REDEVELOPMENT AUTHORITY NOTICE

The City of Stoughton will hold a meeting of the Redevelopment Authority on May 5,
2010 at 5:30p.m. in the Hall of Fame Room, 381 E Main St, Stoughton, Wl 53589

Agenda:
Call to order.

Elect Chair
Elect Vice Chair

Communications: EPA Grant

Future Agenda Items.
Adjournment.

©CoNo~wNE

Dan Kittleson, Chair
04/28/10
DK:ljs

SENT TO:

Dan Kittleson
Peter Sveum

Jim Schaefer
Steve Sletten
Ron Christianson

CC: City Council Members
Department Heads
City Attorney Matthew Dregne
Deputy Clerk Pili Hougan
Receptionist — Debbie Blaney

Approval of Minutes of the Redevelopment Authority Meeting of April 14, 2010.

Discussion regarding Business Incubator Study.
Discussion and possible action on Hwy Trailer Building property closing.

Paul Lawrence

Scott Truehl

Mayor Olson

Finance Director Laurie Sullivan
Gary Becker/Ben Zellers

Dave Phillips, Chamber Director

Stoughton Library Admin. A. - Debbie Myren

Chamber of Commerce — Dave Phillips

Sto.Newspapers/Wisconsin State Journal
Ken Wabhline via email

NOTE: AN EXPANDED MEETING MAY CONSTITUTE A QUORUM OF THE COUNCIL

Note: For security reasons, the front doors of the City Hall building (including the elevator door) will be locked
after 4:30 p.m. If you need to enter City Hall after that time, please use the east entrance on the side of

City Hall.

Note: If you are physically challenged and are in need of assistance, please call 873-6677 prior to 4:30 p.m.
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REDEVELOPMENT AUTHORITY COMMITTEE

1. Dan Kittleson
2. Steve Sletten
3. Peter Sveum
4. Jim Schaefer
5. Scott Truehl,

6. Carl Chenoweth
(Council Rep)

7. Paul Lawrence
(Council Rep)

9. Laurie Sullivan,
Exec Dir/Staff Advisor

10. Alternate-Open Seat

Phone

877-9180
877-0212
873-7731
255-3988

963-7060

873-5015

205-3233

209-4043

Term
2011
2014
2013
2015

2012

2011

2011
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REDEVELOPMENT AUTHORITY OF THE CITY OF STOUGHTON, WISCONSIN
By-Laws

And
Rules of Procedure

GENERAL RULESBY STATUTE, ORDINANCE OR RESOLUTIONS

The Redevelopment Authority of the City of Stoughton shall be governed and controlled by
Statutes of the State of Wisconsin, and as the same may hereafter be amended; by all
ordinances of the City of Stoughton as they relate to the Authority, and as such ordinances
may hereafter be amended and adopted; and by the within rules of procedure. All provisions
of the Wisconsin Statutes, ordinances or resolutions of the City of Stoughton as may be
enacted from time to time, shall stake precedence over the rules of procedure.

GENERAL POWERSAND DUTIES

The Authority shall exercise all powers conferred and perform all duties imposed, by state
and local ordinance of the City of Stoughton, and shall perform such further and other duties
as may properly from time to time be required by the Common Council.

Specific action taken related to eminent domain and the issuance of debt other than “conduit
debt” which is not supported in any way by the City or RDA, shall be subject to review and
approval by the Common Council :

OFFICERSAND THEIR DUTIES

Presiding Officers. The presiding officer of the Authority shall be designated as chair and
shall be elected annually at the meeting of the Authority in May of each and every year. To
act in the absence of the chair, the Authority shall elect avice-chair to preside at the meeting.
The presiding officer shall preside at al meetings of the Authority and shall have the right to
vote and make motions; shall rule on matters of procedure, subject to appeal from such
rulings by proper motion; shall conduct the meetings in accordance within the rules; shal
have such powers and duties as may be necessary for conduct of orderly meetings; and such
other powers and duties as herein assigned to him/her, or as may be assigned to him/her.

