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. Call to Order

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.

Redevelopment Authority of the City of Stoughton

Wednesday, October 10, 2018 @ 5:30 p.m.

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

Regina Hirsch, Denise Duranczyk, Carl Chenoweth, Ron Christianson, Brian Girgen, Roger
Springman and Lukas Trow

. Communications

. Public comments

. Approval of September 12 and September 24 minutes

. Finance report

. Old Business

PooT o

Marathon site update

Demolition process update and Phase Il environmental schedule

Blacksmith shop Structural Engineering Bracing proposal and possible action

Discussion on development process panel, project phasing and proposal evaluation form
Parcel Transfer process update

. New Business

a.
b.
C.

Revolving Loan program update and possible action on Chamber of Commerce membership
Discussion on website update scheme and possible action
Discussion on proposal for Historic Properties Development Initiative

Discussion regarding CIP and Operating budget

. Approval of Reimbursement request #1 for SAG grant

10. Agenda items for possible special meeting and regular meeting on November 14

11. Adjourn

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

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

If you are disabled and in need of assistance, please call 873-6677 prior to this
meeting.

Note: For security reasons, the front door of the City Hall Building will be locked after 4:30 p.m. If
you need to enter City Hall after that time, please use the Fifth Street entrances
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REDEVELOPMENT AUTHORITY MEETING MINUTES
Wednesday, September 12, 2018
Hall of Fame Room

Present: Regina Hirsch, Lukas Trow, Carl Chenoweth, Roger Springman, Dale Reeves, Brian Girgen

Others Present: Planning Director Scheel, Mayor Swadley, Kurt Straus, Alexander Cramer, Emily Bahr,
Peggy Veregin, Timothy Riley, Finance Director Fried|

Call to Order: Called to order at 5:30 p.m. by Springman

Communications
The group discussed the invoice from the City of Stoughton Chamber of Commerce regarding RDA’s
membership. Springman requested this be added to October 10" agenda as an action item.

Springman introduced Dale Reeves as a new member of the RDA replacing Ron Christianson.

Hirsch noted she had just received an email from Parks and Recreation Director Glynn stating the
economic outlook of the Whitewater Park has just been received.

Springman announced that the SAG Grant performance report was recently submitted.

Springman noted the bonding company for Earth Construction requested status of work and Gary Blazek
has fulfilled this request.

Springman noted he had met with Council Member Majewski regarding the transfer of the Public Works
and Powerhouse properties and will continue to work closely with the Council and the Landmarks
Commission in relation to this subject.

Public Comments
None.

Approval of August 8" Minutes
Motion by Chenoweth to approve the August 8" minutes, second by Girgen. Motioned passed 6 to 0.

Approval of August 15" Minutes
Motion by Chenoweth to approve the August 15" minutes, second by Girgen. Motioned passed 6 to 0.

Finance Report
Director Fried| provided a brief overview of the year-to-date August 31 financial statements for the

RDA and TIF No. 5.

Old Business items

a. Marathon site update

Springman noted he had the opportunity to talk with Mr. Nelson and asked him if the sale is going to
close. Mr. Nelson stated that he believes this can be wrapped up by 10/31. Mr. Nelson is planning on
doing no environmental work prior to closing. Discussion followed related to the likelihood of this deal
closing by 10/31. Another developer is interested, but waiting until this one expires.





b. JRB and WEDC grants update

Gary Becker provided a summary of the most recent Joint Review Board meeting and noted that were
no objections or concerns by any of the overlying taxing jurisdictions. Becker is currently working on the
Base Year Package due 10/31.

The Idle sites grant has been awarded and the contract has been signed. A press conference is
scheduled for 9/20 at 10:00 am.

c. Public Works and Powerhouse transfer update

Springman briefly discussed Council Member Majewski’s concerns related to the transfer of these
properties. Any existing issues and related costs will ultimately transfer to the TID(s), but need to
understand what those are prior to acquiring the properties. Hirsch inquired if anyone has considered
the associated costs with taking over the Powerhouse and what needs to be done to maintain structural
integrity. Straus discussed some of the issues he has noticed, but feels it is not in terrible condition. He
noted the retaining wall and bank needs to be addressed. Veregin mentioned the RDA should discuss
what work has been done on the Powerhouse with members of the Landmarks Commission. The
Landmarks Commission has a lot of historical information, but only maintenance information from the
past few years. An evaluation of condition is available, but it is not an in-depth evaluation and is likely 4
years old.

In summary, the RDA needs to determine the environmental condition of the properties and define
Whitewater Park activities vs RDA activities (at minimum a stabilized slope and removal of trees) and
possibly share these costs with the Whitewater Park. The RDA will need to clarify who is responsible for
the costs associated with the raceway and other power generation related items. There is an existing
FERC incense that will need to addressed prior to the transfer taking place. Director Scheel noted that he
does not believe it’s a valid license at this point, but there is some regulatory paperwork that will need
to be addressed. The RDA believes any necessary repairs to the Powerhouse should be taken care of by
the potential developers; however, an urgent need to stabilize may need to addressed immediately. If
repairs are to be undertaken, a plan of action will have to be agreed to by the City/RDA to assure the
work is done properly and in a timely manner. Chenoweth and Trow volunteered to work through the
details and create a working document identifying the issues that need to be addressed prior to the
transfer — A letter to the Landmarks Commission as a starting point.

Brian Girgen left at 6:10 for an emergency

d. Structural Integrity Report on Blacksmith Shop

Straus was invited to the table. Structural Integrity, Inc. was asked to put together a speculative opinion
of construction costs if the building is stabilized for future use. The scope of the work was to simply
identify the magnitude of effort needed to stabilize the building under the options discussed at the
August 8" RDA meeting. A brief summary of topics discussed are listed below

. A new area identified that may need some earth work to avoid erosion.
. Need to determine which walls to keep as bracing walls.
. Need to address air handler/mechanical unit as well to reduce unnecessary weight

on the roof.





. The North wall has a concrete retaining wall as part of its height. Could possibly
leave the concrete wall but take out the masonry.

° Straus believes $160,000 is a worst case scenario quote. Items can be trimmed to
reduce this budget. 25% of the number relates to the stabilization work itself. The
remaining costs relate to handling, recycling, disposal, etc.

° One option is to leave the steel skeleton standing and put the concrete roof tiles in
a stock pile to remain on-site.

. The scope of work is also assuming half of the brick can be salvaged which would
allow for emulating the original look of the building.

. The cost estimate does not include engineering fees which could be upwards of
$30,000.

. The budget also includes about a dozen rotted bases to the columns, but Structural
Integrity, Inc. has no real idea of the condition of the actual columns encased in
masonry.

° Discussion followed related removing the masonry, but possibly leaving roof in
place. This would of course add additional weight from snow, etc. and create more
wind resistance.

. Straus stated that he has no real idea how long the building will last at this point
now that the surrounding buildings are gone.

. Would need to add an additional $10,000-$15,000 for bidding.

° Engineering would take 2-3 weeks, bidding a month and construction another 1-1
% months.
e. Discussion on Next Steps for Blacksmith Shop

Decision guide provided by Springman related to the next steps for the Blacksmith shop. The guide was
subsequently added to the packet online. The RDA ultimately needs to determine the overall financial
impact of stabilizing the existing building and the actual revenue the building could possibly generate.

Possible use diagram handed out by Springman from an architectural drawing provided by Engberg-
Anderson. This document was subsequently added to the packet online.

Springman handed out a flyer documenting ways in which historic building shells can be used for public
and private sector uses — steel frame with open roof, steel frame with original roof, steel frame with
original roof and side walls, steel frame with original roof kept intact side walls installed and structure
placed inside. This document was subsequently added to the packet on online

It was ultimately determined that the RDA needs to have a good feeling for the future use of the
Blacksmith building prior to spending any additional money on salvage efforts.

Springman also discussed the next RDA meeting scheduled for September 24™. Gary Becker will
moderate a discussion between the RDA, Ed Linville, Eileen Kelly and Joe Krupp.

f. Discussion of proposal evaluation form
Springman summarized the discussion the group had related to the September 24" meeting and stated
additional edits may develop after that meeting. Hirsch stated that the RDA may want to add what type





of revenue is expected from the blacksmith shop, other retail sites that will mesh with the Whitewater
Park, and how the economic impact study of the Whitewater Park can be addressed in the proposal
evaluation form.

New Business items

a. Review of consulting fee expenses to date
Director Fried| provided a brief summary of consulting fees incurred to date.

b. Discussion and possible action on fencing contracts
Motioned by Chenoweth to reauthorize 12 month contracts effective for all three fences as they
become available, second by Reeves. Motioned passed 5 to 0.

Agenda items for next regular meeting and possible special meeting on October 10
Identify potential developers with green building experience who have done preservation work on
historic properties before.

Adjourn

Motioned by Chenoweth to adjourn the meeting, second by Trow. Motion passed 5 to 0 to adjourn at
8:20 p.m.






Debbie Blaney

From: hotpeppers2@charter.net

Sent: Friday, September 21, 2018 9:36 AM

To: Debbie Blaney

Cc: ‘ctchenoweth@charter.net’
“Subject: Another Packet Item for Oct 10th

Attachments: image.png

Debby--

Please include this e-mail as a packet item for Oct. 10th.

Chairperson Springman, Vice-Chairperson Chenoweth, Alder Hirsch, and Alder Durancyzk:
{my apologies: | don't have Carl Chenoweth's email. Roger, if you could forward this to him | would appreciate it)

I would like to present to you —and the full RDA at your next meeting — an idea for an alternate solution for stabilizing
the “Blacksmith Shop” building, one that is minimally invasive, that preserves the building relatively intact presenting an
appealing appearance to potential developers, and that should be a minimal investment to the RDA (presenting a
significant cost savings against the options that have been investigated so far). '

You are in a difficult position right now: needing to make decisions about doing work on the building and potentially
spending many thousands of dollars, before you have {or knowing that you will have} a developer onboard to take over
and rehabilitate the building.

My proposal: instead of spending that money and moving forward with extensive masonry demolition — instead brace
one or more of the existing- masonry wails, leaving everything in place. Such bracing should get the building through the
winter and more importantly keep it intact while a developer is being sought. (see image below for an example of what
I mean. this is a building in Madison currently being rehabilitated)

Of course there are no guarantees that the building will survive the winter unscathed but the risks are relatively low and
the cost savings are high, and if part of the building comes down we are in no worse situation than we are right now-
especially considering you are contemplating taking down masonry walis.

