OFFICIAL NOTICE AND AGENDA

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

Meeting of the: Redevelopment Authority of the City of Stoughton
Date /Time: Wedn'esday, July 10, 2019 @ 6:00 p.m. .
Location: Old City Hall, Hall of Fame Room, 381 E. Main Street
Members: Regina Hirsch, Carl Chenoweth, Roger Springman, Lukas Trow, Dale Reeves and
Ozzie Doom
Call to Order

1. Communications

2. Public Comments

3. Approval of minutes from June 12" and June 26™, 2019 meetings

4. Finance Report and update on WEDC grant reimbursement submission

5. Old Business

Marathon site update

Blacksmith Shop update

Power Plant proposed Landmark boundary change and possible action
Possible action on master developer guidance form and public information
meeting

2020 CIP process update and possible action

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

PwnpE

oo

6. Topics for August 14" meeting

7. Adjournment

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

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

Wednesday, June 12, 2019

Hall of Fame Room

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

Absent and Excused: Roger Springman, Carl Chenoweth

Others Present: Mayor Swadley, Director Friedl, Director Glynn, Emily Bahr, Brett Schumacher, Laura Callan,
Ben Heili

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

Communications:
Director Friedl communicated to the RDA that he received a phone call from General Capital notifying him they
are no longer interested in the Riverfront Development project.

Public Comments:
None

Approval of May 8" Minutes
Motion by Trow to approve the May 8" meeting minutes, second by Hirsch. Motion passed 5 — 0.

Finance Report
Director Friedl provided a brief summary of the YTD 5/31/19 financial statements for the RDA, TIF No. 5 and
TIF No. 8.

Mayor’s Appointment to the RDA
Mayor Swadley introduced Pete Manley as the new member of the RDA. Manley proceeded to give a brief
summary of his background and past experience as it relates to the RDA.

Old Business Items

a. Downtown Revitalization Subcommittee update and possible action on Ayres service
contract

Trow summarized the revised agreement with Ayers and Associates and how concerns
related to the original draft agreement have been addressed.

Motion by Trow to approve the contract with Ayers and Associates, second by Hirsch.
Motion passed 5 — 0.
b. Update on Marathon site situation and warranty deed stumbling block

Mayor Swadley provided a summary of the existing warranty deed and how it is
impacting the sale of the property.

Discussion regarding the options available to the RDA followed. Reeves will discuss
further with the RDA’s attorney and provide Springman with a summary of that
discussion.





Motion by Hirsch to extend the closing date an additional sixty days, second by Doom.
Motion passed 5 — 0.

c. Update on Power House recent boundary change by Landmarks Commission
The RDA discussed the issues surrounding the proposed boundary for the landmark
designation and possible next steps. The Landmarks Commission meets on June 13" to

make a final decision and RDA members were encouraged to attend. Next steps will be
discussed following the Landmarks Commission’s final decision.

d. Update on June 26" master developer meeting and discussion on proposal submission
process
No action. Draft summary in the packet was discussed and no edits/changes were
proposed by the RDA members.

New Business ltems

a) Review and discussion on Whitewater Park planning and needed coordination on
riverside design, including green space, storm water, river/bike walk, river wall and
pedestrian bridge

Director Glynn discussed the timeline related to the projects planned along the riverbank
along the RDA properties, the Mandt Park side and further upstream.

**Closed session on Blacksmith Shop settlement negotiations

Motion by Hirsch to go into closed session at 7:11, second by Trow. Motion passed 5 — 0.

Motion by Hirsch to go into open session at 8:05, second by Trow. Motion passed 5 — 0.

Adjourn
Motion by Hirsch to adjourn the meeting, second by Trow to adjourn at 8:05 p.m.






Landmark Nomination Form, City of Stoughton, WI

1. Name of Building or Site

Historic: Stoughton City Power Plant #1

Common:

2. Location

Address: 601 S. 4% Street

Aldermanic District:

County: Dane

3. Classification

Type of Property Ownership Historic Use Present Use
__ District _X__  Public (if different from ___ Agriculture __ Museum
—X__ Building(s) — Private present use) — Commercial ___ Park
____ Structure Industrial: Electrical ____ Educational _____ Private Residence
—_Site Status Generation ____ Entertainment ___ Religious
— Object — Occupied — Government ____ Scientific
—x_ Unoccupied ____Industrial __ Transportation
____ Military —X_ Other: vacant

4. Current Owner of Property

Name: City of Stoughton

Street Address: City Hall, 207 S. Forrest Street

5. Legal Description (in County Courthouse / City Assessor’s Office)

Parcel Number:

Legal Description: See attached

281/0511-081-4462-4 (portion of)

6. Representation in Existing Surveys

Title/Date/Depository of Survey Records:

7. Description

Condition:

— Excellent _X_ Fair — Unaltered _X_ Original Site
_X_ Altered

__ Good —Poor ___Moved, Date:

Original Owner: City of Stoughton

Original Use: Industry/Electrical Power Generation

Architect or Builder: unknown

Architectural Style: Romanesque Revival

Date of Construction: c1907

Indigenous Materials Used:

Describe the present and original physical appearance (attach on separate sheets)






Landmark Nomination Form, City of Stoughton, WI

8. Significance

Area(s) of Significance — check all that apply and justify in section 8a below

— Architecture
—X__Cultural or Social History

— Associative Significance

Statement of Significance and Conformance to Designation Criteria
(attach on separate sheets)

9. Major Bibliographical References (attach additional sheets if necessary)

City and State Archives:

Periodicals, pamphlets, and websites:

Books:

Other:

10. Form Prepared By

Name/Title:

Organization: Stoughton Landmarks Commission Date: June 2019
Street & Number: City Hall Phone:

