
OFFICIAL NOTICE AND AGENDA
Notice is hereby given that the Redevelopment Authority of the City of Stoughton,

Wisconsin will hold a regular or special meeting as indicated on the date, time and location

given below.

Meeting of the:

Date /Time:
Location:

Members:

Redevelopment Authority of the City of Stoughton

Wednesday, November 14, 2018 @ 5:30 p.m.

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

Regina Hirsch, Denise Duranczyk, Carl Chenoweth, Brian Girgen, Roger Springman, Lukas

Trow and Dale Reeves

1. Call to Order

2. Communications

3. Public Comments

4. Approval of October 10, 2018 minutes

5. Finance report

6. Old Business
a. Marathon site update
b. Demolition process and Blacksmith shop stabilization updates
c. Phase II work plan update for demolition area
d. RFEI progress update
e. Parcel transfer update and possible plan of action for Phase II work at Public Works garage site

7. New Business
a. Proposal for downtown master planning process and possible action
b. Revolving Loan Fund update and possible action to change/update program
c. Preliminary discussion on Riverfront Restoration process

8. Agenda items for December 12, 2018 meeting

9. Adjourn

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

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

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





Approved by State Board of Accounts for the Stoughton City, 2014


BALANCE SHEET FOR STOUGHTON CITY 1/1Page:11/07/2018 10:04 AM
User: JAMIN
DB: Stoughton


Period Ending 10/31/2018


                                     Fund 208 TID #8 FUND


BalanceDescriptionGL Number


*** Assets ***


(6,573.50)PRIMARY CHECKING208-00000-11100


(6,573.50)Total Assets


*** Liabilities ***


0.00 Total Liabilities


*** Fund Balance ***


0.00 Total Fund Balance


0.00 Beginning Fund Balance


(6,573.50)Net of Revenues VS Expenditures
(6,573.50)Ending Fund Balance
(6,573.50)Total Liabilities And Fund Balance
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REVENUE AND EXPENDITURE REPORT FOR STOUGHTON CITY 1/1Page:11/07/2018 10:02 AM
User: JAMIN
DB: Stoughton PERIOD ENDING 10/31/2018


% BDGT
USED


AVAILABLE
BALANCE


NORMAL (ABNORMAL)


ACTIVITY FOR
MONTH 10/31/2018


INCREASE (DECREASE)


YTD BALANCE
10/31/2018


NORMAL (ABNORMAL)
2018


AMENDED BUDGETDESCRIPTIONACCOUNT PROJECT


Fund 205 - TID #5 FUND
Dept 00000 - MEMORY


0.00 19,377.00 0.00 0.00 19,377.00 TAX INCREMENT GUARENTEE42190 
103.08 (1,156.59)0.00 38,656.59 37,500.00 EXEMPT COMPUTER AID43430 
221.86 (1,218.57)264.59 2,218.57 1,000.00 INTEREST48110 
100.00 (775,000.00)0.00 775,000.00 0.00 NOTE PROCEEDS49120 
100.00 (77,893.00)77,893.00 77,893.00 0.00 TRANSFER IN - GENERAL FUND49210 


(835,891.16)78,157.59 893,768.16 57,877.00 Net - Dept 00000 - MEMORY


Dept 57120
128.80 (576.00)666.00 2,576.00 2,000.00 ADMINSTRATION50850 


576.00 (666.00)(2,576.00)(2,000.00)Net - Dept 57120


Dept 57310
100.00 (817,835.41)111,637.50 817,835.41 0.00 TIF BUILDING PROJECTS50821 


817,835.41 (111,637.50)(817,835.41)0.00 Net - Dept 57310


Dept 58290
100.00 (18,157.00)0.00 18,157.00 0.00 DEBT ISSUANCE FEES50630 


18,157.00 0.00 (18,157.00)0.00 Net - Dept 58290


Dept 59230 - TRANSFERS TO OTHER FUNDS
100.00 (77,893.00)77,893.00 77,893.00 0.00 TRANSFER TO OTHER FUND50930 


77,893.00 (77,893.00)(77,893.00)0.00 Net - Dept 59230 - TRANSFERS TO OTHER FUNDS


40.61 78,570.25 (112,038.91)(22,693.25)55,877.00 NET OF REVENUES & EXPENDITURES


45,823.07 (914,461.41)190,196.50 916,461.41 2,000.00 TOTAL EXPENDITURES
1,544.25 (835,891.16)78,157.59 893,768.16 57,877.00 TOTAL REVENUES


Fund 205 - TID #5 FUND:








Attachment #1 - Planned Project Costs 
City of Stoughton 


TID No. 4 Amendment 
11/612009 


Type of Expenditure Amount 
% Paid By Costs Allocated 


to Project Project 	I Other 


A. Capital Costs 


$0 100% 0% $0 


B. Infrastructure 
General Street;  Sidewalk & Utility Upgrades $100,000 100% 0% 5100,000 


Total Infrastructure $100,000 100% 0% $100,000 


C. Site Development Costs 
Site Cleanup & Demolition Costs* $250,000 50'Y 50% $125,000 


a 	Land Acquisition & Assembly 


$250,000 50% 50% $125,000 


$0 100% 0% $0 


E. Development Incentives 
Land Write-Down $100,000 100% 0'3b S100,000 


$100,000 100% 0% $100,000 


F. Professional Services' 
$50,000 20% 80% $10,000 


G. Discretionary Payments 


$0 100% 0% $0 


H. Administration Costs 
City Staff $100,000 100% 0'Y $100,000 
RDA Funds $150,000 100% 0% $150,000 
Payments to DOR $1,800 100% 0% 51,800 
Audits $40,000 100% 0% $40,000 


Total Administration Costs $291,800 100% 0% $291,800 


I. Organizational Costs 
Department of Revenue Submittal Fee $1,000 100% 0% $1,000 
Professional Fees $5,000 100% 0% 55,000 
City Staff & Publishing $1,000 100% 0% 51,000 


Total Organization Costs $7,000 100• 0% $7,000 


Inflation 512,551 100% 0% $12,551 


Total Project Costs $811,351 80% 20% $646,351 


J. Financing Costs 
Interest, Fin. Fees, Less Cap. Interest S 147,734 
Plus Capitalized Interest $11,647 


Total Financing Costs $159,381 


TOTAL TM EXPENDITURE $805,732 
* Assume porton paid by grants 
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REVENUE AND EXPENDITURE REPORT FOR STOUGHTON CITY 1/1Page:11/07/2018 10:03 AM
User: JAMIN
DB: Stoughton PERIOD ENDING 10/31/2018


% BDGT
USED


AVAILABLE
BALANCE


NORMAL (ABNORMAL)


ACTIVITY FOR
MONTH 10/31/2018


INCREASE (DECREASE)


YTD BALANCE
10/31/2018


NORMAL (ABNORMAL)
2018


AMENDED BUDGETDESCRIPTIONACCOUNT


Fund 208 - TID #8 FUND
Dept 57120


100.00 (1,573.50)573.50 1,573.50 0.00 ADMINSTRATION50850


1,573.50 (573.50)(1,573.50)0.00 Net - Dept 57120


Dept 57310
100.00 (5,000.00)5,000.00 5,000.00 0.00 TIF BUILDING PROJECTS50821


5,000.00 (5,000.00)(5,000.00)0.00 Net - Dept 57310


100.00 6,573.50 (5,573.50)(6,573.50)0.00 NET OF REVENUES & EXPENDITURES


100.00 (6,573.50)5,573.50 6,573.50 0.00 TOTAL EXPENDITURES
0.00 0.00 0.00 0.00 0.00 TOTAL REVENUES


Fund 208 - TID #8 FUND:








The RDA would like to move forward with a Master Plan for the Central Business District.   The RDA 


has authority in TID #5 which includes the eastern part of Main Street (also TID #4) along with TID #8 


which is 2 blocks from Main Street.  We think it is important to anticipate issues and promote the 


synergies within the Central Business District for success. 


With the planned redevelopment of the riverfront there comes many opportunities and challenges.  


There is an opportunity to redevelop the eastern part of Main Street along with continued 


improvements for our downtown.  There will be challenges to address such as traffic and parking.  It 


makes sense to take a global view and establish a plan to address challenges and take advantage of 


opportunities. 


The City of Stoughton's Comprehensive Land Use Plan identifies the need to develop a Downtown 


Master Plan.  In addition, in the spring election of 2015 78% of the citizens directed the city 


government to focus on revitalizing our downtown. 


In light of the above and the fact that there is money to do planning in TID #4, the RDA would like to 


form a committee to develop a Master Plan for the Central Business District. 


Be it resolved, the RDA seeks to form a committee in consultation with the City Council to develop a 


Master Plan for the Downtown Business District. 


 


Possible addition to above maybe "Before commencing work, the committee shall have memership, 


timetable, and general plan affirmed by the RDA and City Council." 
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Downtown RFP Developer  Selection Matrix 


Development 
Team 


1 
Alexander 
Company 


 ♦  , , , , 


2 
Knothe & Bruce 


Architects 


3 
M&M Real Estate 
Investments, Inc. 


4 
Progressive 


Designs 


5 Key Construction 


6 Civic Partners 


NOTES:  


Ratings are on a ten-point scale -- from -5 to 5. Zero represents neutral impact. Weightings are based on community priorities and professional findings. 	 h:/planning/internwork 
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Downtown


OVERVIEW


Waukesha’s Downtown is increasingly recognized for 
its high-value, high-energy urban life-style.  Unlike 
comparable cities, Waukesha’s Downtown escaped 
the widespread urban renewal and demolition that 
plagued many similar districts from the 1960s through 
the 1990s.   


Whatever the reason — economic, historical, or 
political — the Downtown has been newly energized 
and will continue its transformation through the next 
decades.  The goals in this Plan will facilitate that 
transformation, increase the value and enhance the 
stability of the Downtown and Central City.


The system of Downtown streets reflects multiple 
decisions regarding traffic, parking, signage, 
public places, development and streetscape.  This 
incremental pattern of decision-making has created 
a rich diversity of visual experiences accompanied by 
equally diverse social and economic activities.   Such 
a collection of experiences and activities is often 
referred to as an “urban life-style” that many other 
cities desire but cannot achieve.  This rich milieu of 
people and places must be maintained and improved 


Goals & urban DesiGn


Figure 36. Birdseye Photo of Downtown Waukesha, looking southFigure 35. Nickell Building, Downtown Waukesha
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if it is to reach the next level of quality and value.  
Maintenance and improvement must simultaneously 
address interrelated elements including signage, 
public places, parking, circulation, and streetscape.   


Many communities address these elements as 
separate “subsystems.”  In Downtown Waukesha, 
improvements to each of these subsystems must be 
addressed in a coordinated fashion, such that they are 
balanced collectively.  An increase in the performance, 
effectiveness and value in one subsystem, should not 
lead to a significant decrease in another.


Balance circulation modes


Movement of pedestrians, vehicles, and cyclists 
should be balanced and integrated.  Improving multi-
modal circulation requires changes in streetscape and 
street design.  This might include uncluttering and 
widening pedestrian walkways (where possible) and 
new traffic calming features in key pedestrian zones 
(e.g. schools, parking, public places).  


Create a traffic loop or “triangle” 
that defines Downtown as a district


In addition to balancing different modes of circulation, 
vehicular traffic changes should be designed to 
establish a coherent, three-sided circulation “triangle” 
or loop around the Downtown district (Figure 37).  
This circulation triangle will help define and promote 
access and associated business activity.  


Increase the value and pedestrian 
use of public places and streets


Waukesha should continue its commitment to 
strong, comprehensive maintenance and upgrading 
of sidewalks, streets, public areas and streetscape 
elements (lighting, paving, plantings, and amenities).  
At the same time, activities in streets and public 
places should be increased, especially through 
the promotion of additional outdoor dining and 
programs/events.


Improve parking


Parking issues pervade almost all discussions of 
Downtown value.  An analysis of parking issues and 
opportunities is discussed later, including parking 
counts, restrictions, and new opportunities (Figure 
38).  The primary problem is not the total supply of 
parking but the distribution and patterns of use.  
Waukesha needs several types of improvements 
including: better signage for new visitors and 
customers; policies that discourage inappropriate use 
of retail parking by employees, office occupants, and 
residents; support for new residential parking; and 
management policies that accommodate the different 
use patterns for different seasons/events, times of 
the day, and days of the week.  