Pros:
* minimally invasive bracing keeps the building intact
» Significant cost savings
*  Avoid masonry wall deconstruction that could prove to be controversial (those opposed to keeping the
building or spending City money to keep the building, will surely balk at the City spending money to demolish
walls and roof just to keep a structural shell)
®  Anintact building may be more appealing to a potential developer, giving them options for what they want
to do with the building
*  The developer who takes on the building, deals with existing conditions — not the City
¢ The City does not pay for partial deconstruction. If partial deconstruction is needed as part of the
rehabijlitation, the developer takes on that responsibility -

Cons:

*  Securing the site will take on a greater priority and significance
¢  There is some risk that the building may suffer some type of failure of masonry wall(s) over the winter
1






Addressing these “cons”:
* some might say that securing the site to the highest degree possible is desirable anyway. A highly secure
site demonstrates that the RDA takes public safety very seriously
¢ if masonry wall(s) fall, the result may not be significantly different that the current option under
consideration to take down the walls
* ifmasonry wall(s} fall, the site is secured so safety risks are already mitigated
* if masonry wall(s) fall and no developer is found, full demolition can be easily considered
* if masonry wall(s) fall and a developer takes over the rehabilitation of the building, the developer deals with
the existing conditions — not the City

I appreciate your consideration and look forward to discussing this idea with you.
Peggy

Pegpy Veregin
847.323.1622
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Executive Summary

Whitewater parks are an increasingly credible development option for those
communities along rivers seeking to create alternative recreational options and reclaim
important natural amenities within their purview. One such effort is taking place in
Stoughton, Wisconsin. The proposed Stoughton Whitewater Park will develop a 900
foot stretch of the Yahara River into a whitewater venue that is anticipated to have
subtle, yet dramatic, impacts on its downtown while providing an important
recreational resource for the residents and visitors within its market boundaries. Once
completed, the Stoughton Whitewater Park will be owned and publicly operated by the
City.

In this report, we outline the potential market-based economic impacts associated with
this proposed whitewater park. First, we assess the market for kayakers within short
and long-term drive-times with comparisons to a variety of whitewater parks in other
locales across the US. We then apply this market assessment to develop an estimate of
whitewater park usage which is then matched with defendable estimates of visitor
expenditures at the park and in the surrounding retail and service markets of Stoughton
and throughout Dane County. This serves as the basis for economic stimulus thus
allowing an estimate of economic impacts. Highlights of our findings include:

1. Conservative estimates suggest that there are at least 30,000 kayakers within a
30-minute drive time to the proposed Stoughton Whitewater Park and 82,000
within 60 minutes. This is of a total population of 400,000 and 1.2 million
respectively.

2. Within three hours of Stoughton, there is a total population of nearly 6 million
with estimates of this including nearly 434,000 kayakers and over 1 million
canoeing enthusiasts.

3. Looking at recent studies that examined 10 other whitewater parks across the US
suggests that kayakers spend, on average, over $68 per day on their recreational
pursuits. Expenditures could include trip-related spending for food, lodging,
automotive, recreational equipment, clothing and supplies among many other
items.

4. Certainly, market sizes of whitewater parks vary considerably but average
kayaker use from these studies suggest that annual visitation is nearly 15,000
visits per year for annual spending that exceeds $1 million USD.





10.

The proposed Stoughton Whitewater Park is analogous to other whitewater
parks across the country in drop, release, length and other notable issues
associated with whitewater rapids from a recreational asset quality perspective.

Development of the Stoughton Whitewater Park is expected to initially draw
local kayakers and canoers. With continual site improvements combined with
targeted marketing and solid word-of-mouth reviews, use is anticipated to grow
in a like fashion to other comparable whitewater parks to attract increasingly
large visitor numbers from farther reaches of its market boundaries.

Using Stoughton drive-time boundaries to estimate market size can provide
specific estimate of potential visitation and visitor spending. If kayakers within
30-minutes visit the Stoughton Whitewater Park once per year, spending will
exceed $2 million USD. Extending this market boundary to 60-minutes, this
estimate of potential spending increases to over $5.6 million USD annually. And,
if extended to 120-minutes (including Milwaukee and the nearby suburbs of
Chicago), this estimate of potential spending increases to nearly $30 million USD
annually.

Depending on additional park components, economic impacts will be generally
limited to warm weather months of May through September. Further, these
increased receipts are likely to relate to higher visits on weekends. In total, the
operation would be available for users 40 to 80 days per year, weather
permitting. Revenues generated from the operation would be related to
kayak/canoe rentals, lessons, and entrance fees (if any).

Non-market economic benefits within this region could involve hedonic
premiums placed on real estate values due to the presence of river-based
amenities. These increased property values will provide capital appreciation for
owners of land in Stoughton. Further, development of the Whitewater Park is
likely to generate improved river system function for fisheries and ecosystem
function.

The Whitewater Park should have a marginal direct benefit on business in
Stoughton that are operating on days that the park is open. Local restaurants
may see increases in seats occupied, lodging operations could generate room
night sales, and retail stores and services may see increased sales, especially
those selling sports attire and goods. To generate economic impact, the
businesses must be open and participate with other businesses to promote their
products and services related to the interests of the whitewater enthusiast.
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Potential Economic Impacts of a Proposed Whitewater Park:

A Market-based Case Study of Stoughton, Wisconsin

1. Introduction

Over the past half-century, parks and recreation departments in concert with city
planners, locally elected officials, and chambers of commerce across the Upper Midwest
have worked diligently to recapture the streams and rivers running through their
downtowns. The benefits of this are far-reaching. From adjacent property value
enhancements to stimulated demand for local business output resulting in increased
local household incomes, rivers are certainly much more than avenues for flood control
and transportation. Rejuvenated river towns are witnessing a rebirth in vitality as
people reacquaint themselves with more natural open spaces facing the water.
Examples across Southern Wisconsin abound and include Sauk City - Prairie du Sac,
Baraboo, Jefferson and Fort Atkinson, to name a few. Often, the focal point of these
downtowns has become their riverside location with parks and water becoming more
in-tune with demands for local restaurants, taverns, accommodations, and specialty
shops.!

Recreational use of rivers has been a constant over the years. This is particularly
so for the mill ponds held up by small dams and the free-flowing water that results
downstream. The North American mid-continent has thousands of small and mid-
sized dams that were generally installed during the late 19t and early-to-mid 20th
Century for flood control and power generation. Water cascading over whitewater
rapids has been an important part of the landscape of the Upper Midwest from Sault

Ste. Marie, Michigan to Sioux Falls, South Dakota. These flowing waters have also

1 This is one of a variety of community development strategies recognized as following an “amenity-
driven growth” approach which is gaining interest as a fruitful area of research, practice, and literary
pursuit (c.f. Cherry and Rickman 2010; Green et al. 2005). A popularized discussion of how water plays a
role in successful cities can be found in a recent edition of Outside magazine (August, 2018)
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increasingly intrigued recreationists during the recent past 2. Kayaking, canoeing, and
rafting have been shown to be increasing as outdoor recreation activities in recent
recreation demand studies. Indeed, roughly 25 percent of Wisconsin residents 16 years
and older partake in these three activities (Wisconsin, State of 2011). This accounts for
just over 1,000,000 Wisconsin residents. Additionally, the same study estimated that
roughly 428,000 Chicagoans come to Wisconsin to canoe, kayak, and raft every year.
Certainly, the demand for this type of outdoor recreation is increasingly large.

Parks that cater to whitewater enthusiasts present a unique and interesting
community resource. Historic examples abound with one of the likely most well-
known and natural venues of the sport since the 1950’s being Interstate State Park and
the Dalles of the St. Croix River as it flows past Taylors Falls, Minnesota and St. Croix
Falls, Wisconsin (City of Taylors Falls 2011). Other examples of developed whitewater
parks across the Upper Midwest include the Wisconsin River as it passes through
Wausau, WI (WKCC 2015); the Cedar River and Charles City, lowa (Miller et al. 2011);
the Huron River and several Michigan communities including Ann Arbor (Isely et al.
2017); the Grand River as it runs through Grand Rapids, Michigan (Watkins and Bowers
2014) and the Crow River as it passes through Watertown, Minnesota (Schnieder et al
2015) to name just a few.

The case which provides the geographic focus of this report is represented by a
proposal to develop a portion of the Yahara River by the city of Stoughton, Wisconsin.
The Stoughton Whitewater Park is planned to encompass a 900 foot stretch of the river
as it passes just south of downtown in what is now Riverside Drive Park and its
adjacent downstream Mandt Park. The most recent version of the site plan for this

venue is shown in Figure 1.

2 While early travelers of the North American continent saw whitewater rapids as an impediment to
navigation and developed the “portage” to circumnavigate, more recent perspectives of whitewater
rapids as recreational assets have gained popularity. The interested reader is referred to discussion here
and here with more discussion of organized rapids guides in Bennett (1996) or McGinnis (2005) .
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Whitewater parks are constructed around areas with elevation change.
Depending on the water flow and what class rapid is wanted, eight to twenty-four
inches of drop in elevation is required to create a rapid. Dams are a logical location for
placement of whitewater parks since they are also built in locations with elevation
changes. The Stoughton dam has nine feet of elevation change from the Stoughton
Millpond downstream to the Yahara River. This elevation change is sufficient to create a
whitewater park. This location also works with the State of Wisconsin riparian laws
since the City of Stoughton owns land on both sides of the river from the dam
downstream over 1,300 feet.

Recreation Engineering & Planning (REP) from Boulder, CO was selected to
develop a conceptual plan for the area in February of 2018. They presented City of
Stoughton staff with three options for a whitewater park in Stoughton including (1)
dam removal, (2) dam in place with in-stream features downstream of the Stoughton
dam, and (3) bypass channel. After discussing the options internally and having initial

discussions with stakeholder groups, the bypass channel option was selected. In this





option, the current dam would be maintained but experience lower water flowage due
to the existence of a bypass channel in which water would be diverted through a series
of rapids. This bypass is what constitutes the whitewater park venue. The reasoning
behind this was to minimize impact to the water levels upstream of the Stoughton dam
while still creating a destination for paddlers.

This park rehabilitation project is still on the drawing board and is anticipated to
cost over 2 million dollars to be completed within the next few years. After completion,
the facility will incur operating revenues and expenses, that may or may not break even.
Revenues might include equipment rental, concessions, special events and related
registrations, camps, and other incomes. Likely expenses will include maintenance and
repairs, administrative expenses including insurance, marketing, energy, and payroll.

Once completed, the effects of such a whitewater park will bring benefits to
Stoughton and its surrounding region. This topic provides the impetus for the work
contained in this report. Here, our problem is to develop estimates of potential market-
based economic impacts of a whitewater park in Stoughton. We will outline the
experiences of other similar whitewater parks developed during the recent past across
the United States. Our attention will focus on the documented economic impacts
associated with these whitewater parks. In doing so, we will glean specific
characteristics and data to develop a general estimate of expected visitation and
potential spending resulting from this visitation. This will serve as a basis upon which
we can arrive at a defensible range of anticipated economic impacts specific to the
Stoughton Whitewater Park. Other comparable Whitewater parks need to be analyzed
carefully to ensure an apples-to-apples comparison. In particular, it will be important to
acknowledge differences in length of season as influenced by climate. Also, comparable
facilities need to offer similar challenge, thrill, and duration of experience

Market-based benefits provides the scope of our quantification work. While non-
market benefits are important and will be discussed, this will be done only conceptually

with the impact assessment limited to use values and market-based benefits.