City, State, Zip: Stoughton, WI 53589 Email:

11. Commission/Council Actions

Hearing Date: 1989 Hearing Approved:

Council Designated a Landmark (Date): September 12, 1989

Hearing Date: July 11, 2019 (clarify boundary only) Landmark Number:

Council Approve Boundary Clarification (Date):

Certified By:

Commission Chairman Name: Date:

Signature:
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5. Legal Description, continued

Parcel Number: 281/0511-081-4462-4 (portion of)

The Power Plant #1 is currently located on parcel # 281/0511-081-4462-4, also referenced by the Original Plat:
Block 35, portions of lots 14 and 15. The boundary of the locally landmarked property encompasses a small area
of lots 14 and 15, further defined as: 30 feet from the north wall of the Power Plant, 50 feet from the east wall
of the Power Plant, back edge of sidewalk to the west and the remaining south boundary follows the current
south parcel/lot line, not including the river bank or tail race.

7. Description

The Stoughton Power Plant #1, built c1907 in the Romanesque Revival style, is constructed of cream brick with red brick
and cream-colored cast stone trim. The foundation is concrete and the gabled roof is covered with large clay tiles. This
industrial building is one story and rectangular, with its primary facade facing north. Decorative features include its
large, round arched door and window surrounds, executed in red brick which emphasizes the arches; the street-facing,
nearly full-width, round-arched end wall with a small circular window; the steel-framed industrial windows, the
corbelled brick ornament, and the clay tiles of the roof.

[Contemporary accounts have conflicting information about the date of construction. Some sources cite 1906. This is
the year that the existing building on the site burned down and the power plant needed to be rebuilt. Other sources site
a circa date of 1911 since the building shows up on the 1912 Sanborn maps. It is unlikely that the city waited five years
to rebuild the power plant since they had in November of 1906 just approved a plan to provide, for the first time, 24
hour electrical service to its residents. For this reason, the city would have built the new power plant building as quickly
as possible to get electrical service online as quickly as possible.]

Site and Setting

The Power Plant is located on the southwest corner of its parcel; the west side of the parcel defined by S. 4™ Street and
the south edge of the parcel bordered by the Yahara River. The Power Plant is surrounded by a larger industrial area
that extends north to E. South Street and east to S. 7" Street. This sprawling expanse to the east was the location of a
large wagon factory, and other industrial activities; over time, the wagon factory expanded across the whole area. The
entire south edge of this area is defined by the Yahara River. The west side of the building is adjacent to the sidewalk of
S. 4" Street. Vegetation in the form of shrubs and trees covers the south edge of the parcel between the building and
the river, and in front of the building and along the west sidewalk, there is a tree and a small area of mown lawn;
otherwise the area around the building is primarily open and paved. A contemporary chain link fence along S. 4™ Street
separates the site from the sidewalk.

The building was constructed for electrical generation, powered by the adjacent river and an existing dam, head race
and tail race. The dam, head race and tail race were constructed much earlier than the power plant to operate a mill
previously on this site. The power plant was constructed here to take advantage of the existing system. The dam is
located south and west of the building; the head race was created north of the dam, diverting water to flow east, under
the bridge of S. 4% Street, then configured to funnel water flow to the south west corner of the building. The water
flowed under the southwest corner of the building, the flow of the water generating the equipment inside, the water
then flowing away from the building to the tail race. The tail race flowed south then curved to the east, connecting back
to the river. All of the components of this system are extant although some parts have been rebuilt over the years.
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As an historically industrial area, railroad spurs once crisscrossed the area providing rail access to the manufacturing
plants north of the river on both the west and east sides of S. 4'" Street. These spurs had a western terminus at S. Water
Street, continued through the industrial complex of the Stoughton Wagon Company, crossed S. 4™ Street and continued
east through the Mandt Wagon Company complex before eventually joining up with the main rail line. One set of spurs
was located along an east/west corridor between the industrial complex now known as the Uniroyal plant and the
current Stoughton Utilities building, crossing S. 4™ Street and continuing east along E. South Street. A second set of
spurs was located along an east/west corridor between the north bank of the river and the current Stoughton Utilities
building. This spur also crossed S. 4™ Street approximately 30 feet north of the power plant and, just as it cleared the
building to the east, split into two spurs: one curving south along the river and the second continuing in a north and
easterly direction through the wagon works complex.

This industrial and open setting, and the building’s location on the river all help to define the historic appearance of the
power plant and its site; the location of the former railroad spur helps define the northern boundary of the locally
landmarked power plant site.

Exterior

The power plant building is diminutive, approximately 56’ x 42’, three bays wide along its long walls facing to the front
(north) and to the rear (south), and two bays deep along its sides facing east and west. The foundation is of concrete,
the exterior walls are load-bearing brick masonry, and the side gabled roof has steel framing covered with Federal Tile, a
product commonly used in industrial applications that provided both a structural deck and roof covering in one product.
The gabled roof is visible from the east side of the building but hidden by a tall, arched end wall at the west side. The
walls are of cream brick, while arched details around the top and sides of the door and windows are of red brick. The
walls on the north, west, and east sides are caped with stone coping. The windows are divided light, industrial steel-
frame sash although many windows have been boarded over, while others have been removed and the opening infilled
with brick. At the cornice of the north fagade, very faint ghosting indicates the former painted sign: Stoughton
Municipal Power Plant — No.1.