Secretary. The Authority shall appoint an executive director who shall serve the Authority as
its secretary and advisor and shall perform all duties requested by the Authority. These duties
include handling all correspondence and clerical work of the Authority; to keep accurate
notes of all matters coming before the Authority; to receive and file all communications,
applications; request any and all documents directed to the Authority; to mark each document
so received with the official filing stamp of the Authority; to publish or mail, as the case may
be, all notices and advertisements required by law or as directed by the Authority; to prepare
and mail to each member of the Authority, a summary statement of the nature of each item on
such agenda and a copy of the minutes of the last meeting. The secretary may utilize such
members of the City of Stoughton staff (clerk, finance director, planning director, etc.) as
may be made available by the Common Council to accomplish his'her tasks.





The Authority may elect to open nominations for the office of chair or vice-chair prior to the
expiration of either the chair's or vice-chair's term.  Should two (2) Authority members
reguest to open nominations, the next RDA meeting agenda shall include said request.

A motion to open nominations for the selection of chair or vice-chair of the Authority, prior
to the expiration of either the chair’s or vice-chair’ sterm, shall be carried only by affirmative
vote of two-thirds of the Authority’s members. Should said motion to open nominations
carry, the Authority shall immediately select a chair or vice-chair from among the
Commissionersto serve the remainder of the respective term.

AGENDA

The City Finance Director or designee shall prepare the agenda with the assistance of the
chairperson.

MEETINGS

Mestings. Meetings shall be held at a place and time designated by the Authority at its last
regular meeting or, if this does not occur, at a place and time convenient for the Authority.

Special meetings. Specia meetings may be called by the presiding officer whenever in
his/her judgement such meeting is necessary, and the presiding officer shall call such specia
meeting whenever he/she is requested to do so by at least three (3) members of the Authority.
Such request may be made orally. Notice of such special meetings shall be given by
announcement thereof at any regular meeting and by written or telephone notice as
hereinafter provided, to such members not present at such meetings, by written notice mailed
not less than 48 hours before the time fixed for such hearing; or by telephone notice not less
than 24 hours before the time fixed for such meeting. Any business, which could be done at a
regular meeting, may be done at such special meeting.

Quorum. A quorum for all meetings shall consist of four (4) members and the presiding
officer shall be included in such a count.

Order of Business. The order of business at all meetings, regular and special unless varied by
asuspension of rules agreed upon by a majority of the Authority shall be as follows:

Call to Order

Public Hearings

Approval of Minutes of Previous Meeting
Old Business

New Business

Persons Desiring to Be Heard
Adjournment

VOTING
Provided a quorum is present and except as otherwise by law or these rules provide, the

affirmative vote of a mgjority of the members present shall be required to decide any matter
up for consideration.





In the event that any member shall disqualify himself/herself to vote on any matter, he/she
snall nonetheless, be counted in determining whether a quorum is present, but his/her
disqualification shall not decrease the number of votes required for passage of any motion,
resolution or the taking of any other action.

7. PUBLIC HEARINGS

Conduct of Public Hearings. The presiding officer shall announce immediately prior to each
public hearing that no one will be heard unless he/she states his’/her name and address. The
presiding officer shall briefly explain the order of business. He/She shall have the right prior
to the hearing to announce that each person’s statement shall be limited to a specified period
of time, and that rebuttals shall be limited to a specified period of time, and he/she shall have
the right to terminate any statement when the speaker’s time has elapsed, or in the event of
unnecessary repetition, or in the event the statement is not material or germane.

Appearance. All persons desiring to be heard shall be heard, in person or by attorney.

Withdrawal of Application. At any time prior to a motion to grant or refuse a request,
application or petition, the applicant may withdraw his/her request, application or petition and
such withdrawal shall not entitle the applicant to a refund of whatever filing or publication
fee may previously have been paid.

8. DECISION

All final decisions by the Authority shall be in writing and shall be the form of an order or
decisions duly adopted by resolution. All such decisions shall be signed by the presiding
officer, attested by the secretary, and shall thereupon be filed with the records of the case.
The date on which the written decision is filed in the case shall be deemed the date of filing
of the decision. The executive director shall promptly thereafter mail a copy of the decision
to the applicant or petitioner or his/her attorney and to every other interested public official.

9. RECOMMENDATIONSTO THE COMMON COUNCIL

Recommendations should be reviewed by the Common Council. Recommendations to the
Common Council may be by resolution or in such other form as the Common Council deems
appropriate and upon adoption of any recommendation, the secretary shall deliver a copy of
the same to the Common Council. Each such recommendation shall contain a full and
complete recital of reasons therefor.

