in the planning area. Many of the interviewees indicated that redevelopment will be a
challenge with the current mix of uses, and raised concerns regarding housing in such close
proximity to heavy industrial uses and vice versa. Interviewees also thought that the lack of
screening between the heavy industrial uses and housing is a weakness.

What obstacles do you believe are preventing the Area from realizing this potential?

Committed to Quality Service Since 1976





26

A few key items were identified by interviewees as obstacles preventing the area from
realizing its potential. The most common obstacle people identified was the relative lack of
an overall vision and plan for the area. Interviewees indicated that it would be a challenge to
convince property owners or developers to make investments in the area without an
established plan of action serving as a road map for future development. On a similar note, a
number of those interviewed indicated that it would be important for City officials to
facilitate development by supporting a common vision, providing flexibility in zoning
designations, and developing public/private partnership mechanisms to facilitate
redevelopment activities.

Other obstacles identified were a lack of investment capitol, the need for additional parking
to ensure customers have a place to park while shopping, and concerns with the costs
associated with site preparation before development or redevelopment can occur.

Another obstacle identified by many of those interviewed involves the mix of property uses
within the redevelopment area, and in particular along the Yahara River. A number of
individuals indicated that it would be difficult to simulate housing redevelopment in such
close proximity to heavy industrial uses and vice versa. Some interviewees even stated that
unless the land-use along the Yahara River was changed, chances for redevelopment would
be minimal.

‘What resources (people, organizations, time, money, skills) do you feel are necessary
to achieve this?

In terms of resources, the most common response from interviewees involved the perceived
need for the City of Stoughton to take a leadership role in fostering an environment
conducive to redevelopment in the area. One interviewee stated that ‘landowners will look to
the city for leadership, and will make the required investments if they see the community
committed to a common vision’. This perspective was echoed by most, but not all, of those
interviewed. Other comments regarding City involvement included the need to ‘create a
buzz’ in the community revolving around redeveloping the area and continuing City
involvement after the planning process is complete.

Other resources interviewees identified as necessary for the area to realize its potential
included the need for investment capitol, the need to extend downtown improvements to the
east along Main Street, and publicizing loan and grant opportunities associated with
redevelopment. One interviewee also suggested using the Habitat for humanity model to
improve the housing stock in the area.

How does the Area relate to other areas in the community such as Downtown and
Mandt Park?

Virtually all of those interviewed thought that the redevelopment area relates well to
downtown due to its close proximity. Interviewees also indicated that the ability to walk to
downtown from the area was an advantage to residents in the redevelopment area and
downtown business owners. Many also indicated that the part of the redevelopment area
along Main St. needs to be perceived as a part of downtown.
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Regarding Mandt Park, most of those interviewed indicated that they did not see a
connection between the redevelopment area and the park. Some of those interviewed
suggested that a pedestrian bridge connection to the park would be ideal, but would likely
require altering land uses along the north bank of the Yahara River.

Interviewees who own property in the area were also asked if they had plans for their
property, and whether the City could be of assistance in achieving those future plans.
Virtually all of the property owners interviewed indicated that they either had future plans for
their property or were prepared to sell their property for redevelopment purposes. A number
of the owners also indicated that the city can play a critical role in their future redevelopment
plans by establishing a common vision for the railroad corridor area, and assisting property
owners in implementing the plan through developing public/private mechanisms to stimulate
redevelopment activities.

2020 Update
From charrette, downtown planning interviews, other?

S.W.O.T. ANALYSIS

2020 Update
Revise to incorporate analysis of comments from charrette and downtown planning

Vierbicher Associates Inc. and the Railroad Corridor Redevelopment Committee conducted a
Strengths, Weaknesses, Opportunities, and Threats (S.W.0O.T.) assessment of the redevelopment
area. Four separate assessments were conducted to analyze issues associated with the Main St.
Corridor, the Railroad Corridor, the River Corridor, and Existing Housing in the area.

While each of the four areas assessed maintain their own unique set of strengths, weaknesses,
opportunities and threats, some common themes can be identified throughout the assessments. In
terms of strengths, the area’s natural amenities and unique topography were identified as strengths in
all four assessments. Additionally, the area’s proximity to downtown, the success of previous
redevelopment efforts in the downtown area, and current redevelopment activities in the area were
all common strengths. The relatively large parcels under single ownership that are suitable for
redevelopment is another key strength, as this eliminates the need to assemble various properties to
establish a parcel suitable for redevelopment purposes.

As far as weaknesses were concerned, the most common weakness identified appears to involve
people’s perception of the area. The redevelopment area is not considered a part of downtown, in
spite of the fact that the northern part of the redevelopment area is along Main St. Previous land
uses along the corridor also create a perceived risk for redevelopment. This could be addressed
through an environmental assessment of properties suitable for redevelopment, and would allow
potential developers to understand any environmental risks that may exist in the area.

Perhaps the most common theme that came out of the opportunities assessment was the potential to
develop a bike and pedestrian corridor along the Yahara River and through the Railroad corridor that
would connect to the Yahara River Trail north of the redevelopment area. This was seen as an
opportunity that would take advantage of the river as a natural amenity and would further utilize the
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railroad corridor to connect the Yahara River in the southern part of the redevelopment area to
existing trails north of the area.