Improve signage


Downtown Waukesha needs improved signage for 
business identification, advertising, pedestrian and 
vehicular circulation, parking, and general visual 
quality.  Signage needs go beyond conventional 
wayfinding studies and recommendations.  Changes 
in signage should help define Downtown as a 
“distinctive” subarea with clear but permeable 
borders (that is, signage should be used to define 
the edges of the Downtown “triangle”).  Signage 
should remain diverse, but it should address the 
comprehensive needs for businesses, residents, 
visitors, employees and others.


Figure 37. Goal 1 - Issues and Opportunities


GOal #1: COmplEtE 
stREEts


Design a complete, 
integrated and coherent 
street system that creates 
a positive experience when 
walking, parking, cycling, 
and driving in Downtown.
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ImplEmENtatION 
OF GOal #1


1. Integrated Street Master Plan


Create an integrated public place and street master 
plan that will coordinate and phase all of the actions 
needed to achieve this goal.  The framework for the 
integrated street master plan should incorporate the 
other components of this Goal.


2. Define the Downtown “Triangle”


2.1 Consider the redesign of specific traffic control 
features (including potential roundabouts) 
that define the circulation triangle around the 
Downtown District.


2.2 Develop streetscape concepts specifically 
for the outer edge of the Downtown, along 
the proposed triangle or loop consisting 
of St. Paul, Barstow, and Wisconsin.  This 
streetscape should accommodate new 
parking options along the loop, as well as new 
kiosks and gateway features.


2.3 The traffic loop should include clear signage 
for entering and leaving the Downtown 
district, public parking locations, and other 
important landmarks. 


2.4 The traffic loop should include traffic calming 
features and, in some cases, widened 
sidewalks or parking lanes.


2.5 Redesign St. Paul and/or North Street as the 
main entrance to the Downtown, once the 
thoroughfares are under City jurisdiction.  
Both St. Paul Avenue and North Street 
should  become  2-way streets that are 
more pedestrian friendly and support local 
business activity.  This should be combined 
with a “cross-over” or roundabout near 
Albert Street.   The intersection of St. Paul 


Avenue and Barstow Street should be revised 
as a major pedestrian-friendly crossing and 
landmark. Parallel parking should be located 
on St. Paul Avenue and North Street to make 
the streets more pedestrian friendly and to 
slow traffic as it moves along the edge of the 
Downtown. 


2.6 In the long-term (10 to 20 years), if the 
Downtown area expands, the “triangle” could 
be expanded outward to reach Buckley and 
Union Streets.  Such expansion might also 
invite consideration of an additional bridge 
connection across the Fox River.


3. “Artscape” Main Street 


Establish an “artscape” street to attract tourists, 
visitors, and local residents.  


3.1 Establish a special two to three block stretch 
of a major Downtown street (probably Main 
Street) as a special “artscape” destination 
district (Figure 37).  If there is sufficient 
support, the length of this “artscape” corridor 
could be expanded.


3.2 The new design elements featured in the new 
street “artscape” should feature both public 
and private sector investments, including 
signs, doorways, window displays, bike 
racks, benches, planters, lighting, and other 
streetscape and landscape elements.


3.3 Enlist local artists and designers to participate 
in the creation of the unique design features.   


4. Streetscape 


4.1 Upgrade, repair, and maintain the sidewalk 
streetscape paving, street lighting, and street 
furnishings. The streetscape treatments 
should help reestablish Downtown and the 
Central City as a safe and attractive pedestrian 
destination. Waukesha should adopt different 
strategies and designs for different streets 
and public places as part the street master 
plan.  Streetscape standards should include 


some flexibility but the components should 
harmonize and set a high standard for streets 
and public places.  The streetscape plan 
should include a palette of typical design 
treatments for (at minimum) the following 
three types of street conditions.:


• High activity destination street (such as 
Main Street);


• A street primarily devoted to service 
activities and with less pedestrian traffic 
(such as South Street); and


• An arterial or collector street that is part 
of the previously described Downtown 
“triangle” (such as Wisconsin Avenue).


4.2 Add building lighting to a two to four 
block section of Main Street as part of the 
“artscape” concept noted previously.  If and 
when there is sufficient support, expand the 
use of artful building lighting (interior and 
exterior) throughout the Downtown and 
public space lighting to create a vibrant street 
scene and reinforce a sense of security.


4.3 Keep trees that are healthy, but consider 
removal of trees on streets that have a high 
degree of design detail for retail activity.  
Encourage fewer, but larger, concentrations 
of landscaping that will be easier to maintain 
and will have a more intense visual impact.  
Set standards for maintaining trees for long 
term vitality and survival.  Encourage private 
businesses to include smaller landscape 
elements in their entry ways, storefronts, and 
on their facades such as planters, hanging 
flowers pots, window boxes, etc.


4.4 Encourage more graphic arts for daytime and 
nighttime visual interest.  Graphic art should 
be linked to the individual stores and buildings 
that create the ambiance of Downtown.  
Graphic art should be further incentivized as 
part of window displays, business signage, 
and public art.  The graphics should become 
a hallmark of the Downtown that attracts 


visitors and customers, especially in the 
evenings and during major shopping seasons.


4.5 Where feasible, utility lines should be buried 
as new streetscape plans are implemented.  
This may need to be phased incrementally 
given the higher cost for burying utilities.  
The selection of streets for the first phase of 
burying utility lines should be coordinated 
with other public and private investments to 
minimize the costs.


4.6 Consider utilizing cost-effective streetscape 
improvements, including pervious pavement 
and better bio-filtration systems that control 
the quantity and improve the quality of 
stormwater runoff.  


5. Pedestrianization: Streets and 
Sidewalks


5.1 Balance the use of streets, sidewalks, and 
parking areas for all users.


5.2 Consider using “countdown timers” for 
pedestrian crossings at major signalized 
intersections to facilitate a more friendly 
pedestrian experience.


5.3 Improve major pedestrian crossings at key 
locations near the Riverwalk, including 
pedestrian access across Barstow Street and 
Broadway Avenue.


5.4 Consider widening sidewalks on Clinton 
Avenue as the equivalent of a traffic “diet” 
and evaluate the possibility of slower two-
lane traffic to improve pedestrian quality and 
safety.


5.5 Continue the closure of streets for major 
events, but be sensitive to local business 
needs during this time. Revise guidelines to 
better balance outdoor dining with pedestrian 
access and safety.







26 City OF WaUKesHa, WisCOnsin


6. Transit and Bicycling


6.1 Establish bike trail connections in locations 
that will generate customers for local 
businesses.  Explore the expansion of the 
existing bike trail system into the surrounding 
neighborhoods in ways that bring customers 
to Downtown businesses and events.  


6.2 Evaluate possible locations for a new bike 
center, including sites located in or adjacent 
to public parks/plazas that are also near retail 
businesses and within reasonable walking 
distance to places of employment. 


6.3 Consider adding shared bike/parking lanes 
on appropriate streets to help promote safe 
bicycle access to and through the Downtown.


6.4 Improve maps and signage for bicyclists using 
trails and seeking connections to Downtown 
areas and key destinations.


6.5 As a pilot program, install moveable bike 
racks in one or two parking spaces in the 
Downtown.  Consider a simple system of 
augmenting bicycle parking by adding devices 
to signs, streetlights, and other streetscape 
elements that would allow cyclists to lock 
their bicycles next to their destination.   


6.6 Consider ways to coordinate with 
recommendations in the City’s Bicycle and 
Pedestrian Plan.


6.7 Create a “U-Pass” for area students to 
encourage transit use.


6.8 Coordinate transit routes for easier access to 
large institutions and major employers.


6.9 Explore a transportation-share system for 
autos and/or bicycles (such as “ Zipcars”).


7. Signage


7.1 Install kiosks and gateway elements that 
ring the outer edge of the Downtown 
triangle in order to define the district and 
provide critical information to visitors (such 
as parking availability and proximity to key 


businesses, destinations, and other important 
locations).  The kiosks or gateway elements 
should be oriented primarily to drivers but 
also accommodate pedestrians.  Kiosks 
and gateway elements should make the 
experience of visiting Downtown easier and 
more enjoyable.  While the design of this 
system should emphasize one or two visual 
features that help brand the Downtown, the 
system should also allow for considerable 
diversity of expression to accommodate 
different visual settings and needs (Figure 41).


7.2 Along with the major kiosks and getaway 
elements, there should be a pedestrian-based 
“wayfinding system” for visitors after they 
have left their car or bicycle.  This signage 
should identify businesses, activity clusters, 
public spaces, and major institutions.  These 
signs should also serve as visual cues and 
landmarks that strengthen links to the 
neighborhoods and the Riverwalk.


7.3 Provide flexibility in Downtown sign standards 
for businesses that will encourage high quality 
designs, materials, and lighting, but will also 
create visual diversity and memorable street 
facades.


7.4 Install clear and distinctive street signs at all 
intersections and cross-streets.  This type of 
signage is essential to facilitate the experience 
of first-time visitors, as well as repeat visitors 
who may be less familiar with the entire 
Downtown District.


7.5 Include parking information in the signage 
systems to help drivers simplify the process 
of finding parking, making it easy to use and 
remember. 


8. Parking 


8.1 Conduct a detailed occupancy study for 
parking usage in all of the  parking facilities 
and lots (Figure 38) including the public 
ramps, on-street parking, and surface lots 


Figure 38. Downtown Waukesha Parking Analysis: Counts
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community rooms, lobbies, or exercise 
rooms


• Ground level decks, patios, and terraces 
serving residential uses 


• Apartment units with separate street level 
entries


• Larger commercial structures with multiple 
entries


• Ornamental gardens with benches and 
seating


• Graphic displays and murals


• Window displays for off-premises public 
and private activities.


• Acquisition of additional ROW to add on-
street parking as redevelopment occurs


• Attractive screening on the street edge 
of surface parking lots composed of 
ornamental fencing, masonry, hedges, 
trees, benches and other landscape 
elements.


9. Redevelopment Integration — Complete 
Streets


9.1 Include provisions in the streetscape master 
plan to guide the redevelopment of adjacent 
parcels.  These provisions should be used 
as an overlay district, form-based code, or 
regulating plan that identifies the building 
types, footprints, activities, and design 
features that should occur along each street 
edge.  


9.2 Increase flexibility for uses in redevelopment 
projects, but be more restrictive in terms of 
form, design features, and the need for active 
street level uses (including building entrances 
and windows.)


9.3 Vary redevelopment provisions according to 
the specific context of the site that:


• Facilitate preservation of historic buildings


• Create the “artscape” along Main Street


• Create the Downtown “Triangle” loop


• Recognize service streets that will not offer 
higher levels of street activity.


9.4 Ground level uses should promote activity 
along the street.  While small retail shops 
often represent the idealized form of street 
level activation, they are not always feasible.  
Consequently, other techniques should be 
considered for use in moderation (that is, to 
accommodate short gaps between higher 
activity uses), such as:


• Interior spaces for residential structures 
that have common functions like 


• Seasonal guidelines to allow some on-
street parking to be used for outdoor 
seating in warmer weather and  peak times 
for outdoor dining


• Enforcement of inappropriate use by 
employees and non-customer users 
(including, for example, inappropriate DOT 
employee use near businesses).


8.4 Increase options for shared parking, such as:


• Shared parking options that support 
increased occupancy rates, 24/7 business, 
and residential uses


• Pilot leasing programs of private lots for 
limited sharing at key times


• Additional public/private shared parking 
arrangements 


• Seasonal guidelines to allow some street 
parking  to be used for outdoor events.


8.5 Consider the following actions regarding 
public parking structures 


• Determine a long term plan for the 
Wisconsin Avenue/South Street garage. 
If necessary, conduct physical inspection 
of the City’s parking ramp and determine 
its longevity.  If major reconstruction 
is warranted, explore rebuilding the 
Municipal Garage with first level retail 
space.  Also, if rebuilding, estimate the 
cost and value of updating the facades and 
preventing access from “hidden” entries


• Estimate the need for and possible 
alternate locations of additional parking 
garages in the Downtown.


