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INTRODUCTION
This summary report presents and describes information that is required under Section 78‐205(11) (f) 3
of the Stoughton Code of Ordinances.
PROJECT OVERVIEW
The Kettle Park West Commercial Center is a 35+ acre commercial development that is being proposed
by the Forward Development Group (FDG). The project is the culmination of cooperative and
collaborative planning efforts with the City of Stoughton that have taken place since 2009. The project,
upon completion, is expected to create site development opportunities for over 240,000 square feet of
gross floor area (GFA) for commercial and service businesses, provide a revenue source to finance
improvements to the US 51 and STH 138 intersection to eliminate current highway capacity and Level of
Service deficiencies, and, in general, will begin to implement the City’s adopted Comprehensive Plan and
Westside Detailed Neighborhood Plan.
Implementation of the Kettle Park West Commercial Center project may include the following public
improvements and services:
•

Reconstruction of the USH 51 and Jackson Street intersection,

•

A 1500 foot extension of Jackson Street,

•

Reconstruction of the USH 51 and STH 138 intersection,

•

Reconstruction of 1500 feet of STH 138,

•

Extension of public sanitary sewer interceptor along Jackson Street,

•

Extension and looping of the public water main connecting to the Hoel Street and Jackson Street
mains,

•

Construction of approximately 800 feet of paved shared use recreational trail (in addition to the
proposed bike paths along Jackson Street and Highways 51 and 138), and

•

Construction of regional stormwater management improvements to maximize storm water
infiltration.
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PROJECTED JOB CREATION
Estimated Employment From Local Labor Market.
Until a specific retail user commits to establishing a business operation in the Kettle Park West
Commercial Center and provides precise employment numbers, the best available employment
projections will need to be derived from recent projects in the Madison area as well as “rule of thumb”
multipliers based on regional and national models.

Projected Employment Opportunities By Business Category
Business Type

Employment per 1000 GFA
(Square feet of Gross Floor Area)

Specialty Retail
Large Format Retail
Office
Restaurant

1.5 to 2.2
1.2 to 1.7
2.2 to 3.6
Sit Down
Fast Food

2.2 to 3.2
2.2 to 10

Applying these multipliers to the projected business development within the Kettle Park West
Commercial Center yields a projected potential employment of 315 to 552. Until the specific businesses
are identified it is not possible to provide a definitive apportionment of the projected jobs between full‐
time and part‐time positions.
Projected Potential Employment in the Kettle Park West Commerial Center
Business Type
Large Format Retail (General Merchandise)
Specialty Retail (multi‐tenant center)
Sit Down Restaurant (within multi‐tenant center)
Quick Casual Restaurant (within multi‐tenant center)
Fast Food Restaurant
Convenience Retail
Office

Projected GFA

Potential Employment

155,000
38,000
5,000
3,500
3,000
6,000
30,000

186
57
11
8
7
9
36

to
to
to
to
to
to
to

264
84
16
35
30
13
108

240,500

313

to

549

While the impact to the local labor market may be favorable, at this point in the development process
there is no definitive methodology to determine the residency of the individuals who may be employed
either by the various construction contractors who may be temporarily involved in the project during
project construction or as permanent employment with the business who may select this location.
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Never‐the‐less, it is likely that the majority of the permanent employment positions created by
businesses that choose the KPW Commercial Center will be drawn from a surrounding 15 to 20 minute
commuting zone.
Construction Employment.
In general, construction employment on project of this size and character ranges widely during the
course of development and especially given that the KPW Commercial Center will be constructed in
phases.
Based on the general scale of the site and the categories of infrastructure that will be constructed, FDG
estimates that there will be the potential for construction employment in the following categories and
ranges during the course of site development and building construction.

Potential Temporary Construction Employment
Development Phase
Site Grading
Underground Infrastructure
Highway Improvements
Site Restoration
Building Construction
Large Format Retail Building
Other Buildings