The primary facade faces north and is composed of three structural bays. The center bay has the door and the outer
bays each have a steel sash window. Each bay is framed by a slightly projecting brick pilaster, rising to the cornice
creating three recessed panels. Below the cornice are multiple rows of corbelled brick. At each outer corner, the
corbeled brick also ornaments the top of the pilaster, a detail that is left off of the other inner pilasters. A monumentally
scaled round arch frames the double-doors. The doors are rectangular in rectangular openings; above the double doors
is a single arched transom area which is now infilled. The red brick arched opening is detailed at each side with an
engaged post built flush to the wall and at the top of the post, cast stone imposts serve as the base for the arch; a cast
stone keystone ornaments the top of the arch. The doors are not original. The arched openings around the windows
are larger than that around the door; the height of the arch extends almost to the corbeled brick at the top of the wall.
The window openings are detailed with a cast stone keystone, cast stone blocks at the bottom of the arch and parallel to
the top of the window sash, and a cast stone window sill. The red brick framing continues down past the window sill
approximately four rows, then another four rows of bricks are corbelled back until they meet flush with the wall. Four
rows of red brick are below the window, creating a continuous red band below the cast stone window sill. The top of
the cornice meets the roof, tile coping finishes the top of the wall. The rear south facing facade mirrors the front fagade.
There are minor differences: the center arched opening, while it looks the same as the other window openings, is
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completely infilled with cream brick; there is a pedestrian door cut into the window bay on the right side; and the
concrete foundation at the west corner is visible down to the level of the tail race.

The west side facade faces the street and has the same appearance as the front facade in materials and ornamental
details except that it is only two bays wide. Each bay has a window opening, the same size and with the same design
details as the front fagade, but on this side, the left window is completely boarded over and the right window is half
infilled with brick and half boarded over; brick infills each arch above the windows. The street facade is further
ornamented with a tall end wall, its broad arch encompassing almost the entire width of the facade. The end wall rises
above the parapet, its inset center surrounded by rows of corbelled brick. At the center of the wall is a circular window,
outlined in red brick and detailed with four cast stone keystones set at 90 degree intervals beginning at the top of the
window. The end wall is highlighted at the top by a projecting round arch, centered above the round window. The east
facade is a solid brick wall with no openings and no parapet. There is a round metal ventilator at the ridge of the roof,
behind the arched end wall.

Interior

The interior is one large room. The floors are concrete, the walls are brick and there is a suspended tile ceiling system
which has mostly fallen down. There is a turbine access door flush to the floor in the southwest corner of the building.
The power generating equipment has been removed.

Integrity

Overall, the building has good integrity to its historic period and is recognizable as an historic period power plant. The
building has undergone some alterations, the most obvious being the boarding over or removal of some original
industrial steel sash windows and the replacement of the main doors. The other components of its exterior design are
intact. The interior has good integrity with its large open interior and volume of space unchanged.

8. Significance

The Stoughton Power Plant No. 1 meets the local landmark eligibility requirements under criteria numbers:
2. isidentified with important historic events in community history;
5. isaunique and irreplaceable asset to its neighborhood and the city; and
6. it provides an example of the physical surroundings in which past generations lived.

The power plant embodies the early history of municipal power generation in the city of Stoughton and the
transformative impact electrical service was to have on its citizens. While eventually the system had three power plants,
this is the only power plant located within the city, and the earliest plant in Stoughton’s system. At the turn of the
century, providing electricity to residents was increasingly seen as a necessity not a novelty, and it was no longer
satisfactory for electricity to power only the street lights and selected businesses and homes. Prior efforts to provide
electricity to citizens, as early as 1892, were put in the hands of private individuals with unsatisfactory results due to
inconsistent service. In 1906, the City of Stoughton took over control of the power plant, affirming its commitment to
bringing stable electrical service to citizens, improving the quality of life. Reliable, continuous electrical power
dramatically and permanently changed the lives of Stoughton’s citizens.
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The following summary of the development of Stoughton and electrical power generation is summarized from existing
narrative histories including Local Landmark designation reports and a National Register eligibility report.

Brief developmental history

The history of Stoughton owes its existence to its proximity to water power, and its prosperity to the coming of the
railroad. Luke Stoughton, the community’s founder, was attracted to the site because of its location between the cities
of Madison to the north, and Janesville to the south; however, the site’s most important attribute was its location on the
Yahara (then Catfish) River. The river’s potential to supply water power was instrumental in Stoughton’s decision to buy
land here. In 1847, Luke Stoughton purchased 800 acres and in the same year platted the village. The first building
constructed was a public inn, constructed by Alvin West, which was followed by the village’s first store, constructed by
Stoughton in 1848. These buildings stood opposite each other on the northwest and southwest corners of Main and
Division streets (these buildings have been demolished). By 1850, the surrounding countryside was a patchwork of
farms, most of them planted in wheat. To serve area farmers, in 1850, Stoughton erected the village’s first
manufacturing facility, a small lumber mill located on the Catfish River. This was followed in 1850 with the construction
of a grist mill on the river, constructed and operated by DeWitt Davis. With these two facilities in place, Stoughton
became a center of trade for the surrounding farms. By 1853, Stoughton included the sawmill and gristmill, several
stores, a blacksmith shop, and a public school. As population grew and the city expanded, Luke Stoughton also
convinced the Milwaukee and Mississippi Railroad (later a part of the Chicago, Milwaukee & St. Paul system) to extend
its rail lines through Stoughton and donated a large area of land as further enticement. By December 15, 1853, the
railroad’s tracks were completed as far as Stoughton and traffic between Stoughton and Milwaukee began; the system
was extended to Madison in May 1854. Rail connections brightened the community’s future prospects, inducing Luke
Stoughton to plat an addition in 1855.1

The community of Stoughton continued to develop as an agricultural support community through the 1860s,
incorporating as a village in 1868; it became a center of trade for the surrounding farms and its population began to
grow accordingly.? In 1870, the village had a population of 965, about two-thirds of whom were Yankees from New York
and New England, and most of the rest were European immigrants. An 1871 bird’s eye view shows that Stoughton had
not yet extended beyond its original and 1855 plats. The commercial area was concentrated between Forest and East
Water streets, but growing east toward the railroad tracks; residences were widely scattered on both the east and west
sides of the river; and small industrial areas had sprung up on Main Street just west of the railroad tracks, and along
South Street north of the dam.?