2. Approach Used to Estimate Potential Economic Impacts

It is important to note the obvious fact that data detailing characteristic use of
this whitewater park do not exist because the park does not exist. Thus, any results
found herein should be understood to be nothing more than an educated estimate
based on the best available alternative and applicable data. A case study approach will
be employed to utilize available data with a plan to return with a longer-term study
plan to assess change over time. Specifically, we will develop estimates using a meta-
analysis of results from a variety of published documents combined with comparative
demographic data pertinent to the Stoughton, Wl region. We also apply data on
participation rates for kayaking from the demand study portion of a recent Wisconsin
Statewide Comprehensive Outdoor Recreation Plan, or SCORP (Wisconsin, State of
2012).3 This then leads to an estimated range of expected usage. We then will employ
expenditure patterns from related research combined with expenditure pattern data
from similar parks elsewhere to develop an annualized estimate of visitor spending.
This will then become an estimate of the impact on the local and regional economy
which will serve as a basis for an overall estimate of regional economic change
(Crompton 2010).

In pursuing the available and pertinent literature, we did uncover a variety of
peer-reviewed manuscripts that addressed whitewater parks as an increasingly
important component of local recreation (c.f. Benson 2015; Kainzinger et al. 2017;
Loomis and McTernan 2015; Stephens et al. 2015; Yoachim 2005; Jones et al. 2000; Wu
and Liang 2011). While these contributions did focus on a variety of related topics
dealing with property rights, legal issues, conceptual development, and an interesting
array of non-market benefit assessments, they were not directly relevant to our need to

estimate market impacts based on whitewater park user characteristics.

3 Statewide Comprehensive Outdoor Recreation Plans (SCORPs) have been done in each US state and are
normally updated every five years. In Wisconsin at the time of this writing, the “new” Wisconsin SCORP
(2018-2023) was not yet published so we have reverted to use of the most recent published in 2012 (2011-
2016).
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This said, we also found an array of study reports for specific whitewater park
assessments that appear as appropriate for comparative purposes. The available
literature useful to this assessment can be safely characterized as “gray”. Namely, it is
found in consultancy reports and planning analyses that, while educated, were not
formally peer-reviewed. These reports were typically done by university extension

specialists and/or private consultants. These study reports are summarized in Table 1.

Table 1. Reports that addressed and estimated economic impacts
of various whitewater parks in the United States

Location Reference*

Grand Rapids, MI Watkins and Bowers (2014)
Ann Arbor, MI Isley et al. (2017)

Watertown, MN Schneider and students (2015)
Charles City, IA Miller et al. (2011)
Skowhegan, ME O'Hara et al. (2016)

Siloam Springs, AR Deck and Jebaraj (2016)
Durango, CO RPI Consulting (2006)

Fort Collins, CO Loomis and McTernen (2011)
Golden, CO Hagenstad et al. (2000)
Steamboat Springs, CO Raucher et al. (2005)
Cascade, ID Braak (2012)

Willamette Valley, OR ECONorthwest (2015)
Reno/Truckee, NV TRRP (1999)

* complete reference can be found in the Literature Cited section later in this report.

Important attributes of context are needed for these studies to be useful for
application to the Stoughton, Wisconsin situation. Certainly, market size and proximity
to demand centers is important. Also, the design of the whitewater park and its
comparison to usage of other similar parks requires assessment of usage types. While
other parks may offer additional amenities catering to other recreational uses (such as
tubing and mountain biking), our assessment of visitation is constrained to the context

of kayaking and canoeing usage.

11





Also, upon opening, growth in visitor numbers will require both site quality
maintenance and appropriate marketing. While the former will certainly happen with
diligent recreation management practices, the latter requires advertising, networking,
and solid word-of-mouth from influential sources. One of the few useful trajectories in
growth is documented in the example from Ann Arbor, Michigan --- Gallup Park and
Argo Park on the Huron River (City of Ann Arbor 2017; Isely et al. 2017). Developed
during the 2000s and open since 2010, this canoe and whitewater park provides a close
parallel situation to the Yahara River and Stoughton Whitewater Park. From livery
records, the growth in people using canoes and kayaks on the Huron River in Michigan
is tracked in Appendix A (Figure Al) as is a summary of livery expenses and revenues
(Figure A2). This can assist in our projections of how usage should progress once the
Stoughton Whitewater Park opens; projected to occur in 2021.

Our assessment is built on both visitor numbers and individual expenditure
patterns in the Park and in the community. Use of expenditure patterns by visitor type
from other studies are likewise subject to context and serve as a basis for market-based
stimulus to local businesses. While categories of visitor spending vary widely in the
studies found in Table 1, we will standardize using proportions found in a recent study

of canoers looked at to examine Wisconsin state park impacts (Prey et al. 2013).

3. Stoughton and the Market for Whitewater Parks

Stoughton, Wisconsin is an exurban municipality of about 13,000 people in close
proximity (within 20 miles) to Madison, WI. Certainly, the Madison region of roughly
400,000 urban residents and a metropolitan area of almost 650,000 serves as a logical
market area. Combine this with the regional uniqueness of a whitewater park nearby
both Milwaukee (roughly 75 miles distant with a metro population of 1.6 million) and
Chicago (roughly 120 miles distant with a metro population of 9.5 million) and the
effective market area grows dramatically. Our demographic work compares and
contrasts the Stoughton market region with other regions that have comparable

whitewater parks.
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For context, the location of Stoughton, Wisconsin relative to various markets can
be assessed using drive-time analysis. This is made possible using ESRI products. The
geographic information system provides drive-times in terms of average traffic and
highway conditions and when centered on Stoughton, Wisconsin, is summarized in

Figure 2.

S .
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Figure 2. Long-term (left) and short-term (right) drive times to the proposed Stoughton
Whitewater Park from surrounding geographies (ESRI).

Drive-times from proximate geographies are shown in Figure 2 for long-term
travel (left side) and short-term travel (right side). Note that the short-term 30-minute
distance ring covers most of the Madison region up to Sun Prairie and Waunakee,
Wisconsin and extends southward to the northern parts of Janesville, Wisconsin. The
population within this 30-minute ring is 403,808 according to 2010 US Census
(converted by the ESRI Business Analyst Desktop).
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The long-term 2-hour distance ring (left side of Figure 2) suggests the potential
for a broader Stoughton Whitewater Park market. While the 30-minute distance ring
covers the Madison metropolitan region, a 2-hour drive-time to Stoughton extends to
Milwaukee, Tomah, and Wausau, Wisconsin, Dubuque, lowa, and the Illinois cities of
Rockford down to the northeastern suburbs of Chicago. This broader market includes a
population within the long-term ring of nearly six million (5,943,007) according to the
2010 US Census (converted by ESRI Business Analyst Desktop).*

For comparison, the whitewater park cities found in Table 1 have various
regional markets. While we did not conduct drive time analyses for these geographies,
a gross assessment of populations and proximate urban regions are summarized in
Table 2. Note from this Table that roughly close market analogues can be found in
several of the case examples where whitewater parks have been analyzed. In particular,
Ann Arbor, Michigan and the Colorado case of Golden appear to be particularly useful.

Limiting our assessment of alternative whitewater park case studies on those
locations where whitewater parks are completed. Characteristics of completed and
operating whitewater parks are summarized in Table 3. It is interesting to note that the
proposed Stoughton Whitewater Park at a length of 900 feet and a vertical drop of 9
feet, while at the low end of the range, compare favorably with other whitewater parks.
Also note from Table 3 that the Ann Arbor, Michigan case example provides an
interesting comparative whitewater park and canoeing river to the Yahara and

proposed Stoughton Whitewater Park.

4 This provides a brief snapshot of the ESRI Business Analyst Desktop results and, for brevity, we
highlight only population estimates. Other relevant information includes rough estimates of
entertainment and recreation spending of the population; a portion of which could be used for kayaking
on the Stoughton Whitewater Park. For instance, estimates suggest that within the short-term 30-minute
travel ring, average household entertainment/recreation spending was just over $5,000 with an annual
total of over $500 million. Within the 60-minute ring, the average household entertainment/recreation
spending was lower with a total of roughly $1.5 billion. And finally, within the 120-minute ring, the
average entertainment/recreation spending was almost $3,500 with a total of over $8 billion annually.
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Table 2. Whitewater parks found in Table 1 with population and nearby-city data

City . Region o
Population Population Nearby Cities

Cascade, ID 723 9,897 Boise (1.5 hr~)
Watertown, MN 4,298 95,562 Minneapolis (~1 hr), St. Paul (1.5 hr)
Charles City, IA 7,496 16,004 Rochester (1.5 hr), Cedar Rapids (~2 hr), Des Moines (~2.5 hr)
Skowhegan, ME 8,397 51,363 Portland (1.5 hr), Boston (3 hr~)
Steamboat Springs, CO 12,336 23,239 Denver (~3 hr), Boulder (3 hr~),
Durango, CO 17,817 51,917
Siloam Springs, AR 16,095 525,032 Tulsa (1.5 hr), Springfield (2.5 hr), OKC (3 hr), Little Rock (3 hr~)
Golden, CO 20,268 2,599,504 Denver (0.5 hr), Boulder (0.5 hr), Fort Collins or CO Springs(~1.5 hr)
Oregon City, OR 61,299 2,226,009 Portland (0.5 hr), Vancouver (0.5 hr), Salem (~1 hr), Eugene (1.5 hr)
Ann Arbor, MI 118,087 344,791 Detroit (0.5 hr), Lansing (1 hr), Toledo (1 hr), Cleveland (~3 hr)
Fort Collins, CO 157,251 305,525 Boulder (1 hr~), Denver (1 hr~), Colorado Springs (2 hr~)
Grand Rapids, MI 193,887 988,938 Lansing (1 hr), Ann Arbor (2 hr), Detroit (2.5 hr), Chicago (~3 hr)
Reno, NV 237,121 425,417 Sacramento (2 hr~)

Table 3. Characteristics of completed and operating whitewater park projects

City Water Flow* Operator Vertical Drop Rental/Concession Length/# Drops** Level
Ann Arbor, MI 100-300 City na Yes/Yes 1050/9 -1
Cascade, ID 400-3,500 Private na Yes/Yes 1250/na 111
Charles City, IA 200-5,000 City na No/No 1200/3 I
Durango, CO 500-6,000 City na No/No 1430/na II-11T
Golden, CO 250-1,000 City na No/No 800/na v
Siloam Springs, AR na City 5 No/No 700/2 I
Steamboat Springs, CO  200-6,000 City 7.7 Yes/No 16,000/ na 1II
Wausau, WI 650 City 35 Yes/No 1850/6 II-111
Reno, NV 700-3000 City na Yes/No 1400/5 +1200/6 11-111

*  Water flow is measured in cubic feet per second

** Length and # drops reflect venue length (in feet) and number of drops (number of pools) of each venue.
“na” indicates data not available.