Another key opportunity theme involves the potential for redevelopment. All four of the
assessments identified prospective areas suitable for redevelopment activities, and none of the
prospects were in conflict.

Threats identified in the area were minimal, and the few that were identified can be effectively
addressed through the implementation of the redevelopment plan. Below is a summary of each of
the S.W.O.T. analyses performed by the Railroad Corridor Redevelopment Steering Committee with
maps showing each of the respective areas.
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Main St. Corridor

Strengths:

T

Downtown
revitalization efforts
to the west of the
project area have
been successful
Redevelopment in the
area already has
momentum (Tobacco
Junction, Laz Bristo,
Rail Depot, etc.)
Properties along the
corridor are suitable
for redevelopment
and some are
available for purchase
Area maintains
aesthetic character
and charm

Certain parcels in the
area have irregular
shapes and unique

topography

Weaknesses:

T

T

This section of Main
St. is not perceived to
be part of downtown
Stormwater retention
issues were identified

in the infrastructure analysis near RR tracks

North St.

shington St.

.
[

= Redevelopment Boundary

Legend

Main Street Corridor

Parcels In Main Street
Corridor

Parcels In Redevelopment

Boundary Not Included
In Main St. Corridor

Jefferson St.

Rail Corridor
Redevelopement District

Main Street Corridor

Past uses (fuel, lumber, rail, manufacturing) create stigma and perceived risk for

redevelopment

Any Street reconstruction or improvements will require relocating traffic from Main St.

Opportunities:
Properties are suitable for redevelopment, and many owners have envisioned redevelopment
or selling property for redevelopment
City has demonstrated success in establishing public/private partnerships along Main St.
Existing historic structures are unique in character

T

T

T

Threats:
Challenges to downtown from commercial and retail growth on the west side of the
community — there is a finite amount of consumer spending in the City of Stoughton’s trade
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Rail Corridor

Strengths:

+ Large parcels with few
owners are potentially
available and suitable for
housing and commercial
development

+ Rail corridor connects the

Yahara River in the
southern part of the
redevelopment area to
trails and natural areas on
the north side of
downtown

Weaknesses:

« Train traffic occasionally
disrupts car and
pedestrian traffic near
downtown

+  Noise from train traffic
can be disruptive for
some

+ Parcels along the corridor
are somewhat narrow and

awkwardly configured

= Parcels along the corridor

have limited access

Opportunities:

+  Commuter rail to
Madison, and potentially
to Milwaukee and
Chicago, create

lorth St.

h St.

fie
==
T

|

Jefferson St.

7th St.

Legend

EI Rail Corridor
|:| Redevelopment Boundary
I Rail Corridor Parcels

[ ] Redevelopment Parcels Not
In Rail Corridor

Hillside Ave.

Main St.

Park St.

<,
%
&

Redevelopement District o 100 °

Rail Corridor

Rail Corridor v

200 Feet

opportunities for transit oriented development
©  Trail in the existing right-of-way could connect the Yahara River to the south to existing
trails, natural areas and school on the north side of downtown
= Parcels along the corridor are suitable for housing and commercial development

Threats:

= Potential for increased train traffic will reduce auto and pedestrian access to downtown from

the east side of the City
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Existing
Residential

Strengths

T

Natural amenities
such as the river
and Mandt Park
make the area
attractive for
housing
Proximity to
downtown makes
shopping and
social options
convenient
Neighborhood is
walkable, with
unique
topography and
street
configuration
Older structures in
the area retain
character and are

attractive to certain household demographics

Weaknesses:
©  Many of the homes in the area are blighted and in need of repair

+  Older housing stock continues to deteriorate

L

Legend
Housing Corridor

In Housing Corridor

[__1Redevelopment Boundary
[ Housing Corridor Parcels
[ IRedevelopment Parcels Not

&
o =
g Clay St.
(0]
e
3
<

Garden Ave.

Moline

St.

Rail Corridor
Redevelopement District

Housing Corridor as

= Inconsistent land-uses result in housing adjacent to heavy industrial uses and outdoor storage

with limited screening

Opportunities:
+  Assets within the neighborhood present opportunities for investment in existing housing

stock

+ Increasing housing stock through conversion of certain buildings and parcels can increase tax

base with minimal infrastructure improvements

+  Proximity to downtown and the river make the area an attractive location for housing

Threats:
+ Housing stock in the area may continue to deteriorate without investment
+ Environmental issues may exist in certain parts of the redevelopment area
+ Rise in interest rates could dampen new interest in housing

31

A s s o ¢c 1 AT E s
Committed to Quality Service Since 1976






River Corridor

Strengths

River is a natural
amenity that draws
people

River corridor connects
to existing trails,
downtown, natural
areas and to Lake
Kegonsa State Park to
the west and the Rock

T

T

River and rural areas to Legend
the east River Corridor
. . [IRedevelopment Boundary
Corridor prov1des I River Corridor Parcels
means for active and 2 Parcels In Redevelopment Boundary

passive recreation, and
serves as a natural

wildlife corridor Rail Corridor
River does not have a
significant flood plain

SSEe

South St.

Academy St.

Not Included In River Corridor

Hill St.

Clay St.

Garden Ave.