10. AMENDMENT OF RULES

These rules may be amended from time to time upon a concurring vote of a majority of all
members of the authority and upon approval of the Common Council.

Raobert Rules of Order where no specific statute, law or ordinance controls shall govern the
general rules of procedure of the Authority.

s/common/ljalord& res/redevel opment authority by-laws






REDEVOPMENT AUTHORITY MEETING MINUTES
Wednesday, April 14, 2010 — 5:30 p.m.
Hall of Fame Room, City Hall

Present:
Steve Sletten, Jim Schaefer, Ron Christianson and Peter Sveum.

Others Present:

Finance Director Laurie Sullivan, Ben Zellers (Vierbicher & Assoc), Alderperson
Carl Chenoweth, Dave Porterfield (Movin’ Out), Donna Olson, and Dave Phillips
(Chamber Director).

Absent and Excused: Dan Kittleson, Scott Truehl, Paul Lawrence

Call to order:
Vice Chair Sletten called the meeting to order at 5:30 p.m.

Minutes of the RDA Meeting of March 24, 2010:
Motion by Sveum, seconded by Christianson to approve the March 24, 2010
minutes as presented. Motion carried unanimously.

Communications — The next meeting of the RDA will be the Annual
reorganizational meeting.

Discussion and Action on Business Incubator Study: Chamber Director Dave
Phillips communicated to the committee his desire to get the Stoughton Chamber
of Commerce involved in brining a Business Incubator to Stoughton’s
Redevelopment Area. Phillips explained that he would need to get the approval of
the Chamber Board. The committee expressed support for the Chamber
involvement in the project. Phillips will bring more information to the next RDA
meeting. Ben Zellers told the committee that now that the Feasibility Study is
complete and has been presented to the RDA, the next step is for the RDA
Committee to formally accept the study. Vierbicher will then submit the
reimbursement application for the CBED funds. Sullivan requested that Vierbicher
provide hard copies of the study to all RDA members. Motion by Sveum and
second by Schaeffer to accept the Business Incubator Feasibility Study as
presented. Motion carried unanimously.

Approval of Ayers Contract for Environmental study at 623 Eighth Street:
The Committee reviewed the Ayres contract for Phase 1 and Phase 2
environmental studies at the 623 Eighth Street site. Dave Porterfield voiced two
concerns with the contract as written. Movin’ Out would like to request that Shelby
Tube sampling tests be done for foundation requirements and that a test is done to
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detect the potential presence of methane gas. The committee directed staff to
inquire about the additional tests. Motion by Sveum, second by Schaeffer to
approve the Ayers contract proposal for Phase 1 and Phase 2 environmental
testing in an amount not to exceed $15,400.00. Motion carried unanimously.

Approval of Vierbicher contract for BeBr grant application: As soon as the
Phase 1 and Phase 2 environmental studies are complete the RDA can submit a
BeBR grant with the State to help pay for the remediation and infrastructure
improvements to the 8" Street property. Motion by Sveum, second by Schaeffer
to approve the Vierbicher contract proposal to complete the BeBR grant
application in an amount not to exceed $4,400.00. Motion carried unanimously.

Future Agenda Items: Next Steps for Business Incubator project.

Next Meeting date: May 5, 2010 at 5:30 p.m.

Moved by Sveum, seconded by Christianson to adjourn at 6:35pm.

Respectfully submitted,

Laurie Sullivan
Finance/Economic Dev Coordinator
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OFFICE OF
SOLID WASTE AND
EMERGENCY RESPONSE

Mr. Dan Kittleson

Chair

Stoughton Redevelopment Authority
381 East Main Street

Stoughton, WI 53589

Dear Mr. Kittleson:

Thank you for submitting a grant proposal to the Environmental Protection Agency’s (EPA)
National Brownfields Program grant competition. I regret to inform you that your proposal was not
selected because it did not score high enough on the ranking criteria established in the FY 10 Proposal
Guidelines for Brownfields Assessment, Revolving Loan Fund, and Cleanup Grants. EPA received over
600 grant proposals for consideration and had funds to award approximately 300 grants from the highest
ranking proposals.