Stoughton’s expanding industrial sector spurred the village’s growth during the late nineteenth and early twentieth
centuries, and transformed it from a Yankee enclave into a city with a decidedly Norwegian concentration. The
community was evolving and growing in large part due to the T. G. Mandt Wagon Works company located on the west
side of S. 4™ Street. Established in 1865, by 1882 the year in which Stoughton incorporated as a city, it was a thriving
factory with 225 employees. During this period, wagons were the primary method of transportation as well as vital
machinery on area farms. The concentration of farms in the area provided a market and wagon manufacturing grew as
the city’s leading industry. Although Mandt left the company in 1889, the factory continued as the Stoughton Wagon
Company. Mandt opened another, separate, wagon factory in Stoughton in 1896 on the east side of S. 4" Street. That

1 Homme, pp. 29-30.
2 |bid., p. 33.
3 H. H. Bailey, Stoughton, Wisconsin, (Chicago: Chicago Lithographing Co., 1871).
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business was sold to the Moline Plow Company in 1902. The Stoughton Wagon Company and the Moline Plow Company
prospered until the very early 1920s, when motorized vehicles permanently displaced wagons as everyday
transportation. The second leading industrial enterprise in Stoughton during the late nineteenth and early twentieth
centuries was tobacco processing and shipment. Tobacco cultivation had succeeded wheat farming as the principal
agricultural crop in a small area of southern Dane and northern Rock counties during the 1870s. The City’s access to the
railroad network made it a perfect location for this industry. The first tobacco warehouse in the community was built on
the west side of the railroad tracks in 1877. By 1898, Stoughton had 17 tobacco warehouses, concentrated along the
railroad corridor. After World War |, tobacco production in the area dropped due to soil depletion and steep reductions
in the price of tobacco. By the early 1920s, most of Stoughton’s tobacco warehouses had closed. *

Stoughton’s population had reached 5,101 in 1920, but the decline of the wagon manufacturing industry and tobacco
shipment sent the city into economic recession in the 1920s. The population fell to 4,497 in 1930. During the late 1930s,
the city acquired the land and buildings of both the Stoughton Wagon Company and the Moline Plow Company, and
brought in two new businesses to take over the plants. The Highway Trailer Company (later, Stoughton Trailer
Company) and the Stoughton Cab and Body Company employed many local people in the manufacture of trailers and
car parts, products that were in great demand during World War Il and the post-war years. Tobacco cultivation
rebounded following World War Il. By 1950, Stoughton nhumbered 4,833 residents.’

Stoughton continued to expand through the latter half of the twentieth century. Since 1980, new development has
concentrated west of the Yahara River adjacent to USH 51, the route to Madison, attracting residents who work in the
capital city but prefer to live in a smaller community. Stoughton remains a lively community with healthy commercial
and industrial sectors, and takes great pride in its Norwegian heritage.

Brief history of electrical generation in Stoughton

By the turn of the twentieth century, expansive industry and growing population required improvement in City services.
Providing a source of continuous and reliable electricity was one of the cornerstones of the City’s efforts to improve
services, which benefitted homeowners and supported businesses and industry.

Hydro-electric power was introduced to Wisconsin in 1882 when the first direct current (DC) power plant was put into
service in Appleton. Because of the DC technology’s early foothold, it was the system of choice for many power plants
even though a competing (and better) system, alternating current (AC) technology, was also being perfected in the mid-
1880s. In 1892 the City purchased the two existing electrical light companies in Stoughton, creating one of Wisconsin's
early municipally owned power systems. The early hydro-electric system was direct current (DC) which had severe
limitations as it could only transmit power about 10 blocks away from the generator. Because of the complexities of
trying to produce sufficient power using the DC system, ownership of the utility changed hands between the city and
private owners numerous times. The City purchased the utility in 1892, sold it to the Lyon family of Dunkirk, who sold it
back to the City within a few years, all of this happening prior to 1899. A power shortage for the growing city in 1899
caused the City to lease a flour mill at the Dunkirk dam and convert it to electrical power generation. In 1901 the City
sold the utility to Stoughton Electric Light and Power Company, then ownership transferred back to the City in 1906.

4 1bid., p. 63; and Map of Stoughton, Wisconsin, (1898).

5 Rebecca Sample Bernstein, “City of Stoughton, Wisconsin, Intensive Survey Report: Commercial Architectural and Historical
Survey,” report for the Stoughton Landmarks Commission and Downtown Revitalization Association, July 1991, p. 9; Wisconsin Blue
Book, (Madison: Wisconsin Legislative Reference Bureau, 1891; 1921; 1940; and 1952.)
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From the turn of the twentieth century, the City was converting its hydro-electric power plants to alternating current
(AC) technology. One of the important advantages of AC technology was the ability to carry electricity many miles from
the generator, in turn, providing a more stable supply of electricity. By the end of 1906, the City solidified its
commitment to providing reliable electrical service; in November, the city council approved a resolution calling for a trial
period of providing 24 hour service. Before this trial period could begin, Stoughton’s power plant burned down.