Source: American Whitewater and/or reports listed in Table 1.

Turning our attention to the Stoughton market drive-time assessment, we have
an interesting set of market sizes depending on drive time and type of use. Due to the
lack of primary data, we simply apply participation estimates from the recent SCORP
(Wisconsin, State of 2012). Participation estimates for kayaking, canoeing, and rafting
are applied to the various populations of the Stoughton Whitewater Park market and

are summarized in Table 4. Note from this Table that when extended to the three-hour
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drive time boundary, estimates suggest the relevant extent of the whitewater market for
kayaking, rafting, and canoeing to encompass some 2 million people.> The question
then becomes how successful the Stoughton Whitewater Park will be in penetrating this
market given competition both regionally and nationally from other larger and more
challenging destinations. What might its competitive niche be? These questions should
be addressed in future work to develop a comprehensive marketing plan for the

proposed Stoughton Whitewater Park.

Table 4. Participation rates specific to Wisconsin residents participating in various
recreational activities reflective of populations within various drive-times of
the proposed Stoughton Whitewater Park.

2010 population within drive-times**

L . . . 0-30 min 0-60 min 0-120 min
Participation rate of Wisconsin residents by
relevant user groups: * 403,808 1,120,974 5,943,007
Canoeing 17.90% 72,282 200,654 1,063,798
Rafting 9.20% 37,150 103,130 546,757
Kayaking 7.30% 29,478 81,831 433,840

*  Source: 2011-2016 Wisconsin Statewide Comprehensive Outdoor Recreation Plan, Chapter 2
(Wisconsin, State of 2012).
** Drive time rings from Figure 2 regional delineations and US Census data converted by ESRI
Business Analyst Desktop. Total populations by region found in row just below drive-times.

5 The application of these statewide participation rates to the Stoughton drive-time boundaries could
provide pause. In response to this criticism, we would point out that the use of Wisconsin statewide
estimates of recreation participation to the Stoughton drive-time markets is likely conservative given the
youthful exuberance of the Madison region. We would argue that water-based recreation rates across the
board (and kayaking in-particular) would likely be higher. Of course, further research would be needed
to confirm this hunch.

16





4. The Potential Economic Impacts of Trip-Related Expenditures

Usable expenditure patterns and annual visitation were outlined in the various
reports listed in Table 1. While estimation methods varied widely, if we simply took a
macro approach and averaged all visitation numbers and expenditure patterns for
specific users, we could generate an “average” of the averages reported in each report.
Such a summary is found in Table 5. The obvious problem with this approach is that it
completely glosses over the variety of analytical methods, sample sizes, and definitions
associated with user groups. For our purposes, this can be best-viewed as a gross
starting point for our estimate. It also provides context for the subsequent calculations
of visitor expenditures. Given that the Stoughton Whitewater Park will cater primarily
to kayakers, we will apply the average daily expenditure for kayakers in subsequent

calculations.

Table 5. Expenditures and Visitation Levels of Whitewater Park Visitors*

Daily Total Annual
Population Expenditure =~ Annual Visits Expenditure
Average kayakers $68.40 14,911 $1,019,935
Average tubers $24.60 22,760 $559,896
Average of all users $65.97 44,376 $2,927,601

* From the reports listed in Table 1, we averaged only those user types that were relevant to
the Stoughton application. Kayakers and tubers were listed as uses in a limited number of
studies and the sample averages reported were then averaged. All users average includes
more types of use thus this is not the simple sum of the two.

Note from this Table that average daily expenditures and annual visitation
figures specific to kayakers lead to an average total expenditure of just over 1 million
USD. This provides context to subsequent estimates that are specific to the Stoughton
market for kayakers that represent values for the Stoughton Whitewater Park. This
contrasts with an average combined value of 37,671 kayakers and tubers using the
liveries on the Huron River near Ann Arbor. Were we to use this value as a base for

application of the growth trend from the Ann Arbor work, we could generate the
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projected trend in visitation that could be expected to occur at the proposed Stoughton

Whitewater Park.

Table 6. Potential annualized spending of kayakers visiting the Stoughton Whitewater
Park venue by category of spending and in-total.

Baseline:! Annual Visitor Expenditures:?
. Dail Kayaker
Spending Category: Spend?ng Percentage Spel}iding2 30-minute  60-minute 120-minute
Accommodations $7.47 8.73% $5.97 $175,955 $488,451  $2,589,599
Restaurants and Bars $14.38 16.80% $11.49 $338,719 $940,284  $4,985,065
Gasoline and Auto $26.98 31.52% $21.56 $635,510 $1,764,177  $9,353,063
Groceries and Liquor $13.33 15.57% $10.65 $313,986 $871,626 $4,621,065
Entertainment $2.74 3.20% $2.19 $64,540 $179,164 $949,866
Miscellaneous Retail $2.53 2.96% $2.02 $59,594 $165,432 $877,066
Admissions/fees/licenses $4.02 4.70% $3.21 $94,690 $262,861 $1,393,599
Equipment rent & repair $4.63 5.41% $3.70 $109,059 $302,748 $1,605,066
Equipment Purchase $9.52 11.12% $7.61 $224,242 $622,497  $3,300,265
Total $85.60 100.00% $68.40 $2,016,295 $5,597,240 $29,674,656
Kayaking market 29,478 81,831 433,840

1. Baseline applies expenditure pattern for canoers from previous Wisconsin Park System impact study (Prey et al. 2013) to derive
percentages by spending category which are then applied to average total spending for kayakers from Table 5.

2. Kayaker spending uses simple percentages by spending category to total average spending from Table 5 and represents an
average daily expenditure for kayakers in nominal dollars.

3. Expenditures are annualized assuming that kayakers within each drive-time market (last row of Table 6) make one visit per year
to the Stoughton Whitewater Park.

To estimate economic impacts of these potential expenditures, input-output
analysis can distinguish among direct impacts, indirect impacts, and induced impacts.
Given the very gross estimates of the potential for upfront visitor expenditures resulting
from a completed Stoughton Whitewater Park, we will leave this input-output analysis
for further research.® That said, previous input-output analysis into recreational use
impacts for the Wisconsin State Park System (Prey et al. 2013) was conducted and used
MicroIMPLAN 3.0 for a 10-county region known as the Southern Gateways Region

(including Stoughton and Dane County). This work (ibid Table 5 on page 9) suggested

that input-output multipliers for this region ranged from between 1.36 for employment

¢ Development of an input-output model specific to this region and its use with various levels of visitor
spending would be an added cost that is not included in the scope of research conducted for this report.
It is readily available and can be conducted by the research team authoring this report but remains for
future work if desired.
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to 1.76 for total value added (1.63 for labor income and 1.70 for output). In addition to
estimating inter-industry transactions taking place, the IMPLAN model can account for
margining by sector. Margining is important in translating visitor expenditure into
economic impact, particularly for retail sectors. These statements notwithstanding, an
estimate of total regional economic impacts using input-output models would be
generally larger when compared to the level of visitor expenditures and will be based
on estimates of income accruing to businesses and households within the region.
Visitor expenditures provide the basis for market-based economic impacts
resulting from recreational use of local parks and recreation services (Crompton 2010).
Non-market economic returns associated with local recreational asset development
could also involve local benefits in important but less tangible community
characteristics. These non-market benefits represent improved quality-of-life, resident
satisfaction, ecosystem function, and impacts on local real estate. The latter issue
associated with proximity of recreational asset developments to local real estate value is
an increasingly important area of resource economics research. Using an approach
known as hedonic pricing, premiums placed on real estate values due to the presence of
river-based amenities can be isolated but remain beyond the scope of research
conducted here. These increased property values will provide capital appreciation for
owners of land in Stoughton. Further, development of the Whitewater Park is likely to

generate improved river system function for fisheries and ecosystem function.

5. Summary, Conclusions, and Policy Implications

In the applied research reported here, we assess the potential for increased local
economic stimulus resulting from public investment in the proposed Stoughton
Whitewater Park. In this assessment, we use drive-time market analysis combined with
recreation participation rates and estimates of visitor spending from other studies to
develop potential spending resulting from development and use of the proposed

Stoughton Whitewater Park.
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Results suggest that that there are at least 30,000 kayakers within a 30-minute drive
time to the proposed Stoughton Whitewater Park and 82,000 within 60 minutes. This is
of a total population of 400,000 and 1.2 million respectively. Within three hours of
Stoughton, there is a total population of nearly 6 million with estimates of this including
nearly 434,000 kayakers and over 1 million canoeing enthusiasts.

The proposed Stoughton Whitewater Park is analogous to other whitewater parks
across the country in drop, release, length and other notable issues associated with
whitewater rapids from a recreational asset quality perspective. Looking at recent
studies that examined 10 other whitewater parks across the US suggests that kayakers
spend, on average, over $68 per day on their recreational pursuits. Expenditures could
include trip-related spending for food, lodging, automotive, recreational equipment,
clothing and supplies among many other items.

Certainly, market sizes of whitewater parks vary considerably but average kayaker
use from these studies suggest that annual visitation is nearly 15,000 visits per year for
annual spending that exceeds $1 million USD. Development of the Stoughton
Whitewater Park is expected to initially draw local kayakers and canoers. With
continual site improvements combined with targeted marketing and solid word-of-
mount reviews, use is anticipated to grow in a like fashion to other comparable
whitewater parks to attract increasingly large visitor numbers from farther reaches of its
market boundaries.

Using Stoughton drive-time boundaries to estimate market size can provide specific
estimate of potential visitation and visitor spending. If kayakers within 30-minutes visit
the Stoughton Whitewater Park once per year, potential spending will exceed $2 million
USD. Extending this market boundary to 60-minutes, this estimate of potential
spending increases to over $5.6 million USD annually. And, if extended to 120-minutes
(including Milwaukee and the nearby suburbs of Chicago), this estimate of potential
spending increases to nearly $30 million USD annually.

Depending on additional park components, economic impacts will be generally

limited to warm weather months of May through September. Further, these increased
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receipts are likely to relate to higher visits on weekends. In total, the operation would be
available for users 40 to 80 days per year, weather permitting. Revenues generated from
the operation would be related to kayak/canoe rentals, lessons, special events,
concessions, camps, and other operations.

Non-market economic benefits within this region could involve hedonic premiums
placed on real estate values due to the presence of river-based amenities. These
increased property values will provide capital appreciation for owners of land in
Stoughton. Further, development of the Whitewater Park is likely to generate
improved river system function for fisheries and ecosystem function.