Your proposal was evaluated along with other proposals received by the deadline as part of the
National Brownfields Program grant competition for 2010. All of the proposals were evaluated by panels
consisting of EPA staff, as well as other Federal representatives. These panels assessed how well the
proposals met the criteria outlined in the proposal guidelines.

Although your proposal was unsuccessful this round, we encourage you to consider reapplying in
2011 should funding become available. In addition, if you have questions as to why you were not selected
for funding, you may request a debriefing from your EPA Regional Brownfields Coordinator within
fifteen calendar days of receiving this letter. For further information about the debriefing process and any
dispute rights with respect to competition-related issues under this announcement, please refer to Section
VI of the proposal guidelines.

If you have questions regarding the next round of grant selections, please contact your EPA
Regional Brownfields Coordinator, Deborah Orr, at 312-886-7576.

I commend your efforts and appreciate the time and energy you put into preparing your grant
proposal. Although your proposal was not selected, we thank you for your continued efforts to return

brownfields to productive reuse. .
Si ::Q)&

David R. Lloyd, Directo
Office of Brownfields and Land Revitalization

cc: Debbrah Orr

Internet Address (URL) @ http://www.epa.gov
RecycleleecycIabIe @ Printed with Vegetable Oil Based Inks on 100% Postconsumer, Process Chlorine Free Recycled Paper







City of Stoughton RDA

Business Incubator Feasibility Study: Next Steps

The following list of steps is in a general order, though steps do not necessarily have to be in the
order outlined below.

Form a Business Incubator Committee: The RDA has taken the first step in the formation of an
incubator by completing a feasibility study. However, there are still many steps to go before
Stoughton has an operating incubator. The Stoughton Chamber of Commerce has expressed
interest in the incubator creation process. A committee to take many of the next steps outlined
below should be formed to concentrate on business incubator formation. The committee
should have City and/or RDA representative(s), since the City and RDA have a strong interest in
the outcome, but the committee would not necessarily have to be initiated by the City. The
Committee will likely want to address items below that have little or no cost before getting in to
items that will require substantial expenditures.

Create an Entrepreneur Support Network: Fostering and facilitating entrepreneurship can help
build local businesses and generate community interest in, and future tenants for, a business
incubator. A support network would consist of a group of local professionals willing to offer
services to startup businesses.

Visit Other Incubators: Gathering first-hand information from other incubators in southern
Wisconsin will help inform the planning and creation of Stoughton’s incubator by the Incubator
Committee.

Work Towards Formation of an Entity to Run the Incubator: The Incubator Committee would likely
be temporary, but one of its goals should be to examine what structure would work best to
manage an incubator once one is in place. Management would be dependent on funding
and facility arrangements, among other things that the Incubator Committee would be
discussing in its meetings.

Initiate Relationships With Implementation Entities: The Incubator Committee should initiate
relationships with entities that could provide implementation assistance, such as Thrive, the
Wisconsin Department of Commerce, UW Extension, MATC, Wisconsin Entrepreneur Network
(WEN), and the UW Smalll Business Development Center to seek further advice on incubator
formation, information on potential funding sources, and discover whether collaboration or
operational assistance opportunities exist.

Marketing: Building awareness and support in the community will be an important step in the
process of creating an incubator. Once the Incubator Committee completes some initial
background work, it should market the incubator concept to the community. Any potential
grants/funding sources will look for strong community support, and the Committee may be able
to gather financial or in-kind support from local businesses.





Develop Budgets and Operating Pro Formas: The Incubator Committee will need to develop
preliminary budgets and operating pro formas. This will likely need to occur to seek funding from
some sources, but may be difficult if a location has not been decided upon.

Fundraise: The Incubator Committee will need to seek funding from a variety of sources, likely
combining private and governmental money. Fundraising will be made easier if the groundwork
and connections are initiated early in the Committee’s tenure.

Look for Space: The Incubator Committee should keep track of possible opportunities to locate
the incubator while undertaking any of the above steps. The Committee should be ready to
take advantage of a location that fits the anticipated needs of the incubator. At the same
time, if no locations present themselves, the Committee may best be served by waiting until
some of the groundwork is laid before seeking out an incubator location. Actual negotiation
and management of space should be the responsibility of whatever entity is formed to
administer the incubator, not the Incubator Committee.