The City built the Stoughton Power Plant No. 1, the subject building, to replace it. According to research conducted
about Stoughton’s early power generation for a determination of eligibility report:

The new plant was equipped with two S. Morgan Smith vertical shaft hydraulic turbines set in line, one Fort
Wayne Synchronous Generator and a Woodward Model D governor. The capacity of this plant was rated at
150 kw... With its new Plant No. 1 supplemented by the leased works at Dunkirk and a small steam powered
Generator located across the street at the Mandt wagon factory, Stoughton continued to meet its power needs
until about 1916. In that year Stoughton Plant No. 3 was built at Stebbinsville. It was the first “modern” plant
that the city had. It was modern in the sense that it had a high speed vertical shaft turbine directly driving a
vertical shaft generator, a much more efficient type of operation. (The machinery in Plant No. 1 had vertical
turbines, the speed of which was “geared up” to drive a horizontal shaft generator.)®

By 1916, of the 370 communities in Wisconsin with electrical service, only 86 were owned by local units of government
like the system in Stoughton. While many communities sold their utilities to the emerging Wisconsin Power and Light
Company, Stoughton remained independent. In 1926 Stoughton bought the Dunkirk facility as well replaced the
machinery in Plant No. 1, trading up to the more powerful vertical shaft, propeller driven turbines, driving two vertical
shaft S. Morgan Smith generators. During the 1970s and 1980s, ownership of the utility system was transferred to a
small private company: Wisconsin Edison Co., which continued to generate electricity for the City. The subject power
plant building has not been used to generate electricity for many decades and the equipment was removed from the
building at an unknown date, sometime after 1988. Currently, electrical service is provided by Stoughton Utilities with
oversight from the Utilities Committee, a committee of the City of Stoughton Common Council. The Utilities Committee
directs the operations of the Municipal Electric, Wastewater and Water Utilities as prescribed by State Statute and the
Common Council.

The Stoughton Power Plant No. 1 building is significant for its association with early power generation in Stoughton, the
early power generation industry, and the history of the municipality providing continuous and reliable electricity to the
citizens of Stoughton. Safe, continuous, and reliable electrical service was one of the cornerstones of the City’s plans for
stability and growth. Access to reliable electrical service to homeowners and business owners transformed the lives of
citizens, improving quality of life and bringing the community in line with what were considered the most modern
standards of municipal amenities and an essential aspect of what became known as normal operations of developed
economies. The Stoughton Power Plant No. 1 building is unique in the city as the building that embodies this important
industrial and municipal history. The building and its location on the river demonstrates the workings of a hydro-
electrical power plant and its proximity to the previously dense industrial corridor illustrates the connection between
Stoughton’s early industries and its oldest electrical power plant.

5 Vogel, (1988), p 8.
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The power plant embodies the early history of municipal power generation in the city of Stoughton and the
transformative impact electrical service was to have on its citizens.

Figures
Figure 1: Sanborn Fire Insurance Map, 1912. Detail view.
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Figure 2: Photo montage of 1912 Sanborn Map and modern aerial photograph overlay
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DRAFT V3
Stoughton Riverfront Project Master Developer Proposal Process
Guidance Form

The Stoughton RDA has completed all initial work related to the acceptance of RFEI master developer
proposal requests for the Riverfront Project. The RDA now seeks formal, detailed proposals for the
Riverfront Project and they will be due electrically and hard copy* by August 23, 2019. Proposals will be
evaluated by the full RDA at its regular meeting on September 11, 2019 and may be awarded at the
same meeting. * NOTE: Four hard copies of the principal document shall be submitted by August 23rd
and the entire document, including appendices and attachments, shall be provided electronically.

Proposal Goals: The RDA gained significant knowledge about the development vision and capabilities of
development teams at its June 26, 2019 meeting. With this taken into account and the fact that we
want each development team to use its creativity and experience as much as possible, it is our intent to
not be overly prescriptive in offering detailed guidance for your proposal submission. However,
because the RDA seeks to make sure that core topics important to us are addressed, we will provide a
list of "categories of interest" that should be responded to in your proposals.

The Riverfront Project will serve as the development anchor for the greater downtown for years to
come. It must work . ..and we are looking for it to bring out the best in what the community can be as
it brings out the best in each development team. You have the freedom to pursue the best of what your
team can offer. We view this project as a lasting partnership between the RDA/City and awarded
development team.

In preparing for the development of the Riverfront Project area, the city and RDA have under taken
numerous activities including infrastructure planning, building demolition, property transfers, grant
applications, recreational planning, and whitewater park investigations over the past eighteen months.
To make sure developers have the latest information on these many and varied activities before work
commences on detailed proposals, the RDA's consultant, Gary Becker will visit with each development
team and provide an update.

Categories of Interest:

To make sure that full, integrated planning has been duly considered from the start of the Riverfront
Project, the RDA has identified a host of development-related categories that must be responded to in
your detailed proposal. In this light it should be clearly noted that it has always been the city's and
RDA's intent to develop the Riverfront Project as a planned development. We also strongly encourage
development teams to provide clear elaboration on the implementation process you will follow for
project phases along with preferred public engagement strategies and tactics.

A) Vision and Goals

B) Phasing and Project Sequencing

C) Branding

D) Architectural Characteristics/Features by building class, (e.g. housing, commercial)
E) Concept Drawing (s), total area and featured buildings/structures

F) Legacy Recognition/Preservation





G) Housing Options (e.g. density, types, market feasibility)

H) Commercial Options (e. g. type, location, benefits to project/downtown)

I) Gateway Vision and Needs, (e.g. street and sidewalk improvements, lighting)

J) Infrastructure Needs (e.g. street grid, lighting, stormwater)

K) Green/Sustainable Technology Utilization, (e.g. building position, solar, insulation, roof-top gardens)

L) Public/Community Gathering Spaces, (e.g. Project as an "active" living environment for residents and
general public)

TIF and Build-out Value Proposal Considerations:

Several background documents, (i.e. RFEI, Riverfront Flyer, and TID 8 Plan) contain information on the
RDA's intent with regard to TIF use and desired build-out value needs. Suffice it to say, at this point in
the development process, proposals are not expected to provide exact details on developer TIF needs or
detailed accounting of build-out values per building or location to achieve a particular end figure. Rather,
it is best to point out that the City and RDA have significant investments in site preparation, (e,g, land
purchase, demolition) and we intend to use TIF to support site infrastructure to recover past
expenditures. The RDA may be willing to assist the master developer with additional TIF requests for
unusual site conditions/needs pursuant to documentation and subject to normal gap analysis.