8.6 Consider the following actions regarding 
public  surface lots, and street parking 


• A pilot program for electric charging 
systems in lots (possibly solar)


• Additional on-street parking on Downtown 
streets where possible


(both public and private).  The goals should be 
to further define the scope of the problems 
for parking and the efficacy of suggested 
interventions.  Data collection should include 
parking occupancy by time of day, time of 
week, season, user type (customer, resident, 
employee).


8.2 Consider the use of new technologies for 
parking meters, which have proven successful 
in other downtown areas.  In the long run, 
as customers become familiar with these 
systems and their ease of use, they can 
be extraordinarily effective in managing 
demand and usage at different times of the 
day and week, as well as for different types 
of users.  Moreover, the pricing and timing 
of such parking policies can be modified far 
more easily than older coin-operated meter 
systems.


8.3 Consider new concepts for parking regulations 
and management, such as:


• New types of meters with flexible pricing 
systems (including market-based pricing) 
and ease of use


• BID or TIF support of parking ramp 
operation; consider possible cost/benefit 
for 1st floor retail


• Overnight parking for residents in 
downtown  by permit


• On-site and off-site kiosks with changing 
up-to-date availability info


• Better marketing of and wayfinding to 
parking lots and garages


• Off-peak exceptions to 2-hour parking 
limits


• Customer validation for waiving parking 
violations


• Street parking on the proposed outer 
triangle or loop that is attractive to 
visitors and other customers exploring the 
Downtown.
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tIF incentives


The City should continue to use TIF to promote 
developments that have multiplier or catalytic effects 
on other projects, businesses, and market forces that 
impact the Downtown favorably.


Grocery store


In the long run, a grocery store serving Downtown 
residents will become a key variable in the 
continuation of the area’s success and vitality.  While 
market conditions may not be favorable at this time, 
Waukesha should remain open to such possibilities 
and explore opportunities as they may arise. 


New multi-family housing


Waukesha should encourage well designed and 
appropriately scaled multi-family and mixed-
use development that increases the daytime and 
nighttime population – both rental and owner-
occupied housing.  Like many cities, Waukesha has 
debated the relative merits of rental versus owner-
occupied housing.  


While this debate addresses legitimate issues, it can 
become counterproductive if it oversimplifies the 
issue as only a question of ownership.  It is important 
to support both rental and owner-occupied units.  The 
focus should be on the visibility of diverse, attractive 
and well-maintained residences, especially those 
that support local businesses regardless of the form 
of ownership. To move in this direction, Waukesha 
should:


1. Support and incentivize the rehabilitation of the 
upper floors of the historic downtown buildings 
to provide modernized residential units. 


2. Encourage housing for wealthy retirees, empty 
nesters and local employees


3. Encourage housing for artists and other members 
of the design professions


4. Encourage housing for the employees of local 
businesses and institutions


Policies should, however, promote “ownership and 
commitment” to the Downtown by incentivizing high-
quality owner-occupied units.  The City should use an 
“incentive-based” policy to make high-value owner-
occupied units more attractive and feasible, but not 
in a way that precludes the construction of new rental 
units. 


Development approval process


The city should also streamline the approval processes 
for proposals consistent with pre-approved concepts 
and standards.  


GOal #2: REsIDENtIal 
COmmUNItY


Increase the number, type and 
visibility of residential life-
styles in Downtown consistent 
with a vibrant urban center 
(including high-end housing 
as well as rental units that 
support local business.)


Figure 39. Goal 2 - Neighborhood Character and Opportunity
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ImplEmENtatION 
OF GOal #2


1. Amend Housing Plan


The City should embrace a Central City housing plan 
model that targets a specific, realistic total for higher-
end units.  The policy should also place a value upon, 
and incentivize, rental units intended for persons 
likely to provide customers for Downtown businesses.  
This approach is also consistent with opportunities 
to create niche destinations for Downtown business 
(such as students in local schools, artists and 
designers, and employees working near Downtown).


2. Incentivize High Value Housing


Incentivize types of residential units that are currently 
missing, including high-value residential condos (but 
discontinue incentives as soon as it appears that such 
units are feasible without those incentives).  


3. Use Design Guidelines for Multiple 
Housing Types 


Develop a design code for new housing, regardless of 
type of ownership or building form.  


3.1 Require ground floor shared activities in 
addition to street level entrances.


3.2 Discourage buildings with more than 100 
units or more than 12 units per floor.


3.3 Encourage balconies and terraces, on the first 
three floors of a building and on upper floors 
where balconies could serve as meaningful 
visual landmarks for surrounding streets.


3.4 Require a design review of details for the first 
three stories.


3.5 Require a high level of architectural detail for 
‘blank’ facades along the street. 


3.6 Incentivize use of building practices that 
would reduce stormwater runoff and, at 
the same time, make newer buildings more 
attractive.   Stormwater incentives could be 
considered for green roofs, rain gardens, and 
comparable  techniques.


3.7 Incentivize other practices for energy 
reductions and environmental sustainability.


3.8 Commercial uses at ground level should not 
be required (with the possible exception 
of the Five Points subarea).  Instead, street 
level activity can be encouraged by allowing 
(or requiring) non-commercial ground level 
uses to include residential units with private 
ground-level entries or gardens (typical of 
town homes but also feasible in apartment-
style building types).    Other residential uses 
with ground level entrances could be included 
such as shared uses for apartment dwellers.  


3.9 Parking requirements for apartments should 
be reduced, especially if coupled with other 
parking regulations that discourage use of on-
street parking by residents during business 
hours.  For example, a reduction in parking 
requirements would be a reasonable trade-
off for requiring higher design standards. 


4. Residential Amenities – Plazas, 
Gardens, Active Places


Many residents who choose to live in active urban 
areas have different needs for access to public parks 
and “green” places.  The following two amenities 
would increase the attractiveness and economic value 
of downtown residences: 


4.1 Family-friendly, social activity areas in parks 
and plazas such as splash pad, ice-rink, 
informal vendor/markets sites and/or band 
shell.


4.2 Community gardens (depending upon land 
availability and maintenance).


4.3 A dog park (or walk) located on the Riverwalk.


5. Improve the Approval Process


Establish a more streamlined approval process for 
projects in the Downtown.  One way to do this 
would be to allow components of this Master Plan 
– especially suggestions for redevelopment – to be 
considered as overlay zones that are, in turn, defined 
as permitted uses.


6. Increase Support and Make Code 
Compliance Easier for Historic 
Preservation


The historic value of downtown buildings is a 
necessary component of the district’s economic 
value.  There are several ways to increase the historic 
value of Downtown:


6.1 Update the local list and map of historic 
properties and districts and consider adding 
remaining more significant properties.


6.2 Consider administrative procedures that 
would allow owners to apply alternate 
building codes that would allow renovations 
to be less expensive and/or more compatible 
with the aesthetic value of the structure.  


6.3 Support the rehabilitation of the upper 
floors of older historic buildings. Consider 
subsidizing the additional costs for building 
code upgrades with TIF or other funding 
sources, such that upper levels of older 
buildings can be remodeled without excessive 
expenditures.  


7. Facilitate Loans for Owner-based 
Improvements


Current income limits for public loan programs 
should be eliminated so that all homeowners 
(including condominium owners) could increase their 
investment in their property.  To the extent that loan 
funds are limited, priority should be given to those 
who qualify using the current income limits.


8. Seek Alternative Funding for Business 
Development


Consider outside sources of public funds to assist 
residential redevelopment:


8.1 Seek state and federal grant programs that 
provide for a variety of initiatives related 
to jobs, infrastructure, environmental 
improvements, tourism, tax credits, 
workforce housing, and related activities.


8.2 Seek private sector funding for unique 
projects benefiting the general public, 
associated with cultural activities, health and 
welfare, and other social initiatives.


8.3 Use TIF funding to incentivize redevelopment 
in an overall and  flexible manner.  It should 
not be applied in a way that increases land 
prices and then results in the reduction of 
development potential. 


8.4 Use TIF and related sources to add to the 
character of the street level activity.  


9. Facilitate Grocery Store Options


Develop guidelines for a grocery store approval 
process in or near the Downtown.


9.1 While a grocery store is desired by residents, 
it does not appear feasible based on present 
market conditions.  However, in the future  
the City should respond cautiously but 
positively to proposals for grocery stores 
and place a high priority on facilitating the 
implementation process.  


9.2 There are options for a moderately-sized 
grocery store, some of which are in the 
Downtown as well as in the neighborhoods 
surrounding the Downtown.  Implementation 
of these options may require changing 
regulations to accommodate signage, and 
parking.  This can be accomplished through 
conditional uses in zoning districts within the 
Downtown or Central City.
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GOal #3: ECONOmIC 
VItalItY


Reestablish the Downtown 
as the business, social 
and cultural heart of 
the community.


Encourage area-wide street level activity


The economic value of the Downtown requires the 
distribution of street-level activity as an area-wide 
policy.  While not all streets have sufficient foot traffic 
and access to support commercial market activities, 
it is essential to maximize such opportunities and 
to avoid policies or redevelopment decisions that 
diminish movement and discourage vehicular and 
pedestrian circulation throughout the area.  


To this end, the City should require that the design 
and uses on the ground floor of new or renovated 
buildings create a vibrant and active street scene in 
the Downtown.  To avoid an oversupply of commercial 
space in the Downtown, do not require that all first 
floor space be used for commercial activity.  Instead 
create a flexible set of guidelines that allow a variety 
of design solutions and uses on the first floor that 
fit demand for commercial space but still create an 
engaging and attractive experience in the Downtown. 


Encourage new business


Encourage businesses consistent with, and supportive 
of, the current revival of Downtown.  Build on the 
emerging “creative culture” by seeking compatible 
and supportive businesses and services.   This includes 
restaurants, specialty shops, and services that build 
upon existing strengths, such as:


 ■ Designers, artist community, design industry, craft 
and high tech businesses 


 ■ Specialty apparel and unique boutiques


 ■ Public events, music, entertainment, and nightlife 


Increase both the daytime and 
nighttime population


Encourage businesses and services that increase the 
daytime population such as:


 ■ Use of Downtown for health care services and 
employment


 ■ City, County and State offices (especially when 
such uses can leverage other key investments)


 ■ Opportunities for higher quality office space


Encourage and support restaurants and other 
businesses to operate after 5 p.m. to help create a 
more active night life.  


Encourage high-quality community design


Become recognized for high design quality in 
architecture (both historic and contemporary) and 
landscape architecture.   In particular, high design 
quality should be associated with new development 
including retail and residential uses as well as in the 
design and treatments of streets and public parks and 
plazas.


Figure 40. Goal 3 - Neighborhood Character and Opportunity







31Central City Master Plan


could possibly include a signature multi-story, 
mixed-use project (residential, commercial 
office, institutional, and/or retail uses).


2.3 Create a landmark civic place for the staging of 
city-wide events (such as concerts, holidays, 
art shows, outdoor market).  Integrate this 
new place with existing riverwalk and plazas, 
other streets, landmarks and features.


2.4 Require high architectural and site design 
standards for key projects that utilize 
contemporary architecture and attract 
regional attention, while complementing (but 
not copying) distinctive historic buildings.  
At the same time, incentivize historic 
preservation, including the maintenance and 
rehabilitation of facades and interiors.  


2.5 Encourage the use of sustainable construction 
techniques and green energy in building, 
infrastructure, landscape, and stormwater.


3. Encourage High-Quality Renovation of 
Historic Buildings


3.1 Incentivize the rehabilitation of upper floors 
in Downtown buildings for commercial and/or 
residential uses, especially those with higher 
quality renovations that can attract new 
users.  At the same time, consider applying an 
alternate building code for historic buildings 
to facilitate continued renovation.


3.2 Update the local list and map of historic 
properties and districts and consider adding 
more significant properties.