Redevelopement District N

River Corridor +

where it flows through the redevelopment area
Large Parcels owned by single parties exist along the River

Weaknesses

T

T

T

T

Existing structures and land-uses along the river limit pedestrian access and the advantages
of the river

The River and Existing land-uses serve as a barrier preventing access to Mandt Park

No existing corridor along the river

Current land uses do not utilize the river as a natural amenity

Opportunities:

T

T

River walkway could connect the river corridor in the redevelopment area to the Yahara
River Trail

Pedestrian Bridge could connect the area with Mandt Park, providing pedestrian access
between the park and downtown

Canoe launch could increase community’s use of the river

Land uses that take advantage of the river as a natural asset can result in higher property
values

Potential exists to expand central city park space

Threats:

32

Environmental issues may exist along the corridor

Views along the corridor include the wastewater treatment plant
Incompatible land uses lower property values

Dam removal could change character of the river
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SITE ANALYSIS

The Redevelopment Plan for the Railroad Corridor seeks to take advantage of existing natural
amenities and the area’s close proximity to downtown, as well as utilizing creative planning to
overcome the challenges offered by the area. Although there are numerous blighted structures, there
appears to be potential for redevelopment activities to improve the physical characteristics and
increase the quality of existing housing stock and commercial properties within the planning area.

The Yahara River also offers a natural feature that is currently underutilized. Heavy industrial uses
on the north side of the river make access difficult, although there is a connection to the area on 8"
Street. The City of Stoughton’s Land Use Map proposes mixed-use development along the north
side of the Yahara River, which appears to be more consistent with the site’s natural features and
proximity to downtown than the current heavy industrial uses. The rather diverse array of property
uses within the redevelopment area creates challenges; particularly where heavy industrial uses abut
residential uses. Additionally, there appears to be little screening between the residential uses and
the heavy industrial uses in spite of Zoning Ordinance requirements for I-2 Heavy Industrial Zoned
properties that abut residential uses.

Another key feature to the redevelopment area is the Railroad itself. The corridor is undeveloped on
the west side and there appears to be potential to use this area to connect existing bike and pedestrian
trails in the City of Stoughton. The Northeast, Southeast and East Planned Neighborhoods shown on
the City’s draft Comprehensive Plan Land Use Map would benefit from a corridor that would
eventually connect the neighborhoods to the downtown. It is important to note that the rail line is an
active railroad corridor, and will likely remain so in the future. Thus, any redevelopment activities
along the railroad will have to take into account train traffic and the fifty foot right of way strips on
each side of the rail owned by the Department of Transportation.

Main Street on the northern border of the planning area is another key feature to be considered
throughout the planning study. Recent redevelopment activities in downtown Stoughton have made
the area an attractive destination with a diverse array of activities, storefronts, buildings, and people.
It would be ideal to promote redevelopment activities throughout the Railroad Corridor Planning
Area that take advantage of this space, as well as ensuring that the redevelopment of parcels along
Main Street creates a natural extension of Main Street itself. The vacant gas station and the gravel
parking lot on the north side of Main Street disrupt the continuity of Main Street, and create a lack of
connectivity between structures east of the railroad tracks and downtown.

Our analysis suggests that this area of the community is best suited for housing redevelopment with
commercial redevelopment along Main St. and possibly along South St. between 4™ St. and 8™ St.
The existing infrastructure is capable of accommodating additional housing, and the natural features
the area provides, combined with its proximity to downtown create amenities that are ideal for the
housing market. Existing heavy industrial uses in the redevelopment area should be transitioned out
to make room for additional housing opportunities. This may require some creative planning and
City involvement in terms of relocating some of the heavy industry to a more suitable location.
However, the costs associated with assisting in the relocation of industry in the planning area will
likely be less than the increased property values and corresponding tax revenues generated by using
the property in the area for additional housing. Additional housing within the redevelopment are
also has the added benefit of addressing the lack of housing supply identified in the Housing Market
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Analysis section. Therefore, the Redevelopment Plan will focus on transitioning out current heavy
industrial uses to be replaced with residential uses.

2020 Update

New information Sz { Formatted: Font: Not Bold

Add Riverfront Site Analysis
Add East Main Street Site Analysis

REDEVELOPMENT PLAN

2020 Update

Revise existing goals with 2020 update for each - - Formatted: Font: Not Bold

Add subsections for Riverfront Redevelopment goals and East Main redevelopment
goals

The redevelopment plan is constructed in an ‘action plan format’ that lays out a series of broader
goals developed by the Steering Committee to improve conditions in the redevelopment area.
Strategies are then attached to each goal to define the specific approach necessary to achieve the
required results. Each strategy also contains a set of objectives, which serve as specific
implementation mechanisms with measurable outcomes. An Action Plan Matrix is included as
Table 2 and is designed to serve as a reference guide for the redevelopment plan. This will allow
those involved in implementing the plan an effective way to organize, track, and measure the
effectiveness of implementation efforts.

In general, plans exhibit their value through the implementation process. A community can develop
the best possible plan but still garner poor results due to failure to develop the necessary
implementation mechanisms and leadership to see the plan through. The action plan format is
designed to address this by reducing each of the broader goals to a series of strategies and
measurable objectives that can be accomplished within a specific timetable by identified parties who
will take ownership over achieving each goal. This format should result in a redevelopment effort
that is fully understood and supported by the parties involved, and allows each party to implement
required actions accordingly.