The documents cited above make general reference to the need for a final build-out value in the $50
million range. This figure is not set in stone. While developers and the RDA might benefit by a higher
figure, the end figure is subject to negotiation and making sure that the Riverfront Project achieves the
full range of community values as expressed in our Vision Statement. Deciding reasonable and
acceptable density values while providing sufficient green/open space will be negotiated with the master
developer. Conceptual plans should provide a clear indication of the flexibility present to achieve
developer and community goals.

Expedited Development:

It has been the RDA's and City's intent to offer the 11-acre Riverfront Development area as a planned
development. This path allows the RDA/City to assure that the entire parcel is developed with clear
standards and purpose from the start through our local planning process that would require several
months of coordinated work and meetings. Should a developer wish to pursue a more expedited
development path such as acquiring property and taking full responsibility for development activities
under available zoning for certain Phase | activities, this activity would require clear description in the
detailed proposal.

Of special caution here is the following fact: while the RDA/City may be willing to approve an expedited
development plan, the need for a planned development commitment remains present. Hence the
developer would still need to be working toward a planned development project with the RDA/City
while beginning Phase | work. It would be expected that the developer's agreement would prescribe
specific requirements for the planned development, including the timeline for completion of this work.

Specifically, it would be expected that the developer:
1) Describe what land uses/buildings/property constitute Phase .

2) Provide an assessment of infrastructure needs for Phase |. The principal concern being whether
current water, sewer, electric, street, and stormwater infrastructure can satisfy Phase | needs and for





how long without improvement or adjustment. [f infrastructure needs fall short of requirements, how
does the developer propose to solve shortfalls?

3) Describe the timeline for Phase I, including when the project would be completed, and what the
expected increase in value increment (property increment) would be as a result project completion.

4) Describe the intended property and/or building acquisition mechanism and whether RDA/City would
be expected to participate in this acquisition in any form. If strictly developer funded, please confirm
financial strength, bonding, or other revenue sourcing to secure such transaction.

5) Please describe the intended path and timeline to re-unite the parcel with improvements back to the
required planned development.

Miscellaneous:

In addition to the above Categories of Interest, the RDA/City would be interested in your response to
the following questions:

1) Owing to availability of numerous grant funds for public/river/green space improvements and the
current budget process related to Capital Improvement Planning, the City/RDA will be making decisions
on such features as the pedestrian bridge, riverwalk/bikewalk, and near-river green space soon. What
planning and use considerations would you have us consider given your current thinking at this time?

2) Substantial and continuous planning work with the City/RDA will be needed after work on any
development agreement is completed. What staffing plan and quality control mechanisms will you use
to maintain frequent and appropriate communication and coordination mechanisms during on-site
construction and development activities?






REDEVELOPMENT AUTHORITY MEETING MINUTES

Wednesday, June 26, 2019

Hall of Fame Room

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

Absent and Excused: Pete Manley, Carl Chenoweth

Other City Representatives/Advisors Present: Mayor Swadley, Director Friedl, Gary Becker, Timothy Riley,
Attorney Dregne

Call to Order: Called to order at 4:32 p.m. by Springman

Meeting Protocols and Procedures:
Springman summarized the protocols and procedures for the meeting and the overall objectives for the
evening.

Master Developer Team Presentation:
Curtis Vaughn Brink, LLC — Springman introduced the Brink development team and invited them to begin their
presentation.

Presentation was recorded by WSTO and is available upon request.

Old Business Items
a. Review master developer proposal submission process and possible action

Discussion regarding the revised proposal submission process ensued and the
following issues were addressed:
¢ Planned development process may delay Brink’s expectation of breaking ground
in the fall — Becker will discuss these issues with Brink and report back to the
RDA
Proposal due mid-August
e September 11" decision
Possibly have one advertised community event to provide input for incorporation
into the final proposal
e Potential issues with the Powerhouse boundaries — Request slides from Brink
and forward to Landmarks Commission for preliminary review and approval

RDA agreed to leave document as is pending interim discussions with Brink and make a
decision on the final document at the July 11" RDA meeting.

New Business ltems

a. Preliminary review of 2020 CIP needs and plan implementation

Preliminary discussions resulted in the following:
e Move Fourth Street to 2021

Move Fifth Street to 2023

Leave E. South in 2022

Move Lift Station up to 2020

Eliminate electric line work entirely





**Closed session on Blacksmith Shop settlement negotiations

Motion by Hirsch to go into closed session at 7:14 p.m., second by Trow. Motion passed 5 — 0.
Motion by Trow to go into open session at 7:47 p.m., second by Doom. Motion passed 5 — 0.
Future Agenda ltems

CIP
Marathon Site

Adjourn
Motion by Trow to adjourn the meeting, second by Reeves to adjourn at 7:49 p.m.