3.3 Consider administrative procedures that 
would allow owners to apply alternate 
building codes that would allow renovations 
to be less expensive and/or more compatible 
with the aesthetic value of the structure.  


3.4 Support the rehabilitation of the upper 
floors of older historic buildings. Consider 
subsidizing the additional costs for building 
code upgrades with TIF or other funding 
sources. 


4. Seek Alternative Funding for Business 
Development


Consider outside sources of public funds that help 
implement this goal:


4.1 Seek state and federal grant programs 
for a variety of initiatives related to jobs, 
infrastructure, environmental improvements, 
tourism, and related activities.


4.2 Seek private sector funding for unique 
projects benefiting the general public 
(associated, for example, with cultural 
activities, health and welfare, and other social 
initiatives.)


4.3 Use TIF funding to promote economic 
development consistent with this plan.  
While TIF should be used to incentivize 
redevelopment in an overall and  flexible 
manner.   TIF should not be applied in a way 
that increases land prices and then results in 
the reduction of development potential.


5. Make the Transit Center a Valuable and 
Attractive Urban Hub


Currently the Transit Center offers a significant service 
to Waukesha’s Central City, including residents, 
businesses, employers, and commuters.  Over time 
this level of activity will increase.  


Transit Center parking should be used as an incentive 
for new private sector developments.  Such incentives 
must be structured to ensure that the City captures 
the full economic value of the parking facility.


The sites  surrounding the Transit Center can build 
upon this hub of activity.  Most notably, the site 
southeast of the Transit Center offers the opportunity 
to link activities to the Riverwalk.  


Programs could be initiated to increase use of 
the Transit Center.  These programs might include 
incentives for using bicycles for commuting (to be 
arranged with local employers), recreational rentals 


for bicycling or other activities, and/or use of shared 
community cars (e.g., zipcar)


6. Create Additional Amenities To Attract 
Visitors


The Downtown should become more attractive for 
both year round residents as well as visitors from 
Waukesha neighborhoods outside the Central City, 
the region, and a broader range of tourists.  These 
attractions should encourage activity in all seasons.  
Possibilities include a splash pad for families with 
children, an ice-skating rink for active winter time use, 
and/or the Les Paul museum.


Other cultural activities might include the expansion 
of the historic museum or art museum undertaken 
in conjunction with the arts community, Carroll 
University or other local institutions.


Recreational and cultural activities should be 
combined with other private sector investments such 
that there are synergies of use that lead to increased 
social and economic activity for small businesses.


7. Ensure Long-Term River Quality


Prior investment in the Riverwalk and the resurgence 
in downtown activity depend, in large measure, on 
the value of the Fox River as an amenity.  The value 
of this natural environmental feature impacts the 
economic well-being of a community.  


Consequently, the long term environmental quality 
of the Fox River should be evaluated and maintained.  
Issues to be addressed include: bank stabilization, 
erosion control, protection of water quality through 
improved stormwater management, problems of 
silting and flooding, and dredging.  Along with physical 
improvements, educational programs should involve 
the general public in the appreciation of the natural 
environment of the Fox River.


ImplEmENtatION 
OF GOal #3


1. Support Broad Distribution of Increased 
Economic Value and Business Activities 


Spread support for multiple small businesses and 
minimize potential conflicts.


1.1 Support BID activities to promote Downtown 
businesses, amenities, and events.  Consider 
expanding the BID to the wider Downtown 
area northwest of the River, but not so far as 
to diminish the concentrated disposition of 
resources within the Downtown.


1.2 Coordinate advertising to promote Downtown 
businesses and cultural activities, including a 
Downtown business directory and guidebook.


1.3 Expand programming for community events 
and activities


1.4 Work with major employers and institutions 
to accommodate organizational growth 
within the Downtown and Central City.


1.5 Expand internet band width and general 
access for high tech users (educational 
institutions, internet services, designers).


1.6 Expand educational institutions using 
existing space (especially vacant facilities) as 
incubators for entrepreneurial opportunities.


1.7 Revise the business address policy to allow 
more than one address per building, thereby 
eliminating the confusion experienced by 
some businesses/customers in the past.


2. Improve Design Quality 


2.1 Create the “artscape” and downtown 
“triangle” described previously.


2.2 Create one “design icon” redevelopment –
preferably at St. Paul and Barstow which 
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2.2 Case-by-case flexibility should be allowed, but 
gaps in street edges should be limited to 65’ 
(to accommodate a one-bay parking lot and 
never exceed more than 120’ (the width of 
two surface parking bays).  Another limitation 
should be that gaps never exceed 50% of the 
block face (25% gaps are maintainable, but as 
they increase it becomes harder to maintain 
continuity – both visually and economically.)


3. Require pedestrian friendly activities 
and façade designs at the ground level 
for all street edges.


3.1 Most downtown plans usually require a high 
level of street activity, often mandating retail 
uses with entrances along all sidewalks.  
However, continuous retail use is not 
feasible in many market conditions  (not 
unlike portions of Waukesha’s Downtown).  
Consequently, alternatives to street level 
retail must be included as part of the 
approach to active street activity. 


3.2 Street level residential entrances for 
apartments should be encouraged.  When 
entries are not feasible, shallow front yards or 
patios with decorative fencing and high street 
visibility should be allowed.


3.3 Street level signage, displays, and public 
art projects should be encouraged.  Such 
projects can fill some gaps in street edges.  In 
addition, landscape features integrated with 
building facades should be considered such as 
benches and planters. 


3.4 Non-retail activities can be located at street 
level if they include ample glazing and allow 
visual connection between the interior 
activity and pedestrians.  These might include 
meeting rooms, hotel lobbies, apartment 
lobbies, professional offices, exercise/fitness 
uses, daycare, interiors for community 
uses (such as clinics, churches, government 
agencies).


URBaN DEsIGN pRINCIplEs FOR 
DOWNtOWN 


1. Require and implement a smaller-scale 
street and block pattern that matches 
the historic character of downtown.


1.1 The urban design concepts depicted in this 
section include alignments for public rights-
of-way, which continue the traditional street 
system.  This street and block system offers 
more than aesthetic value – it is fundamental 
to the economic stability of the downtown 
and should be required for all projects.  


1.2 Within each block, multiple parcels should be 
encouraged.  When a block is developed as a 
single parcel, separate architects with distinct 
building designs should be encouraged.  If 
only one architect is used, multiple building 
sites should be required with distinct styles 
and appearances.  That is, harmony among 
buildings is desirable, but they should all be 
seen as distinct structures.


1.3 Streets should be designed as highly walkable 
and safe experiences. They should include on-
street parking, safe pedestrian crossings, and 
attractive sidewalks and street furnishings.


2. Require buildings to align with the front 
property lines and occupy block corners.


2.1 A commonplace, but easily avoided failure, 
in contemporary downtown redevelopment 
derives from “open” corners that destroy 
the continuity of the district fabric.  Typically, 
open corners come about due to setting 
buildings back from property lines.  These 
setbacks, when they occur on corners, 
eliminate the spatial and visual continuity 
of the street.  While gaps in street façades 
are needed occasionally (for example, they 
may allow a mid-block, narrow entrance to a 
surface parking lot) they should never occur 
on the corners of blocks.  


DOWNtOWN URBaN 
DEsIGN & REDEVElOpmENt


the urban design component 
for the Downtown is critical 
to the long-term success of 
the district.  there must be 
a small-scale street and 
block pattern, along with 
fully integrated public and 
private uses.  Ground level 
activities must be pedestrian 
friendly and include 
active uses that engage 
pedestrians and passers-by.


Figure 41. Gateway concept sketch


These illustrations depict one concept for a gateway and 
signage feature (at the corner of St. Paul and Barstow) that 
can help visitors recognize and remember the outer loop of 
the Downtown triangle.







33Central City Master Plan


Figure 42. Urban Design Projects for the Downtown


This map depicts a combined set of urban design concepts for the Downtown.  Many other combinations of options can be developed.   Subsequent illustrations describe each urban design project 
in more detail.
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NORtH RIVER BaNk – East 
(FROm BaRstOW tO BROaDWaY)


The area along the north edge of the Fox River offers 
the greatest opportunity to transform Downtown, the 
surrounding neighborhoods, and the overall image 
of the City.  Redevelopment on the north side of the 
Fox River is the next logical opportunity for changing 
the dynamic of the Downtown and the Central City.  
This area bordered by St. Paul, Barstow, the Fox River, 
and Broadway represents a key redevelopment site 
(Figure 43 through Figure 446).  Options for this site 
employ a few basic principles:


1. Redevelop the site using a pattern of streets and 
blocks that allows for incremental investment; 
creates the amenities customers, workers and 
residents want; and matches the tradition of 
higher valued urban areas.


2. Assume a public-private partnership which 
would (a) leverage private investments to make 
public areas more desirable and attractive and 
(b) leverage public investments to reduce the 
high risks associated with major private sector 
development.  This could be achieved through an 
overlay district or regulating plan associated with 
the City’s Comprehensive Plan or Zoning Code. 


3. Locate building footprints to continue the historic 
pattern of walkable, pedestrian friendly streets 
with a diversity of street activity, well distributed 
street parking, and active urban experiences.


4. Encourage facades and architectural details with 
contemporary styles.


5. Create significant public places (accessible 
from the Transit Center and Riverwalk) that 
link highly visible activities.  These should 
include features such as a splash pad and/or 
ice-skating rink associated with a cafe or food 
service establishment.  This might also include 
performances in one area with a band shell, as 
well as outdoor dining or market stalls.  These 


places should not be “dedicated” or single-
purpose, but rather multiple use areas to allow 
for year round activity, daytime and night time, 
weekdays and weekends. These spaces should be 
linked to surrounding areas via clearly delineated, 
safe, and inviting pathways.


6. Create a river’s edge that integrates pedestrians, 
vehicles, landscape, and outdoor activity 
associated with new development. The river's 
edge should be linked to the Downtown, the 
Transit Center, and the rest of the Riverwalk 
system. Features on both banks of the river should 
form a cohesive network of improvements. 


North River Bank East – Option 1 


The pattern of new buildings and public places can 
take several forms (see Figure 43 for Option 1).  In all 
cases it is important to maintain a similar street and 
block structure with complete streets (pedestrian, 
vehicular, and bicycle circulation) on all four sides.  
This ensures long term access, active uses, and a 
pattern that continues the attractive, historic features 
of Downtown. Enhanced pedestrian crosswalks should 
be incorporated into several surrounding streets  to 
increase pedestrian access and improve safety.  On-
street parking should be added to Barstow and St. 
Paul. Equally important, the creation of a street and 
block framework allows for multiple phasing options.  
Any one of the three blocks could become the starting 
point for redevelopment. 


7. This option contains a key riverfront "lane" (N. 
Riverbank Lane ) that extends the activity and 
character  of the Downtown. Most importantly, 
the "lane" helps combine, and thereby raise, the 
value of both sides of the Fox River.


8. All of the blocks portray building footprints 
that are relatively simple and can easily fit with 
complementary buildings.  The footprints are 
sufficiently simple to allow for a broad mix of uses 
to be developed over time as the market for the 
uses emerges.  In addition, skywalk connections 
to the parking facility  can be accommodated in 


several ways and can pass through one building 
to reach another.  Ensuring this type of building 
compatibility is important and the incremental 
development of different projects should be 
managed accordingly.  


9. The eastern block includes a site well-suited for a 
hotel and small meeting venue .  The block is 
sufficiently large to include other complementary 
uses as well .  The interior of the eastern block 
includes additional surface parking screened 
from the public .  If more parking is needed, 
the center of this block could be converted into 
a parking deck – but only if it is surrounded on all 
four sides with active uses.   Underground parking 
may also be physically feasible.  


The middle block features a potential civic building 
, and a potential mixed use building .  In more 
technical terms, this is a “co-located municipal 
building,” including commercial uses, as well as city 
offices.  This location takes advantage of the value of 
the parking structure.  In this illustration, the building 
includes:


• City Hall


• Private commercial offices with a small 
food service or retail area along the 
riverfront park


• A glass-enclosed interior (year round) 
skywalk  and stair that connects the 
existing parking ramp, new civic building, 
and riverfront park areas


• Unique architectural features that will 
symbolize the City Hall such as a separate 
council chamber or community room  


• A shared civic courtyard  located in the 
interior of the center block, linking St. 
Paul to the Fox River, with multiple social 
uses (such as ceremonies, celebrations, or 
private rentals). 