The Whitewater Park should have a marginal direct benefit on business in
Stoughton that are operating on days that the park is open. Local restaurants may see
increases in seats occupied, lodging operations could generate room night sales, and
retail stores and services may see increased sales, especially those selling sports attire
and goods. To generate economic impact, the businesses must be open and participate
with other businesses to promote their products and services related to the interests of
the whitewater enthusiast.

Historically, the use of parks and related recreational services have not been thought
of as contributing to the local economy through tourism. Large projects like the
proposed Stoughton Whitewater Park need to be thought of as economic development
projects for a community. This exercise is put forward to provide a picture to
stakeholders and elected local officials of the market-based benefits of such a project to
Stoughton’s economy. The elected officials then can make a choice to invest scarce
public funds in such a project. Furthermore, results could also provide information to
citizens if such a proposal goes to referendum. Finally, this effort helps provide the
Wisconsin Department of Natural Resources with information about how the project
would impact and support local businesses related to outdoor recreational use. As part
of a grant application to help cost-share investment in this project, our work stands
ready for developing additional and more detailed estimates to be used during the

grant review and project implementation process.
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Appendix A. Trend in Livery Use on the Huron River, Michigan near Ann Arbor.
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Figure A1. Number of people in livery boats; Huron River liveries of Gallup
Park and Argo Park (taken from City of Ann Arbor, 2017).
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Figure A2. General fund revenue and expenses (from City of Ann Arbor 2017)
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Stoughton RDA
Development Panel Discussion 9/24/18

Discussion Notes

Panel: Eileen Kelly, Planning Director, City of Middleton
Joe Krupp, Developer
Ed Linville, Architect

What Does Success Look Like?

For City:

e Middleton’s downtown redevelopment process began in the 1980’s and is still continuing.

e When they had 3 blocks in the downtown available for redevelopment, they wrote an RFP that
gave options to developers to take on all 3 blocks as a master developer or to take any individual
block.

e They received 6 responses. They chose Alexander Co. as the master developer for all three
blocks. Alexander ended up parceling out to sub-developers.

e Mustard Museum, Hubbard Ave. Grill were components of the redevelopment. Mustard
Museum building was historic, so renovation was pursued, however structure failed and was
rebuilt with clean bricks from the original building.

e Middleton is conservative in its projections and incentives.

e Any proposed development must work for both the City and the developer. Middleton prefers
to pull developers rather than push them to do what the City would like. They prefer to
understand what the developer can do before they require them to do anything.

e Stoughton should focus on goals, guidelines and principles — get everyone on board with these
first, before issuing an RFP. Understand what can be accepted.

For Developers:

e The City creates the framework for the developer by establishing key initial development
concepts. This becomes the seed for their proposal.

e The City stepping forward with an initial public investment eliminates the initial risk to a
developer — particularly if their success depends upon public investment. The market will follow
if they have confidence.

e Many developers like to look for community connections to the site — how to do justice to the
“heart & passion” of the City.

e Itis important that City TIF policies are not too restrictive.

e Green design is fully embedded in most developer’s approach to development.

e Don’t force commercial development — you need more traffic than you think to make
commercial work.





e Live-work spaces may be easier than commercial and can help support future commercial. You
need some sort of destination activity to support commercial development.

e The community’s existing housing stock is part of the equation. You want to have a diverse mix
of housing types.

Managing Development

e The City should understand what the highlight of the site is. The RFP should offer developers a
choice of what they take on.

e RDA phasing may be ideal.

e Look at developments we like and find out who did those.

e Phasing would need to assume backbone infrastructure — basic infrastructure and access points.

e Phase by uses —these need to be defined.

e Create a set-aside of land for use by local businesses if they are interested in being on the site.

Developer Solicitation

e Middleton uses an open RFP with targeted direct solicitation of developers they want to
respond. This includes an invitation for a site visit, the opportunity to ask questions which are
sent with the responses to all developers who have registered as expressing interest.






Selecting a Development Path:
A Look at Roles and Responsibilities Before Deciding

In digesting all that we have learned thus far about basic development directions
for the Riverfront Project, there seem two broad options: Project Master
Developer or RDA-Directed Decision Making. Here is what each option looks like
about some basic parameters: timing, phasing strategies, current readiness,
implementations costs, potential developer/consultant interest.

Parameter

Master Developer

RDA-Directed

Timing
When to begin a
development phase

Master developer studies
the market to understand
the size and timing of each
phase of development and
the housing types that are
in demand. The phases
and housing types
developed are in-sync with
the market as much as
possible. Desire is to fill a
phase within 1-3 years of
completion to avoid heavy
holding costs. Master
developer may be the
developer of a phase, or
they may select a sub-
developer to take it on.

RDA would need to
understand the size and
timing of each phase of
development and the
housing types that are in
demand. For each phase,
the RDA would select a
developer that can best
perform. RDA would
monitor absorption of
units and decide when to
release the next phase for
development.

Phasing Strategies

Master developer and RDA
jointly decide on phasing
strategies.

RDA alone decides
phasing strategies.

Current Readiness

Master developer would
have staff in-place to work
with RDA to prepare plans
and move them forward
through the approval
process.

RDA currently does not
have staff capacity to
appropriately study the
market to gain the
needed understanding to
prepare a phasing






strategy that considers
which type of
development to do first
and where that should be
in light of what the future
phases might be. E.g. —do
we start with the most
valuable/attractive land
or start with the least
attractive land and hold
the most attractive for
later in the process to
maximize value. The
answer to this question
depends upon
understanding the current
and future housing
market.

Implementation Costs

Master developer would
be paid a fee to be the
master developer. For
example, the City of La
Crosse paid the master
developer for their
riverfront redevelopment
project a fee of $150,000
per year plus a kicker at
the end of each successful
phase. This is paid out of
the TIF increment.

RDA would need to hire
someone or retain
consultants to perform
the work a master
developer would perform.
The costs would likely be
similar, although the
kicker at the end may be
avoided. These costs may
also be paid out of the TIF
increment.

Risk

The development
agreement with the
master developer would
likely transfer most risk to
the developer — the pay-
off for the developer is the

RDA takes on much of the
risk of the development. If
the RDA does not hire
competent staff or
consultants, then risk is
considerably higher than






“kicker” at the end of each
successful phase.

a master developer
scenario.

Potential
Developer/Consultant
Interest

Likely to be interest in the
development community
to be the master
developer

There are competent
development
professionals and
consultants in the
Madison area that would
be interested in taking
this on.

To reach a decision on which path to follow at our only November meeting, what
remaining information would you like to see discussed or made available at a
special meeting later this month? Is there any special resource person or talent
you would like to meet with? NOTE: Owing to the beginning of the Holiday
Season in November, we will likely be unable to hold any special meetings in
November and December.







PARTNERSHIP

Development Opportunity-RFEI

Riverside North Development, La Crosse, Wisconsin

70 Acre Site, 40 Acres +/- Development Area

Prime Downtown Location-Mississippi, Black and La Crosse River Frontage
Transit Oriented Development Opportunity

Dear Sir or Madam:

The City of La Crosse is soliciting Requests for Expressions of Interest from development companies and investors for a
phased development entitled Riverside North. The site is centrally located at the north gateway to the downtown area and
includes the geographically important confluence of the Mississippi, Black and La Crosse Rivers, offering exceptional rec-
reation and scenic opportunities. The site also boasts transit adjacency, greenway system linkages, a large grocer neighbor,

several urban hotels within Walking distance and several major universities within 1 mile of the site.

We are actively pursuing a public-private partnership, leveraging city assets and financial resources to develop a notable
urban mixed use development, adding to the attractiveness of La Crosse’s remarkable historic downtown. We look for-

ward to your response and consideration. Expressions of Interest are due by May 6, 2016 electronically to the

attention of Jason Gilman: gilmanj({@citvoflacrosse.org.
Sincerely Yours, Jason Gilman, AICP

Director of Planning and Development, City of La Crosse gilmanj@Cityoﬂacrosse.org, 608-789-7362

Department of Planning and Development, 400 La Crosse Street, La Crosse, Wisconsin 54601
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Executive Summary

Development Opportunity-RFEI

Executive Summary.

Located along Copeland Avenue/US 53 at the confluence of the Mississippi, Black and La Crosse Rivers, the design for
the +65-acre Riverside North project re-imagines the former industrial properties as a vibrant, new, mixed-use water-
front neighborhood. Site master planning continues the City’s downtown revitalization efforts, embodying principles of
sustainable design, realistic and market responsive development, and interactive community engagement. Master plan-
ning for project was conducted using a seven-day community design charrette process hosted by the Redevelopment Au-
thority (RDA) of the City of La Crosse. By employing this week-long, highly collaborative community design process,
the master reuse plan reflects the values and priorities of key stakeholders and the broader community while simultane-
ously responding to a myriad of environmental, social, cultural, and economic forces.

The Redevelopment Authority has had interest expressed in this property over the years however the Redevelopment
Authority has resisted uncoordinated development of this area until a master reuse plan was developed. As part of the
charrette planning process, the Redevelopment Authority's consultant team included Maxfield Research Group out of
Minneapolis and the market does show a demand for 300-500 residential units in various configurations and rental/price
points as well as some waterfront commercial and civic space and commercial along Copeland Avenue as depicted on the
charrette master plan.

The Redevelopment Authority of the City of La Crosse is opening a competitive process to secure a master developer for
the first phase and/or multiple phases of the Riverside North Project area. The Redevelopment Authority will select,
through this RFEI process, interested developer teams to receive a Request for Qualifications and Requests for Pro-
posals. The RDA’s goals beyond the RFP process include awarding a development agreement for the eventual sale and
redevelopment of the Riverside North site.

The Redevelopment Authority completed a master site planning process in 2014 through a week-long charrette using
the National Charette Institute's NCI Charrette System™ and LEED ND® planning process, intended to offer a publicly
driven conceptual master plan that offers the developer a project vision and a predictable level of support. The outcome
of the charrette produced a final community-supported master plan, market analysis and regulating plan. The charrette
documents are available on the City's economic development website - grandrivergreatcity.com. A copy of the charrette
master site plan is attached as Appendix A.

Director of Planning and Development, City of La Crosse gilmanj(@cityoflacrosse.org, 608-789-7362

Department of Planning and Development, 400 La Crosse Street, La Crosse, Wisconsin 54601






Project Goals

Development Opportunity-RFEI

In respecting the City’s extensive investment, and the site’s unique assets, eight key goals were estab-
lished for the project:

Project Goals

G2. Broad Communit;g support

The voice of the community as part of the development process is imperative to the project’s success.

G3. Economically feasible

Acquisition, demolition, remediation, and infrastructure costs are higher for redevelopment sites. Taxable development
must be sufficient to pay for these higher up-front costs, and the proposed development must be realistic and marketable
to the private sector.