CITY OF STOUGHTON

From the Office of the City Finance Director

MEMORANDUM

April 30, 2010

To: RDA Committee

CC. Mayor

From: Laurie Sullivan, Director of Finance and Econ. Dev.

RE: Delay closing date for Hwy Trailer Property

Attached please find 2 memos regarding electric, water and easement issues that need to be
resolved before the RDA can close on the purchase of property at 501 South Street.

Theoriginal closing was supposed to be held on April 23, 2010. The City has not received all of
the required documents from ST in order for the closing to take place. The survey document is
the most important document that we have not received. The survey document will tell us exactly
were the property lines are and if there have been any easements granted across the property.

Currently the water supply for STI’s Plant 2 building on 8" street is served by awater main that is
located on the Hwy Trailer property. In addition, electric service to the Plant 2 building and two
residential houses are served by lines (some public, some private) that are also located on the
Hwy trailer property.

The attached memo’ s outline the procedures that will be necessary in order to provide alternate
electric and water service to the affected properties.

ISSUES:

1. Water: Stoughton Utilitiesis planning to construct a new 8-10" water main in 2012 that
can be used to service the Plant 2 building, until then the RDA will need to consider an
easement or license agreement with STI for the water service.

2. Electric: STI will need to reroute their el ectric service and remove the privately owned
electric linesand poles. This should be done before the RDA closes on the purchase of
the Hwy Trailer building property.

3. Propose anew closing date and possibly revise the payment schedule.

381 E. Main Street, Stoughton, Wl 53589 608.873.6677 fax 608.873.5519





@ Axley

Axley Brynelson, LLP

MEMORANDUM

TO: STI Holdings, Inc. and the City of Stoughton
FROM: Edward J. Lawton

DATE: April 28, 2010

RE: Summary of April 21, 2010 Meeting

On April 21, 2010 representatives of STI Holdings, Inc. (“STI”) and the City of
Stoughton (the “City”) met to discuss the electric and water infrastructure issues related
to the sale of the real property known as 501 East South Street, Stoughton, Wisconsin
(the “South Street Property”).

At the meeting it was determined that an additional property (the “8th Street
Property”), located to the East of the South Street Property with frontage along 8th
Street and South Street, and controlled by STI receives electrical and water service via an
electric line and a water main which cross over the South Street Property.

A water main accesses the South Street Property off of South Street, wraps around the
rear of the South Street Property and provides water service necessary for fire
suppression to the 8th Street Property.

A private electric line runs west along South Street and crosses onto the South Street
Property between the building located on the South Street Property and what we believe
(more on this below) to be the extreme Southern portion of 7th Street. This electric line
then runs to the 8th Street Property and provides the electricity required for that building.

The problem considered at the meeting was essentially this: how do the parties ensure
that the 8th Street Property continues to receive the utility services that it needs while
also ensuring that the South Street Property can be redeveloped.

It was determined that there are few likely feasible solutions to this problem.

With respect to the electrical lines, they may be removed from the South Street Property
and removed all the way to a point near the intersection of South Street and 7th Street.
From that point they can be extended to the 8th Street Property which has frontage on 8th
Street and South Street. As proposed, the cost of this activity would be born substantially
or entirely by STI.

With respect to the water main there appear to be two possible solutions. One such
solution which could likely be implemented in the relatively near future at a cost that is
not known at this time is to install a mechanism upon another, narrower, water main that





is believed to already exist on the 8th Street Property. This mechanism would increase
the water pressure produced by that water main such that it would be sufficient to supply
the 8th Street Property with the fire suppression capabilities it requires. It is unclear at
this time whether such a mechanism can be successfully installed. STI is investigating
this. We may know the answer to this question relatively soon. One issue with respect to
this solution is to confirm that this narrower main is entirely on the 8th Street Property.
That is, this is only a solution if it can provide the required water pressure and the 8th
Street Property’s rights to access and use this narrower main are secure.

Another possible solution to the water main issue, of a more long term nature is the
installation of a new water main for the 8th Street Property which would be connected to
of 8th Street when a new 8 or 10 inch water main is installed under 8th Street. This 8§ or
10 inch water main is likely to be installed within the next two to four years according to
the City staff present at the meeting. The cost of installing the 8 or 10 inch main would
be borne by the water utility while the connection to the 8th Street Property would be
STD’s.