10. The western block includes screened surface 
parking  and several opportunities for mixed-


use buildings .  In addition to commercial uses, 
functions might include a recreational facility, 
day-care, or combination of uses.  Here too, these 
blocks are sufficiently large to accommodate 
multiple uses consistent with compact, intense 
urban development.  


11. Finally, the Riverwalk itself comprises part of a 
“fourth” block  with expanded riverfront spaces 
that can accommodate a park pavilion, band shell, 
temporary structures for markets, ice skating and 
other high-activity areas.  Again, these places 
should not be “dedicated” or single-purpose, but 
allow many uses for year round activity, daytime 
and night time, weekdays and weekends. This 
fourth block should be linked to the Downtown 
through enhanced pedestrian routes .


12. This option shows a building along the River’s 
edge .  This can be an excellent landmark, but 
only if the design of the structure is carefully 
composed to encourage full riverfront continuity 
with strong public access.  There are many 
examples of private sector design which provide a 
high degree of community activity and value.  The 
key is to ensure that such buildings do not occupy 
too great a footprint, utilize underground parking,  
and that all four sides contain active street-level 
uses.  Building height need not be limited.  In 
fact, given the significance of the location the 
architecture of a taller building might help the 
area achieve landmark status.


North River Bank East – Option 2


This second option (Figure 44), very similar to the first, 
depicts slightly different building footprints that all 
adhere to the same basic principles :  maintaining 
the street and block pattern; multiple development 
opportunities; complete streets that provide high-
value access ; ground level, year round activities.  
This option is intended to illustrate a simpler, more 
market-driven set of opportunities in which all 
the footprints could be developed incrementally 
as private sector uses, as demand increases for 
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Figure 43. North River Bank East Site Redevelopment - Option 1
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residential, office, and retail space.  This option 
features an expanded riverfront plaza extending 
through to Barstow Street.


The concept implies that the build-out would 
take several years and that each building might 
be developed on separate lots, in keeping with a 
traditional high-value pattern of downtown growth 
and avoiding the problems caused by large-scale, 
overly massive projects.  


North River Bank East – Option 3


This third option (Figure 45) maintains urban design 
principles from the first two options, but changes 
some key features with regard to the river’s edge and 
links to the Transit Center.


1. Option 3 no longer shows a continuous vehicular 
circulation path along the River’s edge.  In 
Options 1 and 2 a “riverfront lane” ensured a high 
level of pedestrian activity along the edge of the 
river.  That is, a circulation lane in Options 1 and 
2 created a street front which, in turn, induced 
ground level activities and important architectural 
elements (like doors and windows) that animate 
the river’s edge.  In Option 3, however, a wide 
pedestrian promenade replaces the vehicular 
circulation lane .  The pedestrian promenade 
can include an easement for public access but 
remain in private ownership.  This approach offers 
a different way to balance private and public uses.


2. Option 3 emphasizes a major connection from 
Five Corners to available parking in the Transit 
Center.  Linking convenient, abundant parking in 
the Transit Center to the downtown can boost 
local business and related activities (such as Friday 
Night Live).  The distance from the Transit Center 
to Five Corners is approximately 800 feet.  In most 
shopping malls, for example, a walking distance 
from parking to shopping destinations of 800’ 
is not problematic due to visual simplicity and a 
shared understanding of pedestrian movement.  
In downtown Waukesha, however, the visual and 
“psychological” distance from the Transit Center 


Figure 44. North River Bank East Site Redevelopment - Option 2
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Figure 45. North River Bank East Site Redevelopment - Option 3


to Five Corners seems harder to overcome.   The 
"walking" connection is not convenient nor 
attractive.  To rectify this, Option 3 creates a 
direct, easy-to-use, attractive link passing through 
the center of the block  facing the Transit 
Center.  Landscape and streetscape make the link 
attractive and memorable, creating an effective, 
walkable path.  Next to the path, a large curved 
green space points to the Transit Center .  This 
garden area could, for example, be privately 
owned with an easement for pedestrian access.


3. In Option 3 building footprints show several 
variations.  For example, a footprint for a 
potential City Hall  (co-located with commercial 
offices) implies a variety of building heights.  The 
buildings opposite the Transit Center can include 
taller landmark forms that create a lynchpin 
tying St. Paul to the Five Corners pathway.  The 
major building mass might be 3 to 5 stories , 
with lower 1 or 2 story forms  in unique shapes 
that hug the sidewalks and maintain ground 
level retail activity.  In the southeast corner of 
the subarea, near Barstow and the river, other 
variations in building masses add visual interest.  
The southeast corner building might include a 
tower-like component near Barstow and the river 
 (as a key landmark), a mid-rise component 
 (perhaps 5 stories for the basic mass of the 
building), and a 1 or 2 story addition  (probably 
retail) on the north side that creates an active 
street edge and gateway to the site.  


4. Option 3 also shows a revised landscape and 
streetscape south of the river.  This design makes 
both sides of the river convenient for pedestrian 
movement and local business.  The subarea 
includes a series of interconnected parking 
“courts” with attractive paving, streetscaping and 
landscaping .  This approach provides more 
parking (when needed) as well as attractive, 
flexible places for outdoor events – both functions 
are warranted if more intense development 
occurs on the north side.
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Figure 46. North River Bank East Site Redevelopment - Option 4


As with prior options for this subarea, Option 3 
presumes a direct or indirect subsidy officered to 
the private sector (in terms of TIF funding and/or 
parking access) in return for increased public use and 
activity.  The intent is to create a strong public-private 
partnership with a greater return on investment for 
private development as well as a greater public value 
and experience for the community.


North River Bank East – Option 4


This fourth option (Figure 46) provides a variation 
on Option 3.  This design shows more intense 
development integrating public activity and access 
between buildings along the river’s edge.   The 
pedestrian link from Five Corners to the Transit 
Center is relocated along Brook Street .  Building 
configurations create smaller, well-defined public 
places  that will become more intimate places 
within  a more intriguing and interesting cityscape.  


Given the tight configurations, a precise alignment 
of building footprints is critical to the success of the 
concepts in Option 4.  Specific building footprints and 
street-level activities should be “required” rather than 
treated as a general guidelines.  This design approach 
can be accomplished through a “regulating plan” for 
a “form-based code” (or similar device) that ensures 
integrated urban design features as described below.  


1. Option 4 depicts a more intense private 
development with more building footprints than 
any other option for this subarea.   While built 
footprint increases, the combined length of 
building facades with a direct view of the river’s 
edge decreases.  Nevertheless the increase in 
total built area should lead to higher activity levels 
and higher tax base.  The increase in building 
intensity may require some below grade parking 
(for residential or commercial property).  This 
suggests that developers will request a subsidy, 
probably through Tax Incremental Financing.  
Such subsidies should be given strong positive 
consideration, but only in return for an effective 


ST. P
AUL A


VENUE


BARSTOW STREET


BROADWAY


BROOK STREET


MARY STREET


BARSTOW
PLAZA


FRAME
PARK


RIVERFRONT PLAZA




















Legend


Residential


Commercial


Civic/Institutional


Mixed Use


Transportation


Park/Open Space




































WAUKESHA METRO
TRANSIT CENTER







39Central City Master Plan


pattern of public access, public places, and street 
level activity as envisioned in the design.


2. On the easternmost block, a new structure has 
been added much closer to the river’s edge (but 
still on private property).  This structure might 
be a higher value residential building .  Other 
market options are feasible.  The added building 
is consistent with the intention of creating more 
activity by increasing occupied uses along the 
river’s edge.  The new riverfront building still 
allows movement from the vehicular path to the 
pedestrian edge of the river.


3. Option 4 (like Option 3) maintains a well-marked 
pedestrian walkway from Five Corners to the 
Transit Center, but reconfigures this path in 
tandem with Brook Street, leading to the street 
crossing at St. Paul .  This street-oriented 
pedestrian connection seems more public and 
might have more activity than the comparable 
mid-block connection in the Option 3.  By 
relocating the pedestrian path to the west, the 
mid-block area becomes a more intimate garden 
or courtyard  (which might still offer some semi-
public activity). 


4. Option 4 also uses the south side of the river to 
for more attractive parking with streetscape and 
landscape.  As in Option 3, intense develpment on 
the north side of the river increases the need for 
parking and event space on the south side.


NORtH RIVER BaNk – WEst (FROm 


BROaDWaY tO WIsCONsIN)


The western section of the north bank of the Fox 
River (Figure 47) should continue the pattern of 
development from the east.  However, different 
constraints and opportunities suggest a more 
moderate pattern of development in this area with 
smaller structures.


Along Broadway, a new mixed use structure  would 
complement the development to the east and help 


Figure 47. North River Bank West Site Redevelopment
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Figure 48. Wisconsin Avenue Site Redevelopment
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connect to the Downtown .  The plan shows a 
possible expanded Riverwalk and pedestrian crossing 
system along the northern bank of the river .


The western edge of this site (along Wisconsin Avenue) 
also reaches a newly proposed roundabout .  This 
roundabout creates a strong gateway element from 
the west.  It marks one of the key points that define 
the corners of the proposed Downtown “triangle”.  
The roundabout brings a new sense of importance 
(and value) to this corner of the Downtown.  Another 
key feature of roundabouts is the way in which they 
facilitate pedestrian movement.  Roundabout design 
must place an equally high priority on the aesthetic 
appeal of the entire intersection as well as the obvious 
safety issues.


WIsCONsIN aVENUE sItE


The area bordered by West Main Street, Maple Street, 
Wisconsin Avenue, and West Street (Figure 48) offers 
an important opportunity regarding the future of 
residential development.  The “texture” of the existing 
housing in the area includes a mix of individual 
buildings on separate lots, some larger structures, and 
nearby historic structures as well as some common-
wall buildings.  Consequently, the concept for this site 
also includes a mixture and diversity of building types.


A series of individual townhomes  are proposed, 
each with private entries and attached garages.  In 
this illustration, townhomes are grouped into two sets 
of five units (such that at least 4 of the 10 units can 
include windows on three sides).  These townhomes 
complement (but do not replicate) the texture of 
structures along Wisconsin Avenue.  The slightly 
higher density of townhomes, versus detached single 
family, will provide higher value per acre.  Townhomes 
are also oriented toward owner occupancy, although 
rentals of these units should not be discouraged.


A second structure  is a corner building for 
apartments that have  park views.  This structure can 
be developed as either all-residential, commercial, 


create a strong image at the intersection of Broadway 
and St. Paul.  


This intersection of Broadway and St. Paul is a major 
gateway for the Downtown.  While the option shown 
here presumes private development, this site would 
also serve well as a location for an institutional 
structure  like a museum or cultural facility.  A 
key factor for any use at this intersection will be the 
accommodation of parking.  Specifically, if the corner 
use requires a larger surface lot, it will disrupt the 
continuity of buildings and disconnect the western 
section of the site.  A small amount of surface parking 
(as shown in the design ) with the possibility of 
some below-grade parking is preferred.  


The larger majority of the site contains a variety of 
residential structures .  Many housing types are 
included.  This visual and social diversity is essential 
to avoiding the image of a single block of housing 
with one style, image, occupancy pattern.  Housing 
diversity remains a key to the value of the Downtown.  
The housing types shown here include town houses, 
condominiums, and rental units.  The building types 
are also varied with some two-story and some higher 
structures.  Many other patterns of structures are 
possible.  However, in all cases, the structures must 
create a strong edge along St. Paul, the Riverwalk, and 
the alignments for cross streets. 


The new cross streets  are particularly important 
to maintain the traditional pattern of movement and 
facilitate pedestrian crossing to and from both sides 
of the river, to maximize ease of access for street 
parking and business activity.    


