
 

 

                                                                                                                                                                                                                                                                               

 

NOTICE 

CITY OF BRILLION 

SPECIAL CITY COUNCIL MEETING 

TUESDAY, MAY 18, 2021 5:00PM 
 

 NOTICE IS HEREBY GIVEN that the Common Council of the City of Brillion will meet on 

Tuesday, May 18, 2021 at 5:00 pm, for the purpose of conducting the regular business of the City as per the 

following agenda.  The meeting will be held in the Council Chambers at the Brillion City Center, located at 

201 N. Main Street, Brillion, WI, which is handicap accessible. FUTHER NOTICE IS GIVEN, in the interest 

of public health and safety, the public can access the meeting  

Join Zoom Meeting  
https://zoom.us/j/94643115828?pwd=eFFTa01iaVpHbTdUKzFRTm1yWFZudz09  

Meeting ID: 946 4311 5828  
Passcode: 011135  

 Phone 312 626 6799 

Any member of the public wising to attend this meeting, can do so by computer, tablet or smartphone or by 

calling 1 (312) 626-6799. Once you dial the number, you will be asked to enter a meeting ID: 946 4311 5828 

Once you have entered the meeting ID you will be prompted to enter your Passcode: 011135 

AGENDA 

 

1. Call to order  

 

2. Announcements 

 

3. Roll Call 

 

4. Approval of Agenda 

 

5. Public Appearances  

A. Citizen Input 

 This is the section on the agenda where the public can address the Council with their concerns.  

Although the public may speak on any item that is not included on the agenda as a ‘Public Hearing or 

Forum’, the Council may not respond or discuss the issue brought forward at this time.  In accordance with 

open meeting laws the Council must notice an item on the agenda to allow discussion on that matter.  

Citizen comments will be considered and may be placed on a future agenda for further discussion or the 

Council may direct staff to research and respond directly to the citizen at a later time.  

  

B. Guests 

1. IPR Group/McMahon Group 

6. Mayor’s Report 

A. City Center Building Discussion-IPR Group/McMahon Group 

1. McMahon Space needs analysis to renovate existing city owned facilities -September 15, 2009.  

i. 130 Calumet Street 

https://zoom.us/j/94643115828?pwd=eFFTa01iaVpHbTdUKzFRTm1yWFZudz09


 

ii. Brillion Community Center (BCC)  

B. City Hall Space Needs Adhoc 2009 

C. Downtown Redevelopment Project History & Project Plan 

D. IPR Feasibility Study 2017 1& 2 

E. City Center Presentation 

F. City Center Financing Options -Lease Vs Borrow (Buy) 

G. Current City Center Lease Agreement    

7. Old Business 

8. New Business 

9. Adjournment 

Mike Smith, Mayor 

 

Copies: Council Members 

Mayor 

City Administrator 

 

Agenda (3) Locations: City Center, Library, Brillion Community Center 

City Website 

 

Note:  This is a public meeting.  As such, all members or a majority of the members of any given City 

Committee or Board may be in attendance.  While a majority any given Committee or Board may be present, 

only the above City Council will take official action based on the above agenda. 

 

 

 































































City Hall Space Needs - Renovation Project 

5/13/2021 

 

         City of Brillion 
                                 

City Council  
      

 

TOPIC SUMMARY 
 

Meeting Date:  Monday, October 26, 2009 

 

Topic/Agenda Item:  #8 (D)(2) – City Hall Space Needs Analysis – Renovation Project 
 

Department:  City Affairs   

 

Background Information:   

At the September Council meeting, it was suggested that a plan be established to continue with the 

City Hall Facility Space Needs project.  At the October meeting, the City Affairs Committee 

considered the following: 

 

• Phase project over the next three years for financing purposes.  The Space Needs Analysis from 

McMahon identified that all options for renovation will cost a range of $5.6 – 6.4 million.  The 

City will not be able to borrow that large of an amount for the next 3-5 years.  Our current debt 

capacity per state statute at January 2010 will be $2,780,701.   