Temporary Jobs Potentially Created

Estimates of construction
Employment have not
been completed

MARKET AREA SERVED BY PROJECT
The general trade area for the City is defined by travel routes, population density, and locations of
relative strength (and size) or regional retail competition. A 15 to 20 minute drive time establishes a
boundary that reaches into the Madison Metropolitan Area (the Beltline at Monona Drive),
encompasses the Village of Oregon to the west and extends to the City of Edgerton to the southeast.
As noted in previous studies (RA Smith 2007 and Vierbicher 2012), Stoughton business have limited a
limited opportunity to draw customers from the northern fringes of this area due to the greater
selection of stores in Madison, Monona, and Fitchburg. In contrast, an expanded retail base in
Stoughton may have more opportunity to attract customers living to the southeast, south and
southwest of the City. The trade area will ultimately be cut off in these directions at a point where
customers will perceive that travel will be more convenient and/or that there may be a greater selection
of stores (and attractive prices) available in other communities such as Oregon, Edgerton, Evansville and
Janesville.
In the Economic Impact Analysis prepared for the proposed Greenbrier Square development, (RA Smith
2007), this trade area was projected to have 25,867 households by 2011.
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In 2012, the City of Stoughton completed an economic analysis of the retail and service sector in the
community which concluded that over $80 million of local consumer demand was not being met by the
community.
The report entitled Retail and Service Sector Analysis: April 2012 (Vierbicher, 2012) is attached for
reference.
PROJECTED IMPACTS (COSTS AND BENEFITS) OF THE KETTLE PARK WEST DEVELOPMENT
Tax Revenues
The City’s 2012 combined tax rate was $23.11 per $1,000 of assessed property value. This rate includes
levies for the City of Stoughton, Dane County, Stoughton Area School District, Madison College (MATC)
and the State of Wisconsin. All of these jurisdictions establish their effective tax rates on an annual basis
based on their respective annual budgetary approval procedures. For purposes of this analysis, the
City’s combined tax rate of $23.11 per $1,000 will be used to illustrate potential property tax revenue
generated by the KPW Commercial Center when build‐out is completed and without adjustments
related to the proposed Tax Increment District.
The assessed value of the Kettle Park West Commercial Center at build‐out is projected to total
$27,088,096 (2012 dollars). Using the $23.11/$1,000 tax rate, the completed Kettle Park West
Commercial Center is projected to generate estimated annual real estate tax revenues of $626,006.
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Estimated Assessed Value at Build‐out
Site
A
B‐1 & 2
C
D
E‐1
E‐2
F

Anticipated Use
Large Format Retail
Specialty Retail Center
Fast Food
Convenience Retail
Specialty Retail Center
Professional Office/Service
Professional Office

Site Area
607,028
148,368
69,921
97,633
81,179
81,180
68,238
1,153,547

Presumed
Total Value
per Square
$
$
$
$
$
$
$

17
25
25
45
30
30
30

Estimated
Assessed Value
$
$
$
$
$
$
$

10,319,476
3,709,200
1,748,025
4,393,485
2,435,370
2,435,400
2,047,140

$

27,088,096

Forward Development Group anticipates successful marketing and business recruitment efforts that will
result in build‐out and occupancy of sites A, D, E‐1 and E‐2 within five years of project start up. This
build‐out scenario would result in an estimated fifth year assessed value of $19,583,731 (2012 dollars)
and tax revenues in year six totaling an estimated $452,580.
As noted in previous economic studies, the
commitment of a major anchor store to site
A‐1 is expected to have positive impact as
other retailers will view nearby properties as
prime locations for their shops. This will
have the effect of increasing the value of
other lands within and in proximity to the
Kettle Park West Commercial Center (see RA
Smith 2007).
Public Services and Infrastructure
The proposed Kettle Park West Commercial
Center will entail an expansion of the City’s
street, water, sanitary sewer, stormwater
management and recreation infrastructure.
The City and FDG are currently reviewing the
schematic plans and construction standards
for this infrastructure in order to finalize the
projected value of the improvements. The
initial estimated value of the improvements
total approximately $5.5 million.
These additional physical assets will have
both long term and short term maintenance
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and service costs for the City.
•

Utility Operations and Maintenance Costs. There will be minimal impacts to Stoughton
residents for utilities associated with the Kettle Park West Commercial Center project. Water
distribution mains and the sanitary sewer collection system will be extended at the developer’s
cost per City policy. And, operation and maintenance expenses are absorbed within the utility
fees paid by the businesses locating in the project. The KPW CC project provides a benefit in that
the extensions to the City’s utility infrastructure will “open‐up” additional lands that are
designated by the adopted neighborhood plan for development as new employment focused
land uses.

•

Street Maintenance. The Kettle Park West Commercial Center will have only 1,500 feet of
frontage along Jackson Street. This is the only City street involved with the project and this
portion is a relatively minor segment when compared to the City’s 57 mile network of street
infrastructure. Road maintenance costs for this stretch of Jackson Street are estimated at less
than $500 per year. Similarly, as with the water and sewer infrastructure investment being
made by the developers, the extension of Jackson Street establish access and facilitate the
planned future business and neighborhood development west of USH 51.