The street circulation pattern extends the existing grid 
and creates visually active pedestrian sidewalks.  Even 
with fewer business locations in this area, Riverwalk 
activity is critical from a social and cultural viewpoint.  
That is, continuous public access must be embedded 
along with multiple, inviting pedestrian linkages 
across the site linking the Fox River to St. Paul.  Where 
possible, these pathways emphasize connections 
to pedestrian bridges that cross the Fox River and 
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or mixed-use with some non-residential activity on 
the ground level.  Building parking is provided in the 
small surface lot  which may be supplemented with 
underground spaces if the market conditions allow.  
This surface parking could also be used for rental units 
which would allow lower, more marketable rents.


The street edge along West Street and Wisconsin 
Avenue   requires strong landscaping since this 
site represents another gateway to the Downtown 
“triangle” and is the first site on the entrance to Main 
Street.


BROaDWaY & sOUtH stREEt sItE


The triangle area bordered by Broadway and South 
Street lies close to the heart of the Downtown.  This 
subarea includes a mix of building types ranging 
from detached structures to traditional main street 
buildings.  There are several options, each of which 
combines different building types that accommodates 
different market scenarios. The first option takes a 
more modest and incremental approach, the second 
a bit more substantial, and the third represents a 
major new structure on the site.


Broadway and south street site – Option 1


This option (Figure 49) includes a strong corner 
building  whose form matches the unique angular 
character of the site combined with a thin townhome 
building  along South Street.  Residential use is 
emphasized on South Street due to its largely non-
retail character.  Commercial uses with multiple 
entries are anticipated along the Broadway edge of 
the triangular building to match the existing character 
of the street. 


The corner building has a façade at its apex which is 
set back from the street to allow for a smaller public 
design feature  consisting of unique landscape, 
streetscape, or public art.  The building  could be 
multi-story, mixed use with some combination of 
retail, residential, and/or office.  This illustration 


Figure 51. Broadway and South Street Site - Option  3
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Figure 49. Broadway & South Street Site - Option 1
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Figure 50. Broadway & South Street Site - Option 2
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Figure 53. Barstow & the River Site - Option 2
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Figure 52. Barstow & the River Site - Option 1


assumes that there would be underground parking 
for building users.


This option also includes a series of nine townhomes 
, each two to three stories, that create a continuous 
pedestrian friendly facade along South Street.  Some 
surface parking  for residents is located behind the 
building.  


In addition, this option presumes that the building 
located just east of the corner  will be rehabilitated.


Broadway and south street site – Option 2


Option 2 (Figure 50) depicts a denser development 
pattern with two mixed use buildings .  The 
illustration includes a potential layout of parking 


Figure 54. Main & Barstow Site


MAIN STREET


BARSTO
W


 STREET



M
ARTIN


 STREET






































Legend


Residential


Commercial


Civic/Institutional


Mixed Use


Transportation


Park/Open Space


below grade .  This option also assumes the 
rehabilitation of the existing building in the southeast 
corner of the site .


Broadway and south street site – Option 3


Option 3 (Figure 51) shows the most intense pattern 
of development with a series of connected buildings 
 which appear and function as separate structures, 
but nonetheless allow for internal connections.  This 
option presumes that the building along Broadway 
Avenue  might be included in the redevelopment 
pattern rather than undergoing a separate 
rehabilitation effort.  Again, this type of flexibility 
will be determined by market conditions and the 
investment decisions of the property owners.
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BaRstOW aND tHE RIVER sItE 


Proximity to the River and the core Downtown, as 
well as adjacency to Barstow Street and Main Street, 
makes this site highly significant to the image of the 
Downtown.  Both of the options shown here replace 
the existing retail store and municipal parking lot.


Barstow and River site - Option 1


This concept (Figure 52) includes buildings along 
the entire edge of the street with two connected 
residential buildings .  Both (or either) structures 
could contain underground parking.  A small amount 
of surface parking  is located east of the buildings.  
The structure on the corner near the river should 
include some unique architectural feature that serves 
as a landmark.  


Barstow and River site - Option 2


The second concept (Figure 53) includes two corner 
buildings.  The building facing the river is shown 
as a three-story mixed use building , while the 
structure on Main Street is shown as a simple one-
story commercial use .  The space between the 
structures would be surface parking  with significant 
streetscape treatment along Barstow . 


maIN aND BaRstOW sItE


The half-block area bordered by Main Street to the 
north, Barstow to the west, and Martin to the east, 
occupies another key location along Main Street 
(Figure 54).  The site lends itself to higher density, 
more compact development that can become part of 
the Downtown's core.  


The site's redevelopment is proposed as three 
separate buildings, all of which must include facades 
that maintain the street edges.  One larger building 
would be inappropriate, since it would further the 
perception of overly large scale structures in the area 
and counter to the unique texture and diversity of the 
historic street character.  


The most critical site, on the corner of Main and 
Barstow, should improve the gateway character of 
Main Street and should include a unique architectural 
design feature on the corner .  


The second building on the corner of Main and 
Martin Street is envisioned as a more modest one 
story commercial building  which, given its size and 
location, should be feasible.


A moderately sized surface parking lot  helps 
provide front-of-store parking while maintaining the 
character of the street.  This use replaces the existing 
Ace Hardware structure and public parking lot.  The 
Main Street edge of the parking lot should receive 
special landscape/streetscape screening .


The largest building, mid-block, is proposed as 
a parking ramp  with a commercial use on the 
ground level facing Barstow .  A parking ramp at 
this location would help provide a highly visible and 
accessible facility for Downtown parkers.


Given the importance of Barstow Street, it is also 
assumed that a strong streetscape treatment will be 
needed to create a pedestrian-friendly experience 
opposite the imposing blank façade to the west . 
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Managing Resources for Downtown Development 
Why Resource Assessment is Important 
 
Successful downtown planning, like any other aspect of community development, 
depends upon effectively managing a set of complex dynamic resources, namely: 
• Land/Buildings - the resource that provides the space and physical 


relationships for the other resources.  This resource incorporates all the 
associated services, amenities and attributes. 


• Organization - the resource that coordinates the allocation of the other 
resources.  Organization occurs at all scales (sole proprietorship to the federal 
government) and types (private/public, profit/non-profit). 


• Capital - the financial resources that facilitate the growth and development of 
the other resources.  Capital flows to resources that are able to utilize it in a 
way that provides a profit or other benefits to the provider. 


• Information - is the resource that facilitates effective decisions regarding the 
allocation of the other resources.  Information comes in discrete bits and 
pieces and must be collected, analyzed, discussed and acted upon to have 
value to the other resources. 


• People - the resource that brings all the other resources together and is the 
prime driver.  People provide the labor and intelligence that acts upon the 
other resources to make development happen.  People have physical, social, 
emotional and intellectual needs that must be fulfilled through their 
interactions with other people, their work and their environment.  People also 
have skills, physical abilities, income and knowledge that can be applied to the 
other resources to create value in terms of satisfying personal and social 
needs. 


 
Adding to the complexity is that a multitude of entities influence the allocation of 
these resources.  Comprehensive planning is a process to engage those entities to 
come to terms with issues affecting the way resources are organized to impact 
the common environment in which they operate. 
 
 
 


"Good rules, fairly enforced will generate more economic development in the absence of 
resources than lots of resources will produce in the absence of good rules that are fairly 
enforced.  Resources help, but resources don't produce economic growth without a 
governing environment that nurtures investment." 
 
"Attracting Capital Through Good Governance" a presentation by Jonathan Taylor, 
Research Fellow, John F. Kennedy School of Government, Harvard University. 


 
 
 








REDEVELOPMENT AUTHORITY MEETING MINUTES  
Wednesday, October 10, 2018  
Hall of Fame Room 


Present:  Roger Springman, Denise Duranczyk, Brian Girgen, Regina Hirsch, Carl Chenoweth and Dale 


Reeves 


 


Absent and Excused:  Lukas Trow 


 


Others Present: Mayor Swadley, Greg Jensen, Planning Director Scheel, Alexander Cramer, Emily Bahr, 


Gary Becker, Finance Director Friedl 


 


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


 


Communications:  


Springman noted Earth Construction Pay Request 7 has been approved and is being processed for 


payment. 


 


Springman informed the RDA members about the Dane County Housing Initiative Conference scheduled 


for October 25th. 


 


Springman discussed concerns brought to his attention by Peggy Veregin of the City of Stoughton 


Landmarks Commission regarding the stability of the Blacksmith shop. 


 


Springman informed the members that Todd Nelson has backed out of Marathon property deal. 


 


Springman informed the group that the DNR denied funding for the Whitewater Park. The reasoning 


provided related mainly to the high water issues experienced in 2018. Hirsch, Chenoweth and Duranczyk 


added to the discussion in relation to what they know thus far. Additional discussion followed and the 


members are hoping for some clarification from the DNR at the meeting scheduled for October 15th. 


 


Public Comments:  


None. 


 


Approval of September 12th Minutes 


Motion by Chenoweth to approve the September 12th minutes, second by Hirsch, pending change noting 


that Duranczyk was absent and excused. Motioned passed 6 to 0. 


Approval of September 24th Minutes 


Motion by Duranczyk to approve the September 24th minutes, second by Hirsch, pending change to add 


Becker’s notes from the September 24th as an addendum to the meeting minutes. Motioned passed 5 to 


0. Chenoweth abstained. 


 


 


 







Finance Report  


Director Friedl provided a brief overview of the year-to-date September 30th financial statements for the 


RDA and TIF No. 5. 


Old Business items  


a.  Marathon site update 


Springman noted that Todd Nelson backed out of the purchase of the site. Blake George (realtor) is 


planning to meet with Springman, Mayor Swadley and the RDA attorney regarding the mutual release 


agreement and retaining the $5,000 in earnest money. Two other parties interested in the site are 


waiting for the paperwork with Todd Nelson to be finalized. Blake George is concerned with the 


environmental issues delaying the sale of the site and will give recommendations at the meeting in 


relation to how the RDA can improve the site for its ultimate sale.  


 


b. Demolition process update and Phase II environmental schedule 


Gary Blazek has stated that Earth Construction has committed to a November 1st completion date for 


the entire site. Gary Blazek and Earth Construction are contemplating laying crushed aggregate near the 


river bank to create a base due to the ground water levels/spring being so high. The RDA would like to 


see the cost savings/increases associated with doing this as opposed to laying topsoil and seed along the 


river bank. The overall plan needs to be approved by the DNR and Gary Blazek is meeting with them on 


October 11th to discuss this particular issue. Crushing and location specifications need to be pre-defined. 


The existing retaining wall and fill behind it was never approved by the DNR so other issues may arise 


from that as well. Springman will request that Gary Blazek call Chenoweth immediately following the 


meeting with the DNR to debrief him on the conversation. Girgen recommended crushing all the 


concrete that needs to be crushed and leave on-site for future use (base, trail, etc.).  


 


Springman also noted that the Phase II work is scheduled for November.  


 


c. Blacksmith shop Structural Engineering Brace proposal and possible action 


A hand out was provided to the members by Springman and Kurt Straus from Structural Integrity joined 


the meeting by telephone at 6:15. Straus provided a brief overview summarizing the possibility of 


renting hog legs to stabilize the building through the winter. Straus’ cost estimate for designing this is 


approximately $1,300 and the total cost is anticipated to be less than $25,000 (if rented for less than 


one year). Straus discussed some concerns that could possibly arise, but believes this type of 


stabilization would last through the winter. Straus noted that the key to keeping the steel structure 


standing is to keep the masonry standing. Chenoweth inquired as to why this wasn’t included in the 


original options provided by Structural Integrity. Straus noted that the original options assumed the 


West wall was going to come down and that did not happen. Straus also noted that moving the braces 


to the interior would have the same results as bracing on the exterior and possibly provide better results 


than bracing the exterior walls (protection from elements, tampering, etc.). Chenoweth believes that 


the Earth Construction contract requires them to pay for this work. Based on this perceived contractual 


requirement, the RDA opted to delay this decision and inform Earth Construction that this is their 


responsibility and they need to provide a plan to the RDA for approval and assume all of the associated 


costs. 


   







Chenoweth will meet with Gary Blazek and Earth Construction to inform them of their responsibility 


related to stabilizing the Blacksmith shop.  