Coordinate Redevelopment Efforts

This goal is designed to identify the parties responsible for coordinating redevelopment efforts and
implementing the redevelopment plan. The Railroad Corridor Redevelopment Steering Committee
was established to assist in creating the redevelopment plan, and should be maintained to ensure the
plan is implemented. The Committee should continue to meet on a regular basis to organize and
track redevelopment efforts and coordinate the actions required for implementation. This leadership
will be an essential ingredient in the plans success.

Additional coordination will be required with property owners in the redevelopment area, and the
Steering Committee can serve as a source of information for interested property owners. The City
Plan Commission and the City Council will also play a significant role in the redevelopment process,
and the Steering Committee can serve as a source of information for these citizen bodies. By
maintaining its involvement in the redevelopment process, the Steering Corgai he
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established party responsible for overseeing redevelopment and maintaining the required momentum
to see the process through.

Establishing a Community Development Authority (CDA) or Redevelopment Authority (RDA) to
serve as the coordinating agency may have additional benefits for the Redevelopment Area. A CDA
and an RDA have similar structures and powers. The primary difference is that a CDA
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includes all the powers given to Housing Authorities. If a municipality already has a Housing
Authority and wants to keep it as a separate organization, then it would create an RDA. If a single
organization is desired, the Housing Authority would then be dissolved and a CDA would be
created.

A CDA is created by the municipal government as a separate organization with its own governing
body. Only two members of the seven-member board can be local government representatives. The
purpose of the organization is to prevent and eliminate blighted areas within the local government
jurisdiction. It has the power to condemn property, buy and sell real estate, issue bonds, and enter
into contracts, among other powers.

A CDA or RDA are authorized by Sections 66.1333 (Redevelopment Authorities) and 66.1335
(Community Development Authorities) of the Wisconsin State Statutes. It is established by
resolution or ordinance of the local governing body, and governed by a seven (7) member
commission. In order to exercise the power of a CDA, a redevelopment district is established and a
redevelopment plan is prepared. The Railroad Corridor Redevelopment Plan could serve as the plan
for redevelopment that guides CDA/RDA actions. Information on CDA/RDAs is provided as
Attachment 1.

Facilitate Redevelopment of Blighted Properties in the Redevelopment Area

As indicated in the existing conditions report, a number of properties located in the redevelopment
area are blighted. The most effective tool cities in Wisconsin have to address blighted conditions is
Tax Incremental Financing, and a Mixed-use or Blight Elimination Tax Incremental District (TID) is
warranted to facilitate redevelopment in the planning area. By developing a TID, the City will
position itself to partner with existing property owners and foster redevelopment of the existing
housing stock and other parcels suitable for commercial and residential redevelopment.

Establishing a TID can help the City undertake public projects to stimulate beneficial development
or redevelopment that would not otherwise occur. It is a mechanism for financing local economic
development projects in underdeveloped and blighted areas. Taxes generated by the increased
property values that result from development and redevelopment pay for land acquisition, needed
public works, and public/private partnership mechanisms designed to stimulate redevelopment. A
TID also has the added value of tracking the financial feasibility of specific projects and the entire
redevelopment process as a whole.

Since the city is the only entity capable of establishing a TID, the plan calls for the City Council to
consider authorizing the creation of a Tax Incremental Finance District with boundaries similar to
the redevelopment area. Final boundaries for the TID would be determined by the City Council
based on an analysis of a variety of factors. Depending on the type of TID created for the
redevelopment area, the life of the District should be no more than 27 years and may be terminated
early if redevelopment efforts reach a successful conclusion.
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Establish Public/Private Partnership Mechanisms to Foster Redevelopment

With a Tax Incremental District in place, the City will be in a position to establish a series of
public/private mechanisms to foster redevelopment. For example, the City can use grant monies to
establish a Home Improvement Grant or Loan Program similar to the successful Facade
Improvement Program used to improve buildings in downtown.

Development Agreements are another example of the type of public/private mechanisms required to
facilitate redevelopment. A Development Agreement allows the City to partner with a property
owner in the TID to provide funding for projects that would otherwise not occur without assistance.
Redevelopment projects in general can be more expensive than green field developments in that
additional expenses may be involved with clearing dilapidated structures, addressing environmental
remediation concerns, and preparing properties for redevelopment. Development Agreements can
be utilized on an as needed basis to provide the required funding to make the development feasible.

Other public/private partnership mechanisms can include marketing redevelopment and adaptive
reuse opportunities in the planning area, and providing the critical public support to implement the
redevelopment plan. The timeline for these activities is difficult to establish as it depends a great
deal on the private sector’s interest in properties in the area. With Public/Private mechanisms in
place, however, the City will be prepared to participate in beneficial redevelopment activities when
they become available versus reacting to situations as the arise.

Eliminate Stigmas and Negative Perceptions Associated With the Area

A vast majority of the stakeholder interviewed during this process indicated that the redevelopment
area is perceived in a negative manner. Some interviewees went so far as to say that they avoid this
area while giving people tours of the community. Interviews also suggested that the redevelopment
area along Main St. is not considered a part of downtown, and stigmas relating to past industrial uses
of many properties are prevalent. While this may not necessarily be an accurate reflection of reality,
how people perceive the area will play an important role in its redevelopment. Therefore,
eliminating the stigmas and negative perceptions associated with the redevelopment area are
paramount.