G4. Long term development

Cities like La Crosse rarely have a chance to redevelop 65 acres in the heart of the City. It took more than 30 years to
acquire the land for this project and the City must ensure that the development is not disposable in the next 30 years, but
rather a project that will endure and stand the test of time for several generations (more than 75 years).

GS5. River, open space, environment

“Design with Nature” as legendary landscape architect, lan McHarg taught and practiced. The waterfront must be in
public ownership and not be a sliver of land but a substantial swath of public space. With one-half of the site in the flood-
way, wetlands and riparian shoreline, the redevelopment must preserve, enhance and protect all living things.

G6. Sustainability, connections and linkages

Redeveloping a brownfield site and developing in the City are already sustainable practices, but we can do more. This
project needs to find the opportunities to push the envelope on environmental design to weave both the built and vast
natural amenities on this site together. This site is the connection to Riverside Park and Historic Downtown La Crosse
from the north, it links the north and south sides of the La Crosse River to the downtown and to neighborhoods and
jobs. Most importantly, the redevelopment of this site links the community to the confluence of the Black, La Crosse,
and Mississippi Rivers.

G7. Inspire investment

This opportunity comes once in a City's history and that alone should inspire investment. With an impressive communi-
ty investment in public open space and amenities, the private sector will be excited about having opportunities for pub-
lic/private partnerships and leveraging and fostering long term investments in the site’s redevelopment.

G8. Internationally significant

There are few sites on the Mississippi River with this majestic setting; where three rivers meet. The community must
think boldly about the scale and scope of the development and be constantly reminded that this development will serve
the City of La Crosse and the region for many years to come.

Director of Planning and Development, City of La Crosse gilmanj(@cityoflacrosse.org, 608-789-7362

g
Department of Planning and Development, 400 La Crosse Street, La Crosse, Wisconsin 54601






Economic Data
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Residential Market

The projected household growth for the City of La Crosse to 2020 is currently estimated at 2,940 houscholds. Project-
ed household growth for the Greater La Crosse Area is estimated at 4,764 houscholds. Between 2020 and 2030, the City
of La Crosse is projected to add another 760 households while the Greater La Crosse Area is projected to increase by
2,335 houscholds. In considering the development potential of the site to 2020 and its location within the City of La
Crosse, the subject project could capture approximately 8% to 10% of the projected growth of the city and the Greater
La Crosse Area which accounts for baseline demand estimates of between 235 to 480 units of housing that would incor-
porate a variety of housing products including medium-to-high- density rental and ownership units. The anticipated full
build-out of the property will require a period of between eight and twelve years. Depending on demand and the final
additional units could be accommodated on the site.

Housing products on the site should consist of a mix of rental and ownership and various price points including products
that would appeal to young new houscholds, young families, and older adult houscholds that may want to consider easier
to maintain alternatives.

As the plan develops and is refined, more specific development concepts will be defined that include building sizes, price
points, unit sizes, and mix and estimated development costs.

At this time, we estimate that rental rates would average about §1.25 to $1.30 per square foot for rental units (2014
dollars) and between $200,000 and $350,000 for mid-level ownership products. A portion of all housing products
would be targeted to upper-income households.

Retail Market

The potential for new retail development in La Crosse and at the Riverside North site is influenced by overall market
conditions in the Trade Area, also referred to as the Market Area. The Trade Area for Riverside North is considered to
be the City of La Crosse, although customers that commute back and forth from outside of La Crosse along Copeland
Avenue and other drive-by traffic are also considered to be potential customers for commercial retail development at
Riverside North.

Summary highlights of consumer expenditures for retail goods and
services in La Crosse in 2013 include:

Housing expenses account for approximately 30% of total consumer expenditures in the La Crosse Metropolitan Area
with residents spending between 15% and 20% less than the national average. The roughly 55,000 households in the La
Crosse Area spent a total of $3.0 billion on retail expenditures in 2013. With the number of households projected to
grow to 58,000 in 2020, they would generate an additional $51 million in expenditures annually, not factoring in infla-
tion.

Director of Planning and Development, City of La Crosse gilmanj(@cityoflacrosse.org, 608-789-7362

Department of Planning and Development, 400 La Crosse Street, La Crosse, Wisconsin 54601






Site Details

Development Opportunity-RFEI

Site Details

The City of La Crosse Redevelopment Authority adopted and recorded a Redevelopment Project Plan in 1995 known as the River-
side Redevelopment Project. The Redevelopment Project Plan was amended in 1998. The project plans were created pursuant to
Section 66.1333, Wisconsin Statutes.

The Redevelopment Authority has spent over 15 years in acquiring property in the area north of the La Crosse River and west of
Copeland Avenue. The Redevelopment Authority recently acquired another 11 acres and the City and Redevelopment Authority
now own over 65 acres. The three main acquisitions to date include the former Western Wisconsin Ready Mix site, 8.3 acres, the

Exxon Mobil Oil site, 25 acres, and the Patros site, 11 acres.

In addition, the City owns a large wetland complex (approximately 15 acres) as well as a former rail road right-of —way. Appendix
G contains a map depicting the location of the site relative to the downtown area and an aerial photo depicting the features of the

site.

During the 2014 community charrette planning process the "Mobil Oil Site" was renamed the Riverside North Project. The site
consists of approximately 67 acres and several adjacent parcels are under consideration for purchase by the Redevelopment Au-
thority along Copeland Avenue including a key parcel needed for signalized transportation access as well as a commercial building

currently housing one tenant.
The Riverside North site is bordered by:

North - Causeway Boulevard South - La Crosse River
East - Copeland Avenue (WIS 35) 34,000 cars per day West - Black and Mississippi Rivers

. Google earth

43°49120.71" N' 9121501.22" W' elev  653.ft " eyelalts 4360ft

Director of Planning and Development, City of La Crosse gilmanj(@cityoflacrosse.org, 608-789-7362

Department of Planning and Development, 400 La Crosse Street, La Crosse, Wisconsin 54601






Financial

Development Opportunity-RFEI

Public Partnership Opportunities

As indicated in the adopted Charrette Master Plan documents, the City of La Crosse Redevelopment Authority is committed to
fostering a collaborative, productive relationship with the developer team in order to reach a successful outcome around the strong
vision for the project.

Considering the potential for the massive positive economic, social and environmental outcomes, the City understands its role in
being an active partner in contributing to the creative solutions necessary to effectuate a feasible development project.

The following is a list of available considerations for the development “toolbox” that can be negotiated with each phase given pro-
posed proj ect impacts:

1. Tax Incremental Financing. The City Adopted TID 12 in 2005 having an expenditure period ending in 2020, with the
purpose of assisting in the funding of the Riverside North Development project. The TID 12 project plan includes infrastruc-
ture, fill and recreational amenity costs.

2. Property Ownership. The City has assembled a large portion of the project area over time allowing the City to consider the
value of the land in the negotiation of as development agreement.

3. Grants. Due to the unique nature of this site, with its extensive recreational linkages, adjacency to major natural areas and
proximity to the urban core, many grant opportunities may be considered.

4. Tax Abatement-Tax Credits-With a multi-use project in mind, depending upon the developer’s direction and mix of in-
vestments, there may be tax abatement or credit programs available to the project.

5. Loans. The City of La Crosse currently administers a number of economic development loan programs. Depending upon the
development strategy, both City, County and State loan programs may be available to assist in long term financing.

6. Bonds/ Debt Issuance. Given the magnitude of the project and it’s potential long term impact on the City’s economic sus-
tainability, the City may consider various forms of bonds including but not limited to general obligation bonds, revenue bonds
and developer funded TIF options.

7. Technical and Project Management Support. The City’s Planning and Development staff’ will be committed to the
successful outcome of this project and will be available for project support to be determined in the developers agreement.

8. P-5 Opportunities. Given the visibility and impact of this project, there may be numerous local partners offering assistance
in public, private, non-profit , philanthropic and volunteer capacities.

9. State and Federal Assistance. The project’s location, size and multi-faceted features, offers many opportunities for addi-
tional public support. The Wisconsin DOT is currently considering the feasibility of a major transportation linkage through the
site from Interstate 90. The site may also be a desirable location for dredge fill from Army Corp of Engineer sources.

10. Clean Energy Programs. The opportunity to plan and develop a sustainable project may offer additional assistance through
clean energy programs through State tax incentives, utility programs like Focus on Energy and others. See the Wisconsin State
Energy Office’s guide entitled,  Financial Incentives for Energy Projects in Wisconsin”.

Director of Planning and Development, City of La Crosse gilmanj(@cityoflacrosse.org, 608-789-7362
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Submission Requirements

Development Opportunity-RFEI

Submission Requirements

The City RDA secks a highly qualified master developer to plan and execute the initial and potentially subsequent phases

of the development process. The developer/team shall be a master developer capable of managing the land planning,
environmental remediation, infrastructure development, site preparation, financing and project management that will be
required to support vertical development.

For this RFEI, the City RDA is requesting the following from interested firms/teams:

e Letter of interest

e  Contact information for key staff people

e  Brief qualification statement highlighting experience with projects of similar size and complexity
e Questions relative to the project parameters

e  Availability for a city-developer briefing

Evaluation Process

The City and RDA will develop a short list of development teams from which to solicit proposals based upon the follow-
ing information ascertained from the RFEI submittal:

e Qualifications and Experience of Developer-particularly those who demonstrate they are qualified to execute
the delivery of a development opportunity with the complexity and magnitude of Riverside North.

e Project Vision and Development Approach-those who best articulate their creative vision for the implemen-
tation of a world-class mixed use development at Riverside North.

e Project Financial Feasibility and Development Team Capacity-those who best demonstrate their financial
capacity to develop a project of this scope.

e Reputation-those who have a track record of successful public private partnerships built upon trust, integrity and a
desire to achieve a project that is a win-win for the developer and the City.

Director of Planning and Development, City of La Crosse gilmanj(@fcityoflacrosse.org, 608-789-7362

Department of Planning and Development, 400 La Crosse Street, La Crosse, Wisconsin 54601






Timetable
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2015-2016 Riverside North Redevelopment

City of La Crosse Department of Planning and Development

Task

Timeline
2015

Nov.

Dec.

RFEI Due
May 6, 2016

2016 1

Jan. Feb. March Aprii  May June

Project Scoping/ Definition

Development Alternatives/ Phasing

Prospective Developer Engagement/ Discussion-RFEI Dist.
Prepare and Refine RFP

Internal Staff Review

Issue RFP-2017
Review Proposals/Interviews/Selection-2017
Contract Review-Pending Qualified Submittals-2017

The RDA in conjunction with the Department of Planning

and Development has developed the schematic timeline

shown above. This timeline is a current estimate of the

phases and tasks to be completed in 2016. This timeline

may be adjusted pending the evaluation and negotiation

with the successful development teams.