The South Street Property is under contract (the “Purchase Contract”) with a closing
deadline set for April 23, 2010. The consensus of the group at the meeting was that the
closing should not occur until there is a plan in place to resolve the electric and water
service issues.

Each of these solutions will take some time to implement. Moreover, there is no
developer currently in place who is looking to redevelop the South Street Property
quickly.

For these reasons at the closing of the sale under the Purchase Contract easements will
need to be recorded to ensure access for the 8th Street Property to the electrical and water
services described previously. These easements could terminate at a point in time where
the 8th Street Property was adequately served by water and electric service via other
means including those described above. The specific terms of these easements and the
termination provisions in particular will need to be discussed in some detail by the parties
and counsel once there is additional clarity with respect to the feasibility of the
alternatives described in this memorandum.

An additional issue which we are investigating is the status of the extreme Southern
portion of 7th Street. The Access Dane parcel map suggests that his may be owned by
STI or an affiliate of STI but is subject to an easement of some kind. Axley has ordered
an informational title commitment for this property which should shed some light on this
matter. Depending on what the title commitment shows the assistance of STI’s surveyor
may be required in resolving this matter.

* sk ok ok ok
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Member of LEGUS International Network of Law Firms

Matthew P. Dregne

222 West Washington Avenue, Suite 900
P.O. Box 1784

Madison, WI 53701-1784
mdregne@staffordlaw.com
608.259.2618

April 30, 2010

Edward J. Lawton

Axley Brynelson, LLP

2 E Mifflin St Ste 200
PO Box 1767

Madison, WI 53701-1767

Dear Ed:
City staff and I had a chance to discuss your April 28, 2010 memorandum and emails
regarding the electric and water facilities and issues on the property at 501 East South

Street. I write to share our observations.

Electric facilities.

With respect to the electric facilities, we see the following things needing to be done
before closing:

1. Removal of STI’s privately owned primary line located between the southeast
corner of the building on the South Street property and a point near the
intersection of South Street and and 8th Street (your letter says 7th Street). This
work would be at STT’s cost.

2. Removal of the City’s secondary electric lines located on STI’s privately owned
utility poles, and the installation of alternative means of service to the homes
adjacent to the building on the South Street property. This work would be at the
utility’s cost. The utility does not intend to obtain an easement for the new utility
infrastructure from the adjacent landowners, and would like to install such

H:\DOCS\005649\000037\00431822.DOCX

0430101332
Madison Office ' Metro Milwaukee Office
222 West Washington Avenue 608.256.0226 325 North Corporate Drive 262.439.2888
P.O. Box 1784 888.655.4752 Suite 190 888.655.4752
Madison, Wisconsin Fax 608.259.2600 Brookfield, Wisconsin Fax 262.794.0307
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infrastructure in what has been assumed to be the right-of-way between the
properties. We will have to see what your title work shows regarding that area. If
the property belongs to STI and the utility does not otherwise have a right to
install the facilities where needed, we will need to address that issue.

3. After STI’s primary line and the utility’s secondary lines have been removed and
relocated as discussed above, STI will need to remove at its cost its privately
owned utility poles from the 7th street area (at this point we believe there are 4 or
5 poles to remove).

Water Facilities.

We understand STI would like to leave its water service lateral serving the 8th Street
property in the South Street property until the City installs an 8 or 10 inch main in 8th
Street, or until STI can find some other way of providing fire protection water service to
its 8th Street building. We will have to discuss this issue with the RDA. I think the main
issues will be the length of time that STI may keep its water service in place on the South
Street property, and whether the RDA’s deadline for making payment under the purchase
agreement should be extended. The RDA will likely prefer a license agreement rather
than an easement.

We will discuss this matter with the RDA. Please let me know if you have any questions
or concerns.

Thank you.

Very truly yours,

Matthew P. Dregne

MPD:lab

Enclosure

cc:  Mayor Donna Olson (by email)
Dan Kittleson (by email)
Laurie Sullivan (by email)
Rodney Scheel (by email)
Bob Kardasz (by email)
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