•

Stormwater Management. Drainage from the Kettle Park West Commercial Center will be
managed with a combination of public and privately maintained facilities. Initial stormwater
collection and treatment is performed with private on‐site storm sewers and a private
stormwater pond that provides treatment and rate control. This on‐site stormwater treatment
system is proposed to be maintained by an owners association. Stormwater from this private
stormwater pond is then discharged to the “kettle” wetland and the Kettle Park Infiltration
basin. Both of the “off‐site” locations are proposed to be publicly dedicated and managed
facilities as they will provide both a recreational and open space amenity for the community as
well as functioning as critically important elements of the City’s regional stormwater
management system within the Jackson Street stormwater basin

•

US51 and STH 138 Intersection Improvements. The Kettle Park West Commercial Center (and
subsequent future development to the west) is dependent on efficient and convenient traffic
circulation from US 51 and STH 138. The functionality of the USH 51 x STH 138 intersection, as
measured by the calculated Level of Service (LOS), has been steadily deteriorating and is
currently rated to be at LOS D for the morning peak hour and LOS C for the afternoon peak hour.
The left‐turn movement from STH 138 onto USH 51 is currently rated a LOS F. (Note: Level of
Service is a calculated measurement of the generalized travel delay that occurs at an
intersection. Though it can vary by rural, suburban, or urban settings, street characteristics, and
signal sequencing, LOS A is generally a 0 to 15 second delay, and comparatively a LOS F could be
a delay of over 60 seconds.)
Clearly improvements are needed to upgrade this intersection to facilitate continued
community growth and development. FDG and the City are collaborating on the financing
mechanisms to implement these improvements.

•

Public Safety Costs. Previous analysis of public safety costs related to expanded commercial
development was performed for the proposed Greenbrier Square project in 2007 (RA Smith
2007). At that time it was noted that there were very few emergency related calls related to
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existing large format commercial developments in the City. Since the proposed KPW
Commercial Center will have buildings constructed to up‐to‐date fire safety standards and the
parking and site layout has been designed with strong attention toward pedestrian and vehicle
safety, additional public safety costs are anticipated to be inconsequential as well.
General Impacts
The following briefly summarizes additional positive and negative impacts that may be associated with
the development of the Kettle Park West Commercial Center.
•

Sales Tax Receipts. Since the effective retail market that is being addressed by the Kettle Park
West Commercial Center is to capture a portion of consumer spending that is already being
made in the Madison metropolitan area, there will be very little negative impact to County Sales
Tax collections.

•

School District Revenues. Wisconsin’s system of school funding calculates shared revenue
payments to school districts on a complex formula that considers the value of the property tax
base within a school district. An increase in property tax revenue is likely to be offset by a
reduction in state shared revenue paid to the district.

•

Potential Impacts to existing businesses and the downtown district. Stoughton is a relatively
small community market that currently lacks the kind of businesses that compete with the more
dominant chain retail locations in the Madison Metropolitan area. As with previous studies,
there is little evidence to suggest that the diversity of the City’s small businesses would be
severely impacted with the addition of one or two larger format general merchandise retailers
locating within the city.

•

Though the Retail and Service Sector Analysis report suggests that there is a sizable unmet
demand within the market area for various types of retailers, it is possible that new businesses
and/or products offered within the Kettle Park West Commercial Center may compete with
existing retailers and services in terms of price and product selection. It is quite possible that
many existing business may potentially realize benefits from a stronger presence of a general
merchandise store since more customers will shop near home rather than traveling to Madison.
That being said, some existing retailers may seek to re‐locate to the Kettle Park West
Commercial Center in order to be closer to (or within) a more active retail location.

POTENTIAL MITIGATION CONSIDERATIONS
Retail Vacancy. As noted in the study completed for the proposed Greenbrier Village project,
“Effectively competing … is ultimately going to be the responsibility of individual businesses. How well
they respond… is a decision for the business owner to make.”
Since there is a sizable amount of leakage in the City’s retail trade area, there will continue to be
opportunities for new business development and re‐development. Collaborative and proactive
business‐city partnerships to recruit new business and redevelop existing business locations to respond
to current consumer expectations warrant further attention and implementation efforts.
Municipal Services. The Kettle Park West Commercial Center is expected to generate sufficient property
tax revenue to offset the expected minor increases in operational and maintenance costs.
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Attachment 1

Retail Service Sector Analysis: April 2012
(Vierbicher 2012)