• If the option of moving City Hall to the BCC is chosen, phasing out the current BCC uses will need 

to be determined.  Public information meeting should be considered. 

• In the interim, some minor renovations should be made to City Hall to bring the Police Department 

near compliance.  It has been suggested to move the Council Chambers to one of the meeting 

rooms at the BCC, then use the current Council Chambers for the Police Depart.  The current PD 

can then be used for a conference/court room.  The Building Inspector is currently working on this 

to get estimated costs.  This should be discussed in more detail at the meeting.  

 

The City Affairs Committee recommended to proceed with the interim renovations suggested above to 

bring the Police Department near compliance.  Please refer to the October 9, 2009 City Affairs 

Committee minutes.  Attached is a suggested floor plan for the renovations.  The Building Inspector 

will be available to answer any questions the Council might have. 

 

Budget/Fiscal Impact:  City Hall Reserves  

 

Policy Impact:    

 

Action/Recommendation (Proposed Motion): Moved to proceed with the proposed renovations to 

City Hall as an interim solution to bring the Police Dept in compliance, with the absolution minimal 

renovations required with costs not to exceed $12,000.00.  

 

Rationale For Being on the Agenda: Council approval required. 

 



 

Downtown Redevelopment Project – History 

• In 2015 the City Council, Plan Commission, and Redevelopment Authority Commission worked 
to develop a City Wide Plan.  The group suggested that a “recreation” theme be considered to 
help promote Brillion as a destination.  The concept “relax, enjoy, stay” was developed.  The City 
Wide Plan identified key goals for future planning and development; recreation, commercial 
development, industrial development and land use. As a result of the City Wide Plan, the RDA 
focused on developing the downtown and looked at vacant buildings for opportunities.  The old 
T & C building was one vacant building the RDA set as a goal for the RDA Redevelopment Plan. 

• During the 2016 Budget process the City Council allocated $30,000 toward the RDA Main Street 
Square (old HUB) project.  The RDA was working on plans to redevelop the downtown district 
and the reserves, along with $20,000 to be taken from other City reserves or General Fund 
surplus, would be used toward a Community Development Block Grant opportunity to 
remediate the site for redevelopment.  The grant required the City to have 10% of the funds 
toward the project.  The grant was a 50/50 match up to maximum project cost of $500,000.  The 
remaining would be funded by the RDA (borrowed) or by a private developer.  

• In February 2016 at a joint meeting of the City Council, Redevelopment Authority, Plan 
Commission and Utility Commission, the IRP Group was introduced as a public/private 
partnership to help communities achieve project they can’t do on their own. 

• On April 26, 2016 the RDA held a Downtown Visioning Workshop, facilitated by East Central 
Wisconsin Regional Plan Commission.  From the workshop the old T & C property was 
highlighted as an important area for redevelopment.  The property owner was contacted and 
offered to sell the property to the RDA for $100,000.  The RDA then required that the City 
Council release the $50,000 that was earmarked for the Main Street Square project CDBG grant 
application and use it as seed money to access an additional $50,000 in order to purchase the 
building.  At that time the RDA was unsuccessful in obtaining the additional $50,000 and the 
offer was pulled from the table. 

• On November 29, 2016 the City Council/Plan Commission/RDA along with business leaders met 
jointly for a City Visioning Workshop.  At the workshop business leaders stressed the importance 
to improve the downtown and City municipal buildings.  Then on December 20, 2016 the RDA 
held a meeting with business leaders and the IPR Group to establish a private/public partnership 
to work on the RDA Downtown Redevelopment Project.   

• Jan-May 2017 the RDA held Public/Private Partnership meetings to continue working on the 
project.  City Council, business leaders and citizens were invited to attend.  