  


No motion required. 


 


d. Discussion on development process panel, project phasing and proposal evaluation form 


Becker discussed the two major options available for developing the property as summarized in the 


“Selecting a Development Path: A Look at Roles and Responsibilities Before Deciding” handout. 


 


Springman provided the members with a copy of the City of La Crosse Request for Expressions of 


Interest (RFEI) related to the development of the City’s Riverside North area. Springman noted that 


Jason Gilman, La Crosse’s Director of Planning and Development would be willing to attend a future 


meeting. The members would like to possibly pursue the RFEI methodology and Chenoweth noted that 


he would like a rough draft of the RFEI by the end of November and have available for release the 


second week of January. 


 


e.  Parcel Transfer process update  


The historical value of the Powerhouse’s raceway is causing an issue. Springman spoke informally with 


Alderperson Majewski and determined the RDA needs a written opinion of what they want to see done 


with the building and document what needs to be done to retain the possibility of historic tax credits, 


etc. 


 


New Business: 


a.  Revolving Loan program update and possible action on Chamber of Commerce membership 


Motion by Chenoweth to not renew the RDA membership with the Chamber of Commerce, second by 


Girgen. Motion passed 5 to 1 with Springman voting no. 


 


Trow will touch base with Laura Trotter of the Chamber of Commerce and let her know that the City has 


already paid for the membership and the RDA believes a second membership is redundant.  


  


b.  Discussion on website update scheme and possible action  


Becker noticed that there are many issues with the existing website and provided suggestions as to what 


he believes it should look like. Becker and Springman will communicate these changes to the City’s IT 


Department which will also include a series of maps outlining the individual Redevelopment Areas. 


 


c.  Discussion on proposal for Historic Properties Development Initiative 


The RDA would like to group the historic properties together and send out a document highlighting the 


City’s interest in preserving the identified structures. Possibly rely on the aforementioned RFEI to 


address this as well. 


 


d. Discussion regarding CIP and Operating budget 


The RDA made the following changes to the 2019-2023 CIP: 


- Move portion of design work to 2019 - $50,000 (Grant $) 


- Move river bank restoration to 2019 - $150,000 (Grant $) 







 


e. Approval of Reimbursement request #1 for SAG grant 


Becker will provide a final review of this and notify Finance Director Friedl when the review is complete. 


 


Agenda items for possible special meeting and regular meeting on November 14th 


- Draft RFEI discussions 


- Parcel transfer update 


- Discussion on design of Riverfront restoration, RFP, etc. 


- TIF 4 project plan summary – Master Plan for Downtown 


 


Adjourn 


Motioned by Chenoweth to adjourn the meeting, second by Girgen. Motion passed 6 to 0 to adjourn at 


8:15 p.m. 


 








 


 


 


OFFICIAL NOTICE AND AGENDA 
Notice is hereby given that the Redevelopment Authority of the City of Stoughton, 


Wisconsin will hold a regular or special meeting as indicated on the date, time and location 


given below. 


Meeting of the: 


Date /Time: 
Location: 


Members: 


Redevelopment Authority of the City of Stoughton 


Wednesday, November 14, 2018 @ 5:30 p.m.  


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


Regina Hirsch, Denise Duranczyk, Carl Chenoweth, Brian Girgen, Roger Springman, Lukas 


Trow and Dale Reeves  


 


 


 


1. Call to Order 
 
2.  Communications 
 
3.  Public Comments 
 
4.  Approval of October 10, 2018 minutes  
 
5.  Finance report   
 
6.  Old Business  


a. Marathon site update  
b. Demolition process and Blacksmith shop stabilization updates 
c. Phase II work plan update for demolition area  
d. RFEI progress update  
e. Parcel transfer update and possible plan of action for Phase II work at Public Works garage site 


  
7.  New Business 


a. Proposal for downtown master planning process and possible action  
b. Revolving Loan Fund update and possible action to change/update program 
c. Preliminary discussion on Riverfront Restoration process  


 


8.  Agenda items for December 12, 2018 meeting  
 
9.  Adjourn  
 
 
 


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


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


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 








Table #1: City of Stou hton TID #4 Amendment Planned Pro ect Costs 


Proposed Improvements 
Original TIC #4 


Project Plan 
Budget•n 


'HD *4 
Amendment 02 


Total 


A. Capital Costs $0 $0 $0 


B. Infrastructure $775.D00 $100,000 $875,000 


C. Site Development Costs $0 $125,000 $125.000 


D. Land Acquisition & Assembly $0 $0 $0 


E. Development Incen-rves $50,000 $100,000 $150,000 


F. Professional Services $30,000 $10,000 $40,000 


G. Discretionary Payments $70,000 $0 $70,000 


H. Administration Costs $25,000 $291,80C $316,800 


I. TIF Organizational Costs $20,000 $7r000 $27,000 


I —clation $56,593 $12.551 $69,144 


Subtotal $1,026,593 $646,351 $1,672,944 


J. Financing Costs (less Cap. interest) $585,138 $147/34 $732,872 


Capitalized Interest $105,236 $11,647 $116,883 


Total TID ExpenditureA $2,522,699 


*Original lID #4 plan did not have the exact same improvement categories; dollar -amounts have been assigned to the 
most appropriate category. 
A Due to higher than anticipated costs on items included in the original project plan (primarily Main Street 
reconstruction], approximately $2.6 million of project costs have been incurred (including financing). 








Approved by State Board of Accounts for the Stoughton City, 2014


REVENUE AND EXPENDITURE REPORT FOR STOUGHTON CITY 1/1Page:11/07/2018 10:01 AM
User: JAMIN
DB: Stoughton PERIOD ENDING 10/31/2018


% BDGT
USED


AVAILABLE
BALANCE


NORMAL (ABNORMAL)


ACTIVITY FOR
MONTH 10/31/2018


INCREASE (DECREASE)


YTD BALANCE
10/31/2018


NORMAL (ABNORMAL)
2018


AMENDED BUDGETDESCRIPTIONACCOUNT PROJECT


Fund 261 - REDEVELOPMENT AUTHORITY
Dept 00000 - MEMORY


0.00 15,104.00 0.00 0.00 15,104.00 PROPERTY TAXES41110 
225.05 (212.59)32.38 382.59 170.00 INTEREST48110 
100.00 0.00 0.00 10,000.00 10,000.00 TRANSFER IN - GENERAL FUND49210 


14,891.41 32.38 10,382.59 25,274.00 Net - Dept 00000 - MEMORY


Dept 55100 - COMMUNITY COMMITMENT
81.19 1,880.69 498.75 8,119.31 10,000.00 OPERATING EXPENSES50340 
100.00 (4,817.27)14.16 4,817.27 0.00 OPERATING EXPENSES50340 20200000
100.00 (154.38)154.38 154.38 0.00 OPERATING EXPENSES50340 50600000
100.00 (25,469.34)1,700.69 25,469.34 0.00 ADMINSTRATION50850 


28,560.30 (2,367.98)(38,560.30)(10,000.00)Net - Dept 55100 - COMMUNITY COMMITMENT


184.48 43,451.71 (2,335.60)(28,177.71)15,274.00 NET OF REVENUES & EXPENDITURES


385.60 (28,560.30)2,367.98 38,560.30 10,000.00 TOTAL EXPENDITURES
41.08 14,891.41 32.38 10,382.59 25,274.00 TOTAL REVENUES


Fund 261 - REDEVELOPMENT AUTHORITY:








Plan Commissioner's Journal - For Review 
 
Downtown Hurdles 
by Kennedy Smith 
 
About 15 years ago I met a Massachusetts couple who had owned a successful 
car audio business, selling and installing car sound systems. Their business had 
been successful because they sent installers out to their customers, rather than 
doing installations in a central shop. Customers loved it -- the installers came 
right to them, so they didn’t have to give up their cars for a day. 
 
The couple decided to move the business downtown. It had been located out on 
a highway for years, but they lived near the downtown and liked the idea of being 
able to walk to work. The business didn’t need much space -- its installers kept 
their vans at their own homes, so it didn’t need a dedicated parking area for its 
small fleet. All it needed was a showroom. 
So, when the right space opened, the couple jumped at the opportunity. 
 
Things were great for a couple of months. Sales skyrocketed, and the shop’s 
salespeople loved being close to restaurants and stores. But then someone from 
the town’s planning office stopped by and delivered a stunning blow. He told 
them the town’s zoning code didn’t permit automotive businesses downtown, and 
they would have to move.  
 
Why, they asked? Because they owned a fleet of vans, he said. They explained 
that their vans weren’t kept downtown, so their business had no impact on the 
district’s parking supply, and it wasn’t the kind of automotive business that 
generated pollution or toxic waste. But the planner said it didn’t matter: their 
business was classified as ‘automotive,’ and that wasn’t allowed downtown. The 
couple closed their business, sold their home, and moved to a different town. 
 
The day I heard this story is the day I began paying close attention to how local 
planning policies affect downtowns and their economic revitalization potential. 
Until then, I believed that the way to revitalize a downtown was to improve things 
within the downtown itself -- rehabbing buildings, improving public spaces, 
developing new businesses, things like that. But I soon realized that downtown 
revitalization actually takes place in a community’s planning and land use laws.  
 
All the other things are important, of course, and have to happen -- but if the 
community’s planning policies don’t encourage downtown revitalization, all these 
activities will have limited long-term impact and the district’s revitalization will be 
a tough uphill battle. 
 
While the Massachusetts’ couple’s car audio business represents a kind of 
extreme example (not to mention a really inflexible zoning code enforcer), there 
are dozens of ways in which planning policies negatively affect downtowns. 
Among the most significant problems: 







 
1. Comprehensive plans that treat downtown like a detail, not like a priority. 
 
If having a thriving downtown is important to your community, that goal should be 
at the heart of your comprehensive plan. It shouldn’t be just a component of the 
plan; it should be a guiding principle that pervades the entire plan and affects 
most aspects of it.  
 
The same thing goes for preserving your community’s historic buildings. 
I’ve seen lots of comprehensive plans that have a token paragraph that says 
something like, “Historic preservation is a priority for the community, etc.”, but 
then don’t mention anything else about preservation in the rest of the document.  
 
And I’ve seen lots of comp plans that have an entire section about the downtown, 
emphatically stating its importance and describing what kinds of development 
can and cannot happen there -- but the rest of the report is riddled with regulatory 
hand grenades that create obstacles to downtown revitalization, making it much 
easier for someone to open a new business or develop a building out on the strip 
than in the town center.  
 
An obstacle to downtown revitalization is simply an incentive for development to 
take place somewhere else. Your community’s comprehensive plan should make 
downtown the easiest and most advantageous place for new development to 
occur. The community’s values about design, land use, and economic 
development should cross-cut all aspects of the comp plan and shape all its 
components accordingly.  
 
 
2. Codes that make mixed-use development difficult. 
 
Downtowns work best when they have a mix of economic functions -- housing, 
offices, retail, entertainment, government, small industry. But zoning often makes 
it difficult or impossible to create that blend of activities: 


• zoning codes sometimes prohibit using the upper floors above storefronts 
for apartments.  


• the number of parking spaces required for downtown apartments or 
condominiums is often based on the number required for detached 
housing in residential neighborhoods, but may far exceed the number 
actually needed for downtown housing units, whose residents are more 
likely to walk, bike or use public transit than to drive a car.  


• and, then there are instances like the couple from Massachusetts 
encountered, in which the types of businesses permitted or prohibited 
downtown just doesn’t make sense, given the new ways in which many 
businesses do business these days. 


 
 







3. Codes that prohibit small-scale industry from locating downtown. 
 
Fifty-plus years ago, planning commissions worked very hard to create zoning 
ordinances that separated toxic industries from the apartments, shops, and 
businesses downtown. They succeeded. But, while their rationale was good -- 
improving public safety -- the legacy of these planning policies has not kept pace 
with the path of community development. 
 
The fastest-growing business sector in small-city downtowns in the past decade 
has been what I call “location neutral” businesses -- businesses that, because of 
overnight delivery systems and the internet, can locate almost anywhere.  
 