07/08/2019 08:35 AM BALANCE SHEET FOR STOUGHTON CITY Page: 1/1

User: JAMIN Period Ending 06/30/2019
DB: Stoughton

Fund 261 REDEVELOPMENT AUTHORITY

GL Number Description Balance

*** Assets *x*

261-00000-11100 PRIMARY CHECKING 899.25

Total Assets 899.25

***% Tiabilities ***

261-00000-25100 ADVANCE FROM GEN FUND 66,574.30

Total Liabilities 66,574.30

*** Fund Balance ***

261-00000-39000 FUND BALANCE (67,848.81)
Total Fund Balance (67,848.81)
Beginning Fund Balance (67,848.81)
Net of Revenues VS Expenditures 2,173.76
Ending Fund Balance (65,675.05)

Total Liabilities And Fund Balance 899.25






07/08/2019 08:37 AM REVENUE AND EXPENDITURE REPORT FOR STOUGHTON CITY Page: 1/1
User: JAMIN
DB: Stoughton PERIOD ENDING 06/30/2019
YTD BALANCE ACTIVITY FOR AVAILABLE

2019 06/30/2019 MONTH 06/30/2019 BALANCE % BDGT
GL NUMBER DESCRIPTION AMENDED BUDGET NORMAL (ABNORMAL) INCREASE (DECREASE) NORMAL (ABNORMAL) USED
Revenues
261-00000-48110 INTEREST 200.00 106.51 0.52 93.49 53.26
261-00000-49210 TRANSFER IN - GENERAL FUND 7,000.00 7,000.00 0.00 0.00 100.00
TOTAL REVENUES 7,200.00 7,106.51 0.52 93.49 98.70
Expenditures
261-55100-50340 OPERATING EXPENSES 0.00 1,366.72 341.68 (1,366.72) 100.00
261-55100-50340-20200000 OPERATING EXPENSES 0.00 383.70 0.00 (383.70) 100.00
261-55100-50340-41400000 OPERATING EXPENSES 0.00 2,254.72 0.00 (2,254.72) 100.00
261-55100-50340-50600000 OPERATING EXPENSES 7,040.00 341.68 0.00 6,698.32 4.85
261-55100-50850 ADMINSTRATION 0.00 585.93 0.00 (585.93) 100.00
TOTAL EXPENDITURES 7,040.00 4,932.75 341.68 2,107.25 70.07
TOTAL REVENUES - FUND 261 7,200.00 7,106.51 0.52 93.49 98.70
TOTAL EXPENDITURES - FUND 261 7,040.00 4,932.75 341.68 2,107.25 70.07
NET OF REVENUES & EXPENDITURES 160.00 2,173.76 (341.106) (2,013.76) 1,358.60






07/08/2019 08:34 AM

DB: Stoughton

Fund 205 TID #5 FUND

BALANCE SHEET FOR STOUGHTON CITY
User: JAMIN Period Ending 06/30/2019

Page:

1/1

GL Number Description Balance
*** Assets *x*
205-00000-11100 PRIMARY CHECKING (19,591.35)
Total Assets (19,591.35)
**%x Liabilities ***
205-00000-25100 ADVANCE FROM GEN FUND 676,320.00
Total Liabilities 676,320.00
*** Fund Balance ***
205-00000-39000 FUND BALANCE (588,082.79)
Total Fund Balance (588,082.79)
Beginning Fund Balance (588,082.79)
Net of Revenues VS Expenditures (107,828.56)
Ending Fund Balance (695,911.35)

Total Liabilities And Fund Balance

(19,591.

35)






07/08/2019 08:36 AM REVENUE AND EXPENDITURE REPORT FOR STOUGHTON CITY Page: 1/1
User: JAMIN
DB: Stoughton PERIOD ENDING 06/30/2019
YTD BALANCE ACTIVITY FOR AVAILABLE

2019 06/30/2019 MONTH 06/30/2019 BALANCE % BDGT
GL NUMBER DESCRIPTION AMENDED BUDGET NORMAL (ABNORMAL) INCREASE (DECREASE) NORMAL (ABNORMAL) USED
Revenues
205-00000-42190 TAX INCREMENT GUARENTEE 19,400.00 0.00 0.00 19,400.00 0.00
205-00000-43430 EXEMPT COMPUTER AID 39,100.00 0.00 0.00 39,100.00 0.00
205-00000-48110 INTEREST 500.00 832.44 0.00 (332.44) 166.49
205-00000-49210 TRANSFER IN - GENERAL FUND 58,000.00 0.00 0.00 58,000.00 0.00
TOTAL REVENUES 117,000.00 832.44 0.00 116,167.56 0.71
Expenditures
205-57120-50850 ADMINSTRATION 4,750.00 925.00 328.67 3,825.00 19.47
205-57310-50340 OPERATING EXPENSES 1,600.00 0.00 0.00 1,600.00 0.00
205-57310-50340-30600000 OPERATING EXPENSES 2,704.00 75.00 0.00 2,629.00 2.77
205-57310-50340-41400000 OPERATING EXPENSES 2,500.00 0.00 0.00 2,500.00 0.00
205-59230-50931 TRANSFER TO DEBT SERVICE 107,661.00 107,661.00 0.00 0.00 100.00
TOTAL EXPENDITURES 119,215.00 108,661.00 328.67 10,554.00 91.15
TOTAL REVENUES - FUND 205 117,000.00 832.44 0.00 116,167.56 0.71
TOTAL EXPENDITURES - FUND 205 119,215.00 108,661.00 328.67 10,554.00 91.15
NET OF REVENUES & EXPENDITURES (2,215.00) (107,828.56) (328.67) 105,613.56 4,868.11






07/08/2019 08:35 AM BALANCE SHEET FOR STOUGHTON CITY Page: 1/1

User: JAMIN Period Ending 06/30/2019
DB: Stoughton

Fund 208 TID #8 FUND

GL Number Description Balance

* Kk Kk Assets * Kk Kk

208-00000-11100 PRIMARY CHECKING 150,410.70
208-00000-11303 WISC DEBT PROCEEDS 301,359.75
Total Assets 451,770.45