Director of Planning and Development, City of La Crosse

gilmanj(@cityoflacrosse.org, 608-789-7362

Department of Planning and Development, 400 La Crosse Street, La Crosse, Wisconsin 54601





Due Diligence

Development Opportunity-RFEI

Prior to submitting an Expression of Interest, respondents are encouraged to review any and all publicly
available sources of information regarding Riverside North, the site and the 2014 Charrette process.

The City’s “site file” contains but is not limited to the following information:

e The October 14, 2014 Charrette Master Plan Report

e The May, 28, 2015 Wisconsin DNR Final Case Closure with Continuing Obligations Letter
e The Tax Incremental District 12 Project Plan

e The May 19, 2014 Trade Area and Market Report prepared by Maxfield Research

e The Applied Ecological Services Ecological Evaluation of the Riverside North Site

e The July 2014 Short Elliot Hendrickson Preliminary Construction Cost Estimate for Infrastructure

ilmanj @Cityoﬂacrosse.org, 608-789-7362

Department of Planning and Development, 400 La Crosse Street, La Crosse, Wisconsin 54601
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Miscellaneous Provisions

Development Opportunity-RFEI

Reservation of Rights
The City of La Crosse RDA reserves the right to:

® Cancel or withdraw the RFEI prior to or after the submission deadline

® Modify or issue clarifications to the RFEI prior to the submission deadline

® Reject any submission it deems incomplete or unresponsive to the submission requirements
® Consider a submission that is in non compliance with the submission requirements

e Reject all submissions that are submitted under the RFEI

® Modify the deadline for submissions or other actions

® Reissue the RFEI, a modified RFEI, or a new RFEI, RFQ or RFP whether or not any submissions have been
received in response to the initial RFEI issuance.

Notice of Modification

The City of La Crosse RDA may post on the City’s official website (cityoflacrosse.org) notices or information regarding
cancellations, withdrawals, modifications to deadlines, and other modifications to this RFEL. Developers shall have the
obligation to check the website for any such notices and information, and the RDA shall have no duty or obligation to
provide direct notices to developers.

Ownership and Use of Submissions

All submissions shall be the property of the City of La Crosse and the City RDA may use any and all ideas in any submis-
sion, whether the submission is selected or rejected.

Further Efforts

The City of La Crosse RDA may request that developers clarify their submissions and/or submit additional information
pertaining to their submissions. The RDA may request best and final submissions from any developer and/or request an
oral presentation from any developer.

Non—Binding

The selection ny the City of La Crosse RDA of a developer indicates only an intent by the RDA to continue with the se-
lection process and/or negotiate and the selection does not constitute a commitment by the City of La Crosse or RDA to
execute a final agreement or contyract with the developer.

Non —Liability

By participating in the RFEI process, the developer agrees to hold the City of La Crosse, RDA and its officers, employ-
ees, agents, representatives, and consultants harmless from all claims, liabilities, and costs related to all aspects of this
solicitation.

Director of Planning and Development, City of La Crosse gilmanj(@fcityoflacrosse.org, 608-789-7362

Department of Planning and Development, 400 La Crosse Street, La Crosse, Wisconsin 54601






Appendix
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Appendix A The October 14, 2014 Charrette Master Plan Report

Appendix B The May, 28, 2015 Wisconsin DNR Final Case Closure with Continuing Obligations Letter

Appendix C  The Tax Incremental District 12 Project Plan

Appendix D The May 19, 2014 Trade Area and Market Report prepared by Maxfield Research

Appendix E  The Applied Ecological Services Ecological Evaluation of the Riverside North Site

Appendix F  The July 2014 Short Elliot Hendrickson Preliminary Construction Cost Estimate for Infrastructure

Appendix G Site Map/ Aerial Photo

Director of Planning and Development, City of La Crosse gilmanj(@fcityoflacrosse.org, 608-789-7362

Department of Planning and Development, 400 La Crosse Street, La Crosse, Wisconsin 54601







Stoughton Riverfront Redevelopment Next Steps
10/10/18

1. Prepare for Developer Solicitation

a. Address Council issues re: transfer public works site to RDA (October/November)

b. RDA & Council decide on what success looks like — is it financial, is it a specific mix of
development types, is it how the site serves Stoughton residents or is it impact on the
City’s housing market? Desired outcomes must be described and prioritized. Current
assumption is that City/RDA want to maximize long-term fiscal benefit to the City by
maximizing property value consistent with market demand.

c. Decide the level of involvement RDA/City would like in redevelopment of area:

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

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

iii. Some combination of i. and ii. For example, divide property into 3 phases and
find a “master developer” for each phase.
d. Discuss and decide how the property will be offered to the market after preparing a
“prospectus”:

i. Request for Proposals

ii. Request for Expression of Interest

1. Prepare RFEI

Send to developer mailing list — wide circulation
Conduct site visit & answer questions
Screen interested developers
Interview developers that interest the RDA
Select 3 or 4 developers to request proposals
7. Evaluate proposals to select developer.
iii. Direct Solicitation

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

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

3. Ifindividual developers only, collect names for follow-up;

4. Working with individual developers will require the RDA to establish a
phasing plan, districts and identify development types, then select
gualified developer for each district according to timing of phasing;

2. Prepare WAM grant application for Phase Il on Highway Trailer site, possibly Public Works
garage
a. November grant application with late fall or early spring site investigation

ok wnN





3. Complete Phase Il on MillFab site

a.

November 2018

4. Pre-demolition/pre-transaction due diligence on Public Works site:

a.

@m0 oo T

Offer to Acquire from RDA to City
Appraisal (if needed)

Phase Il Environmental Investigation
Hazardous material investigation
Demolition plan

Acquire/demolish

Remediate, if necessary






RDA Meeting of 9/24/18

In Attendance: Roger Springman, Dale Reeves, Denise Duranczyk, Brian Girgen, Lukas Trow, Regina

Hirsch

Absent and Excused: Carl Chenoweth

Others in Attendance: Rodney Scheel, Tim Swadley, Alexander, Gary Becker, Eileen Kelly, Kendal
McBroom, Joe Krupp, Ed Linnville, Greg Jensen, Timothy Riley, Emily Bahr

1

2.

Called to order at 5:30 p.m. by Springman

Communications — None
Discussion regarding the development process to be used for the Riverfront Project area. Gary

Gary Becker moderated discussion with Ed Linville, Eileen Kelly, Joe Krupp and the RDA
members

Discussion on Next Steps for the development process, including draft proposal scoring matrix
Determine phases of the site — Possibly focus first on residential along the river
Understand market first — Possibly have housing market study done to determine what is needed

Add market study (including White Water Park) on October 10t agenda with estimated cost of said
study

Determine ways to involve the Downtown businesses to participate in the development. Roger will
discuss with Laura Trotter. Also have a public Q&A session with the downtown businesses.

Gary will summarize points taken away from tonight
Agenda items for October 10t regular meeting

Housing study
Finalize decision matrix based on information presented tonight

Adjournment

Denise, Regina 7:30






10/05/2018 10:26 AM REVENUE AND EXPENDITURE REPORT FOR STOUGHTON CITY Page: 1/1
User: JAMIN
DB: Stoughton PERIOD ENDING 09/30/2018
YTD BALANCE ACTIVITY FOR AVAILABLE

2018 09/30/2018ONTH 09/30/2018 BALANCE % BDGT
ACCOUNT DESCRIPTION AMENDED BUDGET RMAL (ABNORMAL) EASE (DECREASE) RMAL (ABNORMAL) USED
Fund 261 - REDEVELOPMENT AUTHORITY
Revenues
Dept 00000 - MEMORY
41110 PROPERTY TAXES 15,104.00 0.00 0.00 15,104.00 0.00
48110 INTEREST 170.00 350.21 30.07 (180.21) 206.01
49210 TRANSFER IN - GENERAL FUND 10,000.00 10,000.00 0.00 0.00 100.00
Total Dept 00000 - MEMORY 25,274.00 10,350.21 30.07 14,923.79 40.95
TOTAL REVENUES 25,274.00 10,350.21 30.07 14,923.79 40.95
Expenditures
Dept 55100 - COMMUNITY COMMITMENT
50340 OPERATING EXPENSES 10,000.00 12,421.27 723.75 (2,421.27) 124.21
50850 ADMINSTRATION 0.00 23,768.65 1,073.22 (23,768.65) 100.00
Total Dept 55100 - COMMUNITY COMMITMENT 10,000.00 36,189.92 1,796.97 (26,189.92)  361.90
TOTAL EXPENDITURES 10,000.00 36,189.92 1,796.97 (26,189.92)  361.90
Fund 261 - REDEVELOPMENT AUTHORITY:
TOTAL REVENUES 25,274.00 10,350.21 30.07 14,923.79 40.95
TOTAL EXPENDITURES 10,000.00 36,189.92 1,796.97 (26,189.92)  361.90
NET OF REVENUES & EXPENDITURES 15,274.00 (25,839.71) (1,766.90) 41,113.71 169.17






10/05/2018 10:26 AM REVENUE AND EXPENDITURE REPORT FOR STOUGHTON CITY Page: 1/1
User: JAMIN
DB: Stoughton PERIOD ENDING 09/30/2018
YTD BALANCE ACTIVITY FOR AVAILABLE

2018 09/30/2018ONTH 09/30/2018 BALANCE % BDGT
ACCOUNT DESCRIPTION AMENDED BUDGET RMAL (ABNORMAL) EASE (DECREASE) RMAL (ABNORMAL) USED
Fund 205 - TID #5 FUND
Revenues
Dept 00000 - MEMORY
42190 TAX INCREMENT GUARENTEE 19,377.00 0.00 0.00 19,377.00 0.00
43430 EXEMPT COMPUTER AID 37,500.00 38,656.59 0.00 (1,156.59) 103.08
48110 INTEREST 1,000.00 1,953.98 246.21 (953.98)  195.40
49120 NOTE PROCEEDS 0.00 775,000.00 0.00 (775,000.00) 100.00
Total Dept 00000 - MEMORY 57,877.00 815,610.57 246.21 (757,733.57) 1,409.21
TOTAL REVENUES 57,877.00 815,610.57 246.21 (757,733.57) 1,409.21
Expenditures
Dept 57120
50850 ADMINSTRATION 2,000.00 1,910.00 1,000.00 90.00 95.50
Total Dept 57120 2,000.00 1,910.00 1,000.00 90.00 95.50
Dept 57310
50821 TIF BUILDING PROJECTS 0.00 706,197.91 3,660.94 (706,197.91)  100.00
Total Dept 57310 0.00 706,197.91 3,660.94 (706,197.91)  100.00
Dept 58290
50630 DEBT ISSUANCE FEES 0.00 18,157.00 0.00 (18,157.00) 100.00
Total Dept 58290 0.00 18,157.00 0.00 (18,157.00) 100.00
TOTAL EXPENDITURES 2,000.00 726,264.91 4,660.94 (724,264.91)36,313.25
Fund 205 - TID #5 FUND:
TOTAL REVENUES 57,877.00 815,610.57 246.21 (757,733.57) 1,409.21
TOTAL EXPENDITURES 2,000.00 726,264.91 4,660.94 (724,264.91)36,313.25
NET OF REVENUES & EXPENDITURES 55,877.00 89,345.66 (4,414.73) (33,468.66) 159.90
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@ STRUCTURAL 7702 Terrace Ave. Suite 1

& ':’ 7 l—eg;/'l Z:y Middleton, WI 53562

INC phone 608.833.8830
September 18, 2018

Roger Springman

Stoughton Redevelopment Authority
381 East MainStreet

Stoughton, W1 53589

Regarding: Structural Roof Review
Blacksmith Building Stabilization Opinion of Cost

Dear Roger:

I was approached after Wednesday night’s meeting by Peggy Veregin, a resident of Stoughton. She works for
the Wisconsin State Historical Society. She and | have worked together on several projects including Garver
Feed Mill in Madison and we are friends in a couple social circles as well. She attended the meeting on the
19" and heard our discussions on the approach to the proposed stabilization.