They run the gamut from small manufactures (jewelry, clothing, furniture) to 
software designers to back-office service providers. And many of them are 
choosing to locate in older and historic downtowns. They like the one-of-a-kind 
spaces. They like being able to walk to restaurants and the post office. And they 
are great for downtowns. Their workers help support the district’s retail 
businesses and, by locating in upper-floor spaces that might otherwise be 
vacant, they provide an additional revenue source for the district’s property 
owners. 
 
But, technically, many of these businesses are industries, and your zoning 
regulations might not permit them downtown. The days when almost all industry 
generated pollution are gone -- and those zoning restrictions should disappear, 
as well. 
 
4. Design guidelines that are too rigid and stifle creativity. 
 
Many communities have adopted design guidelines for their downtown historic 
districts. Sometimes these guidelines are voluntary, tied to some sort of financial 
incentive (like a grant or a low-interest loan).  Sometimes the guidelines are 
mandatory, with an architectural review board reviewing and signing off on 
proposed projects before the city can issue a building permit. 
 
Design guidelines have averted many disasters in older and historic downtowns 
(and residential neighborhoods). But design guidelines -- as well-intentioned as 
they are -- can cause problems if not well planned. 
 
Design guidelines that are too prescriptive can stifle urban design creativity. 
Pressured by property owners eager to get their projects approved quickly, 
architects often opt for “safe” designs, rather than creative ones. Ironically, until 
the advent of design guidelines, downtowns were almost always the place where 
design innovation took place.  Sure, the basic design components were 
respected -- building scale, streetscape rhythm, street setback, the proportion of 
building elements.  But, within that context, America’s main streets have given 
birth to an astonishing range of architectural styles.  







 
At their best, America’s main streets tell the story of their communities’ evolution, 
with buildings (or storefronts) that reflect the absolute best design of the years in 
which they were created. At their worst, America’s main streets tell the story of 
design guidelines that try to maintain the status quo, rather than to continue that 
evolution. We need to be sure our design guidelines encourage and reward 
architects for reaching forward, not for mimicking the past in order to gain a quick 
approval. 
 
The fact that design guidelines almost always apply only to historic downtowns, 
and not to other parts of the community, provides another hurdle facing 
downtown. Avoiding the extra time and cost of design review is one more factor 
developers may consider when choosing where to invest.  The thing that has 
always mystified me, though, is this: Why do we only require good design habits 
in the historic parts of our communities? Why don’t we ask for good design in the 
newer parts, too? Why don’t our planning policies require the same design 
standards throughout the ENTIRE community? Beats me. 
 
-------------------------------------------- 
About the Author: 
 
Kennedy Lawson Smith is a principal with the Community Land Use and Economics (CLUE) 
Group, a consulting firm specializing in downtown economic development. She served as director 
of the National Trust for Historic Preservation’s National Main Street Center from 1991-2004. Her 
“Downtown Matters” column is now a regular feature of the Planning Commissioners Journal. 
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DB: Stoughton


Period Ending 10/31/2018


                                     Fund 261 REDEVELOPMENT AUTHORITY


BalanceDescriptionGL Number


*** Assets ***


(17,299.12)PRIMARY CHECKING261-00000-11100
18,060.46 WISC INVESTMENT FUND261-00000-11302


761.34 Total Assets


*** Liabilities ***


560.63 ACCOUNTS PAYABLE261-00000-21100
64,071.00 ADVANCE FROM GEN FUND261-00000-25100


64,631.63 Total Liabilities


*** Fund Balance ***


(35,692.58)FUND BALANCE261-00000-39000


(35,692.58)Total Fund Balance


(35,692.58)Beginning Fund Balance


(28,177.71)Net of Revenues VS Expenditures
(63,870.29)Ending Fund Balance


761.34 Total Liabilities And Fund Balance








                                             PROJECT ACTIVITY REPORT FOR STOUGHTON CITY                                             Project: 26101000 MARATHON STATION


                                             TRANSACTIONS FROM 01/01/2010 TO 12/31/2013                                           SEE NEXT TAB FOR ADD'L DETAIL


Date JNL GL # Jnl Line Description Debits EXPENSE TYPE PROJECT


02/28/2010 AP 204-57120-50850-26101000 STAFFORD ROSENBAUM LL     2139 2,332.00 ADMIN MARATHON


03/31/2010 AP 204-57120-50850-26101000 STAFFORD ROSENBAUM LL     2139 1,634.00 ADMIN MARATHON


04/30/2010 AP 204-57120-50850 BAKER TILLY 1,050.00 ADMIN GENERAL


04/30/2010 AP 204-57120-50850 VIERBICHER 1,360.00 ADMIN GENERAL


04/30/2010 AP 204-57120-50850 RECORD TID FEES 150.00 ADMIN GENERAL


04/30/2010 AP 204-57120-50850 ANNUAL TIF FEES 1,000.00 ADMIN GENERAL


04/30/2010 AP 204-57120-50850 TIF TAXES AND FEES 1,000.00 ADMIN GENERAL


05/31/2010 AP 204-57120-50850-26101000 STAFFORD ROSENBAUM LL     2139 5,339.60 TIF PROJECTS MARATHON


06/30/2010 AP 204-57120-50850-26101000 STAFFORD ROSENBAUM LL     2139 272.00 TIF PROJECTS MARATHON


06/30/2010 AP 204-57120-50850-26101000 STAFFORD ROSENBAUM LL     2139 738.19 TIF PROJECTS MARATHON


07/31/2010 AP 204-57120-50850-26101000 STAFFORD ROSENBAUM LL     2139 2,765.83 TIF PROJECTS MARATHON


09/30/2010 AP 204-57120-50850-26101000 STAFFORD ROSENBAUM LL     2139 4,217.40 TIF PROJECTS MARATHON


09/30/2010 AP 204-57120-50850-26101000 STAFFORD ROSENBAUM LL     2139 759.72 TIF PROJECTS MARATHON


11/30/2010 AP 204-57120-50850-26101000 STAFFORD ROSENBAUM LL     2139 742.00 TIF PROJECTS MARATHON


12/31/2010 AP 204-57120-50850-26101000 STAFFORD ROSENBAUM LL     2139 2,743.10 TIF PROJECTS MARATHON


06/30/2010 AP 204-57310-50823-26101000 GENERAL ENGINEERING C     2218 3,250.00 TIF PROJECTS MARATHON


10/31/2010 AP 204-57310-50823-26101000 DANE COUNTY TITLE CO      2741 167,000.00 TIF PROJECTS MARATHON


10/31/2010 JE 204-57310-50823-26101000 MARATHON STATION CLOSING -FOR 2010 TAXES 2,785.31 TIF PROJECTS MARATHON


11/30/2010 AP 204-57310-50823-26101000 SCHAPER EXCAVATING &       786 22,000.00 TIF PROJECTS MARATHON


12/31/2010 AP 204-57310-50823-26101000 GENERAL ENGINEERING C     2218 3,250.00 TIF PROJECTS MARATHON


12/31/2010 AP 204-57310-50823-26101000 GENERAL ENGINEERING C     2218 183.96 TIF PROJECTS MARATHON


01/31/2011 AP 204-57310-50823-26101000 STOUGHTON, CITY OF        2278 4,311.68 TIF PROJECTS MARATHON


03/31/2011 AP 204-57310-50823-26101000 GENERAL ENGINEERING C     2218 4,000.00 TIF PROJECTS MARATHON


04/30/2012 AP 204-57120-50850 RECORD TID FEES 150.00 ADMIN GENERAL


09/30/2012 AP 204-57310-50820 FIRST AMERICAN TITLE INSURANCE 93,203.47 CAPITAL GENERAL


12/31/2012 AP 204-57310-50823 CITY OF STOUGHTON 2,683.51 TIF PROJECTS GENERAL


12/31/2012 AP 204-57120-50850 VIERBICHER 1,300.80 ADMIN GENERAL


330,222.57







Account Detail - 204-57310-823: PROJECTS: MARATHON STATION


A/C Number A/C Title Jrnl Description Amount


204-57310-823 6/2/2010 AP GENERAL ENGINEERING C     2218 3,250.00      Oversight of remediation


204-57310-823 10/13/2010 AP DANE COUNTY TITLE CO      2741 167,000.00  Land purchase


204-57310-823 10/31/2010 JE MARATHON STATION CLOSING -FOR 2010 TAXES 2,785.31      Property tax


204-57310-823 11/17/2010 AP SCHAPER EXCAVATING &       786 22,000.00    Remediation of marathon site


204-57310-823 12/29/2010 AP GENERAL ENGINEERING C     2218 3,250.00      Oversight of remediation


204-57310-823 2/2/2011 AP GENERAL ENGINEERING C     2218 183.96          Oversight of remediation


     TOTAL BALANCE 198,469.27   







The total budget for TID#4, from plan amendment #2, is $3.4 million. Approximately $2.6 million was expended on the Main Street reconstruction in the early 2000's (from the project plan amendment). Add 


to that the $330,000 expended since then that Jamin found and it looks like we are about $400,000 under the budgeted amount. The amended project plan for TID #4 anticipated a 2018 incremental value of 


$11.3 million and the actual amount is $7.3 million, but this is offset somewhat by a tax rate that is $3.40 per thousand higher than what was projected at the time of the amendment. All-in-all, the TID seems to 


be financially healthy and there appears to be room in the budget to make other budgeted expenditures. The City has until March 2021 to make any expenditures or obligate debt for any expenditures expected 


to be recovered by incremental revenue before the TID closes in 2026.


Gary W. Becker, CEcD


GWB Professional Services


(608)444-0836


A veteran-owned business








Attachment #1 - Planned Project Costs 
City of Stoughton 


TID No. 4 Amendment 
11/612009 


Type of Expenditure Amount 
% Paid By Costs Allocated 


to Project Project 	I Other 


A. Capital Costs 


$0 100% 0% $0 


B. Infrastructure 
General Street;  Sidewalk & Utility Upgrades $100,000 100% 0% 5100,000 


Total Infrastructure $100,000 100% 0% $100,000 


C. Site Development Costs 
Site Cleanup & Demolition Costs* $250,000 50'Y 50% $125,000 


a 	Land Acquisition & Assembly 


$250,000 50% 50% $125,000 


$0 100% 0% $0 


E. Development Incentives 
Land Write-Down $100,000 100% 0'3b S100,000 


$100,000 100% 0% $100,000 


F. Professional Services' 
$50,000 20% 80% $10,000 


G. Discretionary Payments 


$0 100% 0% $0 


H. Administration Costs 
City Staff $100,000 100% 0'Y $100,000 
RDA Funds $150,000 100% 0% $150,000 
Payments to DOR $1,800 100% 0% 51,800 
Audits $40,000 100% 0% $40,000 


Total Administration Costs $291,800 100% 0% $291,800 


I. Organizational Costs 
Department of Revenue Submittal Fee $1,000 100% 0% $1,000 
Professional Fees $5,000 100% 0% 55,000 
City Staff & Publishing $1,000 100% 0% 51,000 


Total Organization Costs $7,000 100• 0% $7,000 


Inflation 512,551 100% 0% $12,551 


Total Project Costs $811,351 80% 20% $646,351 


J. Financing Costs 
Interest, Fin. Fees, Less Cap. Interest S 147,734 
Plus Capitalized Interest $11,647 


Total Financing Costs $159,381 


TOTAL TM EXPENDITURE $805,732 
* Assume porton paid by grants 
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Period Ending 10/31/2018


                                     Fund 205 TID #5 FUND


BalanceDescriptionGL Number


*** Assets ***


25,470.80 PRIMARY CHECKING205-00000-11100
147,645.79 WISC INVESTMENT FUND205-00000-11302


173,116.59 Total Assets


*** Liabilities ***


598,427.00 ADVANCE FROM GEN FUND205-00000-25100


598,427.00 Total Liabilities


*** Fund Balance ***


(402,617.16)FUND BALANCE205-00000-39000


(402,617.16)Total Fund Balance


(402,617.16)Beginning Fund Balance


(22,693.25)Net of Revenues VS Expenditures
(425,310.41)Ending Fund Balance
173,116.59 Total Liabilities And Fund Balance