A strategy for implementing a change in perception involves improving conditions along Main
Street within the redevelopment area to create the perception that it is a part of the downtown. A
streetscape plan consistent with the streetscape along the rest of Main St. should be implemented,
and existing property owners should work to make existing building improvements or to facilitate
redevelopment of underutilized and vacant parcels.

Past property uses in portions of the redevelopment area have been industrial in nature, which can
raise concerns with developers considering alternative uses for the property. Eliminating stigmas
associated with these past uses will be critical. Existing property owners should assess their property
conditions and work to address any environmental concerns located on their property. In general, a
Phase 1 environmental study can be an effective tool to identify any concerns that may need to be
addressed, and there are a number of public sector programs designed to assist in funding
remediation efforts if any are required. By fully understanding property conditions and addressing
any environmental concerns, property owners will be in a much stronger position to develop
property or sell property for redevelopment.
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Increase the Number of Housing Units Available in the Redevelopment Area

The combination of the area’s unique topography and proximity to downtown and the Yahara River
make the redevelopment area an attractive location for additional housing units. Developers have
already indicated an interest in redeveloping the Highway Trailer building to create condominium
units, and other areas are also attractive locations for housing projects. Existing infrastructure in the
redevelopment area is sufficient to service additional housing units, which means that new housing
and its corresponding property value can be created without a significant investment in new
infrastructure.

A strategy for increasing the number of housing units in the area involves identifying existing
buildings and parcels suitable for adaptive reuse and additional housing projects. Once these areas
are identified, marketing materials can be developed to provide information to parties interested in
redevelopment projects. Another key component will be evaluating the role of public incentives
through the TID to facilitate additional housing. Development Agreements will likely be required to
assist in projects that increase the number of housing units in the redevelopment area.

Another strategy proposed to accomplish this goal is the development of public amenities designed
to attract development and new housing stock. This is addressed more specifically below, and
involves using the Railroad corridor and the Yahara River corridor as amenities that make the
planning area more attractive for new and existing residents.

Replace Heavy Industrial uses with Additional Residential, Commercial, and Parks & Open Space
Uses

One of the largest challenges posed by the redevelopment area involves the incompatibility of
current land-uses. Heavy industrial uses are located directly adjacent to residential uses, creating
unfavorable conditions for both types of users. For industrial users the truck traffic bringing goods
to and from the facility can be a challenge, while residents in the area are subjected to manufacturing
noise and unattractive views due to the lack of screening between properties. The redevelopment
plan calls for a gradual phasing out of some of the heavy industrial uses in the planning area to be
replaced with residential, some commercial, and parks & open space uses.

Strategies for achieving this goal will involve assessing the current heavy industrial uses and
identifying alternative locations in the community for these types of uses. Objectives will include
working with existing heavy industrial users and property owners to identify their current and future
space needs, and developing opportunities for relocation that are beneficial to the industry from a
long-term financial perspective and meet the goals identified for the redevelopment area. Some of
the industrial uses may require relocation that may be funded partially through the use of Tax
Incremental Financing. However, there are also a number of large parcels currently zoned heavy
industrial that will require no relocation and will simply require rezoning to accommodate new

property uses.

Another key strategy will involve developing a parks & open space plan that takes advantage of the
Yahara River as a natural feature. Parks & open spaces, particularly along the river between 4%
Street and Dunkirk Ave., will result in an environment more suitable for housing than the current
uses that act as a barrier preventing access to the river. In the past, locating heavy industrial uses
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near a river was essential to provide power and move goods. As the nature of industry has changed
it is no longer necessary for heavy industrial uses to be located near rivers, nor is heavy industrial the
best and highest use of the property. By developing a parks & open space plan that takes advantage
of the river as a natural feature, property values in the area will increase and the community will be
able to take advantage of this natural asset. This is addressed more specifically in the next goal, but
the plan should provide sufficient detail, include cost estimates, and identify viable sources of
funding for plan implementation.

Utilize the Yahara River as a Natural Feature and Amenity

River way corridors provide a variety of amenities, such as attractive views, open space
preservation, and convenient recreation opportunities that are valuable asset for a community and its
residents. This can be reflected in increased real property values and increased marketability for
property located near the river and its corresponding open space. Developers also recognize these
values and incorporate open space into planning, design, and marketing new and redeveloped
properties. Natural open space and trails are prime attractions for potential home buyers as well.
Recent research shows that home buyers rate natural open space as either "essential" or "very
important" in their decision to purchase a home. Walking and bicycling paths also ranked high as
amenities that impact people’s purchasing decisions.

Developing a bike/pedestrian corridor and corresponding green space along the Yahara River
between 4 Street and Dunkirk Ave. is a goal established by the Steering Committee that will create
a valuable public amenity and increase property values in the redevelopment area. An increase in
property values generally results in increased property tax revenues for local governments. Many
arguments made for park and open space investment claim these acquisitions pay for themselves in a
short period of time, due in part to increased property tax revenues from higher values of nearby

property.