She proposed another option to stabilization that I believe is feasible and may be available to you. She had
wondered under what conditions could the building be left as it is without removing any materials. She
forwarded me an image that was familiar to me; taken at Garver showing bracing of the walls (attached at the
end of this letter). The image shows bracing that is being used to support and protect the integrity of the north
walls. We propose to use this same type of bracing on the east and west walls of the Blacksmith Building. We
also believe that it would be a good idea to add a tall perimeter security fence and possibly some surveillance.

We had originally thought that the west wall of the blacksmith building would not survive the demolition of
the adjacent building. We were surprised to see that it had relatively good integrity and connectivity with the
remainder of the building. This makes this option a new possibility.

The cost of this approach is much less than the estimate furnished to you on Wednesday. To flesh this cost out
similarly to the spreadsheet in the report, there would be some additional time necessary for engineering, as
well as sometime for on call discussion during the October 10" RDA meeting. We propose and additional
$1,300.

We would like to stress that there is still a risk that the building may fall in its current condition; more risk than
the approach we outlined in our report on Wednesday. But protecting the stability of the east and west walls
with bracing should enhance the ability to reach a time when you can reach an agreement with a developer or
decide on another course of action.

We appreciate the opportunity to serve you. Please call with any questions.

Sincerely,

Kurtis J. Straus, P.E.
Structural Integrity, Inc.
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Stoughton Chamber of Commerce
532 E. Main Street

Invoice

Stoughton, WI 53589 s e
7/11/2018| 9618
BILL TO
Stoughton Redevelopment Authority RDA W 9.0 2018
Finance Director
381 E Main Street
Stoughton, WI 53589
TERMS
Net 30
DESCRIPTION AMOUNT
Membership renewal, August 1, 2018 to July 31, 2019 175.00

TOTAL

Balance Due

$175.00






Chamber

of Commerce “
m Ua mnm

| §
“ e
@ J ISCONSIN 532 Fast Main Street « Stoughton, Wil 53589  Ph. (60§) 873-7912 « TF (888) 873-7912 = Fx: (608) 873-7743
Email: stoughton @ stoughtonwi.com « Web: www. stoughtonwi.com
Finance Director July 18,2018

Stoughton Redevelopment Authority - RDA
381 E Main Street
Stoughton, WI 53589

Thank you for your chamber membership! Stoughton Redevelg

one of 230 businesses that make the Stoughton Chamber of Co!
renewal month, and I have enclosed your membership dues reni

To ensure that you are getting the most of your Chamber benef
them here.

Networking — The Chamber holds a monthly Lunch and Learn
every month. This free lunch provides an opportunity to learn
to meet your fellow Chamber members. There are other specia
Business After 5 and the Chamber picnic.

Promotion — Our website includes the ability for you to post j¢
business’ listing, and post deals. Our printed Community Guid
mailed to every Stoughton area home, and is distributed throug
Chamber also uses Facebook to promote our members. Have )
Chamber page yet?

Community Involvement - Volunteering and/or sponsoring {
events that the chamber hosts are an excellent way for you and
involved and in front of the Stoughton Community.

Advocacy — The Chamber can help you navigate local govern
needs of your business.

If you have any questions or ideas to share with the Chamber,
608-205-3181 or administrator(@stoughonwi.com. You can als
members, who are listed on the back of this letter.

Sincerely,

%{4&4 //Z*’ /&(\

Laura Trotter, Executive Director

ppment Authority - RDA is
mmerce. August is your
ewal.

its, [ am listing just some of

event on the 4" Monday of

about the host business and

| networking events like

bb openings, tailor your

e includes your business, is
hout the year. The
you liked the Stoughton WI

he festivals and community
your employees to get

ment or advocate for the

please contact me at
;0 contact any of our board







Projects By Department/Division and Funding Source

Previous
Years

2019 2020 2021

2022

2023

Later
Years

Project
Total

Redevelopment Authority
General Obligation Debt

Public Works Bldg Demo

Public Works Environmetnal Testing/Remed

Lift Station

Whitewater Park & Trail Development Construction
4th Street Improvements

Bury Electric Lines-E. South Street

E. South Improvements

Subtotal - General Obligation Debt

Other-Grants
Pedestrian Bridge

Subtotal - Other-Grants
Subtotal - Redevelopment Authority

Grand Total:

City of Stoughton

$0  $200,000 $0 $0 $0 $0 $0 $200,000
$0  $100,000 $0 $0 $0 $0 $0 $100,000
$0 $0  $450,000 $0 $0 $0 $0 $450,000
$0 $0  $720,000 $0 $0 $0 $0 $720,000
$0 $0 $0  $200,000 $0 $0 $0 $200,000
$0 $0 $0  $400,000 $0 $0 $0 $400,000
$0 $0 $0  $200,000 $0 $0 $0 $200,000
$0  $300,000 $1,170,000  $800,000 $0 $0 $0 $2,270,000
$0 $0  $500,000 $0 $0 $0 $0 $500,000
$0 $0  §$500,000 $0 $0 $0 $0 $500,000
$0  $300,000 $1,670,000  $800,000 $0 $0 $0 $2,770,000
$0  $300,000 $1,670,000  $800,000 $0 $0 $0  $2,770,000

Projects By Department/Division and Funding Source

Page 1 of1







CITY OF STOUGHTON

FINANCE DEPARTMENT
381 East Main Street, Stoughton, W1, 53589

{608) 873-6677 www.ct.stoughtonvi.us

DATE: October 2, 2018
TO: WEDC :
RE: SAG FY 18-24004 Request for Reimbursement 1

This report provides a summary of the dollar amounts and purpose of the Eligible Project Costs
included in the accompanying request for reimbursement. As there have been no previous
disbursements of SAG Funds, this request for reimbursement encompasses the time period from

November 1, 2017 to May 31, 2018,

For the aforementioned time period, the City of Stoughton Redevelopment Authority (RDA) has
incurred $295,000 in Budget Code 0190 (Demolition) costs as detailed in the four (4) attached
Requests and Certificates for Payment from Earth Construction, LLC. As of May 31, 2018, this
project was 77,50% complete. Accordingly, the RDA is requesting $116,250 ($150,000 *
77.50%) in WEDC funding in addition to the $178,750 in public funds spent this period.

The total amount of public funds required per SAG FY 18-24004 is $204,855. Through May 31,
2018 the RDA has provided $178,750, or 87% of the required public funding amount.

Respectfully submitted,

Jamin Friedl, CPA
Director of Finance/Comptroller






EXHIBIT A
REQUEST FOR WEDC PAYMENT

Award Number: SAG FY18-24004

Rep: Recipient: Redevelopment Authority of the City of Stoughton

FEIN # 396005622

Request Number: 1

Program: Site Assessment Grant

Award Type: Grant

Fuhding Period Covered by this Request
From: 11/17/2017

To 5/31/2018

PROJECT EXPENSES INCURRED/PAID DURING THIS PERIOD

Budget Deseription WEDC Funding This + Match/Leverage (if J .. Total This Period
Code Line ltem Period applicable)
0231 Site Investigation
0190 Demolition $116,250 $178,750 $295,000
TOTAL: $116,250 $178,750 $295,000

o  Check here if this is the Final Request for Payment. If there is a balance remaining on the Project it may be

lapsed.

PAYMENT/PROJECT EXPENSE/MATCH DESCRIPTION - Disbursement
Prior 1o the release of funds, the following requirements must be met (to be initialed by WEDC staff):

¢  The Recipient submitting to WEDC a report detailing the dollar amount and purpose of the Eligible Project Costs
included in the request for disbursement as well as the dollar amount and purpose of each expenditure that the

Recipient has contributed to the Project since the date of the previous disbursement of the SAG Funds.

e  The Recipient submitting to WEDC decumentation of the Eligible Project Costs incurred against the SAG Funds
and Matching Funds, in an amount pro rata with the amount incuired against the SAG Funds. Such documentation
may include, but not be limited to, purchase orders or invoices.

s The Recipient being in compliance with this Agreement, and with any other agreements by and between the

Recipient and WEDC.

¢  The Recipient must request all SAG Funds no later than April 1, 2019.

1 hereby certify that the expenses reported on this form are in accordance with the terms of the agreement and that complete and
accurate records are being kept to substantiate such expenses.

Authorized Recipient Signature Date
WEDC Underwriter Date
Date

WEDC Controller or Finance Department

Page 11 of 14






Retain a copy of the completed form for your records and email the form and documentation to
disbursements(@wedc.org,

Page 12 of 14
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Stoughtonrda.org
About the RDA
Commission
Agendas & Packets
Minutes
By-Laws
RDA Area Map
Contact Us
Riverfront Development Process
Process
Request for Proposals (forthcoming)
Development Proposals (forthcoming)
RDA Plans
Riverfront
Map
Riverfront Redevelopment Flyer
Drone Video
2017 Charrette Results
Riverfront Redevelopment Update Historical Perspective
Riverfront sections from Rail Corridor Plan
Powerhouse Report
Highway Trailer Building
Historical Report
Highway Trailer Building Structural Study
Phase | Environmental Studies
Geo-technical Report
Comparable Development Other Communities
Monona Riverfront

Whitewater Park Plan





Whitewater Park Economic Impact Study

Rail Corridor
Map

Business Incubator Feasibility Study

Downtown
Map
Stoughton Retail Analysis
Market Analysis 2015
Tax Increment Districts
Map of TIDs
TID #4 — Downtown
TID #5 — Rail Corridor
TID #8 - Riverfront
Resources for Business
Resources
Assistance
Successful Projects
Properties Available
Marathon Site
Riverfront Properties
Revolving Loan Fund

Contact Us