*** Tiabilities ***

Total Liabilities 0.00

*** Fund Balance ***

208-00000-39000 FUND BALANCE 219,297.47
Total Fund Balance 219,297.47
Beginning Fund Balance 219,297.47
Net of Revenues VS Expenditures 232,472.98
Ending Fund Balance 451,770.45

Total Liabilities And Fund Balance 451,770.45






07/08/2019 08:36 AM REVENUE AND EXPENDITURE REPORT FOR STOUGHTON CITY Page: 1/1
User: JAMIN
DB: Stoughton PERIOD ENDING 06/30/2019
YTD BALANCE ACTIVITY FOR AVAILABLE

2019 06/30/2019 MONTH 06/30/2019 BALANCE % BDGT
GL NUMBER DESCRIPTION AMENDED BUDGET NORMAL (ABNORMAL) INCREASE (DECREASE) NORMAL (ABNORMAL) USED
Revenues
208-00000-43690 OTHER STATE GRANTS 200,000.00 0.00 0.00 200,000.00 0.00
208-00000-48110 INTEREST 500.00 2,604.30 661.59 (2,104.30) 520.86
208-00000-49120 NOTE PROCEEDS 300,000.00 302,158.80 0.00 (2,158.80) 100.72
208-00000-49130 PREMIUM ON DEBT 0.00 1,624.56 0.00 (1,624.56) 100.00
TOTAL REVENUES 500,500.00 306,387.66 661.59 194,112.34 61.22
Expenditures
208-56400-50820-19044000 RDA - PUBLIC WORKS BLDG DEMO 200,000.00 2,250.00 0.00 197,750.00 1.13
208-56400-50820-19046000 RDA - RIVERBANK RESTORATION/TRL DVPT 150,000.00 0.00 0.00 150,000.00 0.00
208-56400-50840-19043000 RDA - P.W. ENVIRONMENTAL TEST/REMEDIATIN 100,000.00 431.00 0.00 99,569.00 0.43
208-56400-50840-19045000 RDA - RIVERBANK ENGINEERING & DESIGN 50,000.00 0.00 0.00 50,000.00 0.00
208-57120-50850 ADMINSTRATION 4,750.00 6,452.00 328.65 (1,702.00) 135.83
208-57310-50340 OPERATING EXPENSES 2,800.00 1,884.60 0.00 915.40 67.31
208-57310-50340-30600000 OPERATING EXPENSES 24,335.00 2,393.67 795.78 21,941.33 9.84
208-57310-50340-41400000 OPERATING EXPENSES 22,500.00 17,415.12 0.00 5,084.88 77.40
208-57310-50821 TIF BUILDING PROJECTS 0.00 16,376.93 2,610.00 (16,376.93) 100.00
208-58290-50630 DEBT ISSUANCE FEES 10,000.00 3,783.36 952.00 6,216.64 37.83
208-59230-50931 TRANSFER TO DEBT SERVICE 22,928.00 22,928.00 0.00 0.00 100.00
TOTAL EXPENDITURES 587,313.00 73,914.68 4,686.43 513,398.32 12.59
TOTAL REVENUES - FUND 208 500,500.00 306,387.66 661.59 194,112.34 61.22
TOTAL EXPENDITURES - FUND 208 587,313.00 73,914.68 4,686.43 513,398.32 12.59
NET OF REVENUES & EXPENDITURES (86,813.00) 232,472.98 (4,024.84) (319,285.98) 267.79







ESTIMATED LITIGATION BUDGET
CITY OF STOUGHTON REDEVELOPMENT AUTHORITY

\Y

SPEEDWAY/SU.PERAMERICA

DECLARATORY JUDGMENT ACTION

PLEASE NOTE: This is an estimate only. Actual litigation fees and costs are difficult to predict and could vary significantly from estimated costs.

Time Hourly Fees — Fees —
Description of services Atty. (est.) . . Time Line

(hrs)) rate Extension Cumulative
Compile facts and prepare case outline/chronology of events. MMA | (Amounts $185 $3,150.50 $3,150.50
Conduct research regarding interpretation and enforcement of billed to By July 17
restrictive covenants; ambiguity of restrictive covenants; and date) (one week
change in circumstances warranting termination of restrictive after RDA
covenant. Prepare demand letter to Speedway/Superamerica + meeting.)
(“Speedway”™). $740.00 $3,890.50

4.0
Prepare summons and complaint for declaratory judgment. MMA 4.0 $185 $740.00 $4,630.50 By July 24
Arrange for service of summons and complaint (and/or prepare
admission of service).
Review Defendant’s answer or prepare default judgment motion. MMA 0.5 $185 $92.50 $4,630.50 — Answer from
(May not be required.) $4,723.00 Speedway — due
Aug 13

Prepare Plaintiffs’ motion for summary judgment, brief in support | MMA 10.0 $185 $1,850.00 $6,480.50 — | File September 3
of motion, and affidavit of RDA officer and possibly affidavit by $6,573.00

Wisconsin DNR employee. Conduct additional research
regarding interpretation and enforcement of restrictive covenants
and termination of vague and/or obsolete restrictive covenants.






Time

. . Hourly Fees — Fees — ; ;
Description of services Atty. ((ﬁf’ts)) rate Extension Cumulative Time Line

6. Review Defendants’ brief and affidavits in opposition to motion MMA 7.0 $185 $1,295.00 $6,480.50 — | Must be filed at least
for summary judgment. Prepare reply brief and any additional $7,868.00 | 5 days before time
affidavits. (May not be required) set for hearing.

7. Prepare for and attend hearing on motion for summary judgment. LEC 4.0 $185 $740.00 $6,480.50 —
(May not be required.) $8,608.00

8. General review of work. LEC 3.0 $185 $555.00 $7,035.50 —

$9,163.00

Range for Total Fees Through Summary Judgment

$8,000 — $10,000