Providing access to the river also presents the opportunity to develop a pedestrian bridge across the
Yahara River near 8" Street to provide a connection to Mandt Park. A canoe launch may also be
established where 8" Street meets the river to improve river access and use. These public amenities
can stimulate additional housing redevelopment, resulting in higher overall property values in the
planning area and increased tax revenues for the community. This additional planning will require
an amendment to the City’s parks & Open Spaces Plan in order for these activities to be eligible for
State and Federal parks and open spaces funding.
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Utilize the Railroad Corridor and the River Corridor to Connect to the Existing Trail System

This goal seeks to utilize the existing railroad corridor and the proposed river corridor to connect to
the existing trail system located north of the planning area. The existing trail begins on the north
side of downtown and runs along the railroad corridor near N. Division St. to the city’s business
park. Extending this trail will provide additional bike/pedestrian recreational opportunities and
enhance the value of property located adjacent to the railroad corridor within the planning area.
Connecting these trails will also provide those living in the redevelopment area convenient
pedestrian access to the east side of downtown, and increase foot traffic for businesses located in the
area.

The identified strategies and corresponding objectives for this goal involve planning for the
development of the railroad and river corridor trails, and amending the City’s Trails Plan to reflect
these additional trails. By amending the City’s Trail Plan, the City can qualify for State and Federal
funding sources to offset some of the costs associated with developing the new corridor trails. The
State Stewardship Fund managed by the WI Department of Natural Resources, for example, can
provide up to 50% of the costs associated with land acquisition and bike/pedestrian trail
development.

Increase Commercial Activity along Main St.

Both the Steering Committee and many of those interviewed provided the opinion that the portion of
the redevelopment area along Main Street needs to be considered a part of downtown in order for
new and existing businesses to be successful. As a result, the Committee identified a need to
increase commercial activity along Main Street within the planning area as an important goal to
address this misperception. Strategies tied to this goal include extending streetscape improvements
that have occurred throughout downtown along Main St. in the planning area. This will serve to
visually connect this part of Main St. with the rest of downtown.

An additional strategy will involve redeveloping vacant and underutilized parcels such as the vacant
parcel on the east side of Main St. near 6 St. to create additional space for commercial activity in
the redevelopment area. Some momentum has already been established with a number of recent
projects in the area, although there are a number of vacant parcels where redevelopment will
enhance the area’s appearance.

Conclusion

Achieving the goals indicated above by implementing the corresponding strategies and objectives
will require a significant amount of cooperation between the City of Stoughton and property owners
within the planning area. We hope the redevelopment plan achieves the necessary support from
these parties and results in a series of incremental changes that accomplish the vision established by
the Steering Committee over time.

40 VIERBICHER

Committed to Quality Service Since 1976





REDEVELOPMENT PLAN IMPLEMENTATION /
FINANCIAL ANALYSIS

2020 Update
Update with Riverfront implementation plan

Update with East Main implementation plan

While the Goals, Objectives and Strategies described above provide the foundation for a viable
redevelopment strategy, more specific information is required to better understand the financial
implications of implementing the proposed redevelopment strategy. To accomplish this,
redevelopment activities have been identified by location and type as shown on Map 5. The
following is a listing of parcels that may be suitable for redevelopment and the type of development
that may take place.

1. Parcel # 472534 — Current Value $173,200
Building renovation potential — fagade improvement potential

2. Parcel # 80906 — Current Value $329,400
Building renovation potential — fagade improvement potential

3. Parcel #81101 — Current Value $213,100
Building renovation potential — fagade improvement potential

4. Parcel # 81012 — Current Value $211,600
Building renovation potential — fagade improvement potential

5. Parcel # 37230 — Current Value $175,900
Building renovation potential — fagade improvement potential

6. Parcel # 37132 — Current Value $100,700
Building renovation potential — fagade improvement potential — Parcel assembly potential

7. Parcels # 36900 & 36802 — Current Value $99,200 & $300 respectively
Development potential

8. Parcel # 03936 — Stoughton Trailers property with commercial use building along Main St.
Parcel could be divided to allow for continued heavy industrial use along the rail corridor and
commercial uses along Main St.

9. Parcel # 83207 — Stoughton Trailers property with existing commercial building along Main
St. and vacant space along the rail corridor. This parcel could be divided to allow for
continued commercial uses along Main St. with the rest of the property to be developed for
mixed uses.

10. Parcels #12015 & 12012 — Current Value $115,700 & 108,000 respectively.
Building is current vacant and used for storage. Development potential for commercial uses.

11. Parcel # 38631 — Current Value $98,100
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12.

13.

14.

15.

16.

17.

18.

19.

20.

21.

Parcel # 37418 — Current Value $26,100
Parcel is adjacent to large assembled parcel, but is currently in use.

Parcel #37623, #37730, #37847, #37945, #38051, #38159, #38373, #38588

Current Value of all parcels - $567,100

Parcels are available for sale, and possess redevelopment potential. Existing housing is
blighted. Close proximity to City Hall and to the rest of downtown make this parcel an
important element to maintain continuity along Main St. and exhibit potential for municipal
use.

Parcel #44624 — City-owned property. Wheel house adjacent to the river is available for
redevelopment.

Parcel #65227 — Current Value $69,100
Highway Trailer Building available for redevelopment

Parcel #43198, #43287, #65229, #67672, #67136, #66646

Current Value $1,163,100

Holley Moulding/Mill-Fab property. Any redevelopment of these parcels would require
business relocation. Costs associated with relocation will likely include existing property
acquisition, alternative site property acquisition, and relocation expenses.

Parcel #61106, #65138, #99601 — Current Value $521,500, $24,500, $71,500
Former Stoughton Trailers parcels suitable for housing redevelopment. Existing building
located on Parcel # 61106 may be suitable for adaptive reuse.

Existing Housing — Current Value of all existing housing in the redevelopment area is
$8,306,500. Home improvement funds could increase the quality and value of housing stock in
the area.

Main St. Streetscape Improvements — Purpose would be to establish continuity and alter the
perception that the planning area is not a part of Main St. Constraints include electrical wires
running throughout the planning area, the rail corridor, and the topography.

River Corridor Greenway and Bike & Pedestrian Trail

Pedestrian Bridge access to Mandt Park at 8™ St.

Based on 2004 property tax data collected from the City of Stoughton, the current value of land in
the planning area is $3,240,000. Improvements in the area are currently valued at $12, 181,600 for a
total property plus improvement value of $15,421,500. Considering that conditions in the area show
blighting and some parcels are vacant, there is potential to significantly increase property values and
corresponding tax revenues to the City by eliminating blight and promoting infill development on
vacant parcels.
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Sources of Financing Redevelopment

Financing redevelopment projects can be prohibitive for the private sector due to a variety of cost
barriers. Environmental remediation to prepare a site for development, and the elimination or
rehabilitation of existing structures are two examples of the types of additional costs that make
redevelopment financially challenging. However, the financial barriers to redevelopment are the
same barriers that perpetuate blighted conditions and further reduce property values, creating an
even more challenging redevelopment environment in the future. In order to make redevelopment
feasible from a cost perspective, it is important for the City to position itself to partner with the
private sector by providing financial tools that make redevelopment financially feasible.

Tax Increment Financing

The State of Wisconsin has addressed this issue by empowering communities to create Tax
Increment Finance Districts to promote the redevelopment of underutilized, obsolete, or blighted
areas. In order to create a TIF district, the City must determine that the expected development would
not occur without the establishment of the district. After that is determined, a boundary must be
established within which costs are incurred and new tax base is created. The area inside of this
boundary is known as the Tax Increment District (TID).

After setting up the district boundaries, the City must then identify the potential costs that are needed
to make new development feasible within the district. There are a variety of eligible project costs
associated with the creation of a TIF district. Any costs related directly to establishing or improving
a TID are eligible, while improvements outside of the TID can only be eligible if they service the
property within the district. Examples of eligible project costs include financing, infrastructure
development, real property assembly, professional services, and costs outlined in the project plan.

Property taxes are comprised of taxes collected by the local unit of government, the county, the
Technical College District and the State of Wisconsin. When a Tax Increment District is created, a
'base value' is established by determining the current value of real property located in the District.
The overlying taxing entities continue to collect their portion of property taxes on the 'base value'.
As property values in the District increase as a result of new development, redevelopment or
inflation, the additional value is captured by the Tax Increment District. This additional value is
called the 'tax increment' and can be used to fund project costs over the life of the Tax Increment
District. Once the District is terminated, all of the overlying taxing entities begin to receive property
taxes on the full value of property in the former District and benefit from the additional tax base
created as a result of the redevelopment facilitated through the Tax Increment District.

Creating a Tax Increment District for the Railroad Corridor Redevelopment Area can provide funds
to assist with the costs associated with redevelopment projects, and may also be applied toward
funding public improvements such as the proposed bike/pedestrian trail and the pedestrian bridge.
The City of Stoughton is in the process of developing a policy to guide the use of Tax Increment
Financing in the community, and the policy will have an impact on how this tool is used in the
redevelopment area.

Grant Funding

The City of Stoughton maintains a Fagade Improvement Program for the downtown area.
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Businesses located in the redevelopment area along Main St. would be eligible to apply for funding.
The program provides up to $5,000 in matching grant funding for approved fagade improvements.
Interested property owners should contact John Neal at City Hall for additional information.

Additional grant awards from Foundations, State and Federal sources can also be applied to certain
proposed projects within the area. Three programs that may be of particular interest include the WI
Department of Natural Resources State Stewardship Fund, Site Assessment Grant

program managed by the WI DNR, and the Brownfields Economic Development Initiative Grant
funding through HUD. Each of these programs are targeted to meet specific objectives that are
consistent with the proposed redevelopment plan.

The WI DNR State Stewardship Program was established in 1989 and designed to preserve
Wisconsin’s land and water resources and provide the land base and recreational facilities needed for
quality outdoor experiences. Traditionally, the Stewardship Program provides up to 50% of the
costs associated with awarded projects based on a competitive grant award basis. Grants are due
annually on the first day in May. This may be a viable source of funding for the bike/pedestrian
trail, riverwalk trail, and pedestrian bridge proposed in the redevelopment plan.

Due to the perceived risk of environmental contamination on a number of sites within the planning
area, grant funding that assists with environmental remediation may be good sources for outside
funding. The Brownfield Site Assessment Grant (SAG), for example, is a DNR program that helps
local governments conduct initial activities and investigations of known or suspected
environmentally contaminated property. The program provides small grants of $30,000 or less, and
large grants that range from over $30,000 to $100,000. The grant funds can be used to conduct
Phase I and Phase II environmental assessments, site investigations, demolish structures, and remove
underground storage tanks.

The Wisconsin Department of Commerce also maintains a Brownfields Grant Program that is
designed to provide grant funding up to 50%-80% of the costs associated with brownfield
redevelopment or site remediation activities depending upon the size of the project. Maximum
awards can reach up to $1.25 million. Grant funds are based on a project’s ability to promote
economic development and the level of environmental impact the project will have on the area. $7
million in funding was available in 2005, and since 1998 the Department has awarded a total of
$36.9 million to 89 different sites across Wisconsin. Applicants eligible for this award include the
City or private developers that may be interested in redeveloping a property that requires
remediation.

The Brownfields Economic Development Initiative (BEDI) is a key competitive grant program that
HUD administers to stimulate and promote economic and community development. BEDI is
designed to assist cities with the redevelopment of abandoned, idled and underused industrial and
commercial facilities where expansion and redevelopment is burdened by real or potential
environmental contamination.

BEDI grant funds are primarily targeted for use with a particular emphasis upon the redevelopment
of brownfields sites in economic development projects and the increase of economic opportunities
for low-and moderate-income persons as part of the creation or retention of businesses, jobs and
increases in the local tax base.
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BEDI funds are used as the stimulus for local governments and private sector parties to commence
redevelopment or continue phased redevelopment efforts on brownfields sites where either potential
or actual environmental conditions are known and redevelopment plans exist. HUD emphasizes the
use of BEDI and Section 108 Loan Guarantee funds to finance projects and activities that will
provide near-term results and demonstrable economic benefits. HUD does not encourage
applications whose scope is limited only to site acquisition and/or remediation where there is no
immediately planned redevelopment. BEDI funds are used to enhance the security or to improve the
viability of a project financed with a new Section 108 guaranteed loan commitment. Redevelopment
activities proposed in this plan may be ideal candidates for the BEDI program. A case by case
analysis would be required to determine whether this is a viable source of funding.

Loan Programs

There are a series of loan programs available for individuals who have limited access to
conventional sources of financing. Generally these programs are provided to individuals or families
that meet certain income requirements; usually those with incomes below a certain percentage of the
Dane County Median Income. Programs are also available for home improvements as well. Below
is a list of programs that provide direct assistance to property owners that may be of value to
residents in the planning area.

Down Payment Assistance Program

Loans offered through the Dane County Housing Authority for first time home buyers whose income
does not exceed 80% of the Dane County Median Income. Can use with other down-payment
programs.

608-224-3636 ext. 18.

Down Payment Plus Program

A down payment and closing cost assistance program for low and moderate income home buyers
whose income is under 80% of the median household income. This is a WI statewide program.
Lender must be a member of the Federal Home Loan Bank (FHLB) of Chicago and a participant of
this program. Can use with other down-payment programs.

1-888-318-4486.

Home-Buy

A down payment/closing cost assistance loan program for first time home buyers in Dane County,
whose income does not exceed 80% of the Dane County Median Income. If income is less than 70%
of County Median Income, can use with other down-payment programs. Can not use with

WHEDA Home Plus.

608-266-4223

REALTORS® Association of South Central Wisconsin Housing Foundation

A low interest, deferred payment loan to be used for down payment and/or closing costs for residents
of Dane, Sauk, Green, Columbia, lowa, Rock, Dodge, or Jefferson County whose income is below
80% of the County median income. Can use with other down-payment programs. 608-240-2800 ext.
303: Kristine Wiese or e-mail: Kristine Wiese

There are also a number of sources of financing that would allow the city of Stoughton to capitalize
a loan fund. Along with Tax Increment Financing, the City may be able to access Dane County
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Community Development Block Grant Funding to capitalize a home improvement program to assist
property owners with gaining access to low-interest financing.

Additionally, the Wisconsin Housing and Economic Development Authority (WHEDA) provides a
number of programs targeted toward expanding home ownership by offering innovative products
and services in partnership with others to link Wisconsin residents and communities with affordable
housing and economic development opportunities. WHEDA maintains a variety of loan and tax
credit programs for property owners, purchasers and small businesses. A specific program that may
be of interest is the WHEDA Neighborhood Revitalization Guarantee Program, which provides loan
guarantees to developers or small businesses that stimulate economic development in redeveloping
urban neighborhoods by developing or rehabilitating commercial or mixed-use real estate.

CONCLUSION

The Railroad Corridor Redevelopment area has a high degree of potential for infill and
redevelopment. Analysis suggests that there is a strong demand for additional housing in the City,
and the redevelopment area is a suitable location for new housing development and existing home
improvements. Improvements in the redevelopment area can capitalize on the revitalization that has
occurred in the downtown area and extend the revitalized core of the community along the railroad
corridor to the Yahara River.

The areas numerous strengths such as its proximity to downtown and the Yahara River, the unique
topography, the large parcels suitable for redevelopment, and the City’s willingness to play a strong
role in the redevelopment process will enhance the likelihood that the Steering Committee’s vision
for the redevelopment area will occur over time. Developers have already started examining the
redevelopment potential of specific parcels such as the former Highway Trailer Building on South
St., and the City is beginning to examine how most effectively to work with developers to facilitate
the redevelopment process. This plan and the included Action Plan Matrix should serve as a guide
to both the City and developers as this process moves forward.
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