• On May 22, 2017 the City Council adopted a resolution to partner with Redevelopment 
Authority and the public and private sectors   in addressing the blight cleanup and future 
redevelopment of the 205 N. Main Street (old HUB) property. (see attached resolution).  

 



Approved by RDA 9/14/2017 
Approve by City Council 10/16/2017 

Brillion Redevelopment Authority 

Downtown Redevelopment Project 

 

Downtown Redevelopment Objectives 
 

The objective of the Redevelopment Plan is to convert the Main Street Square (old HUB) 

property at 205 N. Main Street into a vibrant “City Center” as one of three main focal points of 

downtown Brillion.  To the south is the retail center and to the north is the Community Center.  

This “City Center” would be the new home of City Hall which would include offices for City 

Administrative staff, customer counter, City Council Chambers, election polling place, municipal 

court, conference room and storage space. The “City Center” project will also include a 24-40 

unit housing complex.  

 

Background 
 

In April 2016 the RDA requested East Central Wisconsin Regional Plan Commission to facilitate 

a downtown visioning workshop (attached).  The old HUB property was identified as an area that 

needs improvement. One of the outcomes of the workshop was an exercise to generate ideas and 

place making for the downtown.  Ideas generated for the property included but were not limited 

to; friendship trail extension, connect Main Street Square to the Community Center, create 

gathering places in core of downtown, band shell, join new City Hall with Community Center, 

and apartments or town houses. 

 

In November 2016 the City was approached by local business leaders with a vision for the future 

of the old HUB property, which included a public/private partnership to redevelop the property.  

Over the past 10 years, businesses, schools and churches have invested $30,000,000 in the 

Brillion area.  Business leaders stressed that it is important for Main Street to look good and 

inviting to support business growth. The current City Hall structure is old and outgrown.  The 

business leaders proposed a new “City Center” to house the Administrative offices and City 

Council Chambers.  A new structure for Emergency Services was proposed to possibly locate on 

Hwy 10. Business leaders proposed a housing complex for the “City Center” property.  

Combined the industries have a need to hire 140-200 additional employees and having affordable 

housing available will help industry’s work force needs. 

 

During the months of December 2016 – May 2017 the RDA held meetings on the project and 

invited public to the meetings for public input/ideas for the redevelopment project.  The RDA 

hired the IPR Group to complete a feasibility study (attached) and East Central Wisconsin 

Regional Plan Commission to complete a housing study (attached). 

 
 
 
 
 
 
 
 



Approved by RDA 9/14/2017 
Approve by City Council 10/16/2017 

Phase 1 – City Center 
 

The “City Center” building would be 5,000 sq. ft. to be located on the eastern portion of the 

current City-owned parking lot.  The project area may ultimately include public green space, to 

accommodate a farmers market and have a total of approximately 150 parking stalls, which is 

about 72 more than the amount required by code, to alleviate downtown parking needs.  The 

project cost is approximately $1,000,000.  The RDA has considered 3 different financing 

options. 

 

Phase 2 – Housing Complex 
 

The “Housing Complex” building would be a 24-40 unit housing complex with enclosed garage.  

The project cost of the proposed complex is $5 – 7 million.  The RDA would fund through grants 

and other funding sources the acquisition, demolition and site preparation.  The RDA would sell 

the property to a private developer to own and operate the housing complex. 

 

 

Next Steps: 
• RDA recommends to City Council to use the $50,000.00 reserves approved by the City 

Council on 8/22/2016 along with donations received by local business leaders to acquire 

the old T & C and Groskopp Chiropractor portion of the property from the current owner. 

• Once the RDA is owner of the property, begin planning for Phase 1 – City Center.   

• Apply for grants for the demolition and site preparation costs for Phase 2 – Housing 

Complex. 

• Joint meeting with the RDA/City Council may be necessary to identify financing project 

areas. 

 

 

Why is this project important……. 

 

Brillion is “home” to over 2,000 people who work in Brillion every day, while only 

approximately 10% of those workers live in Brillion.  Therefore, our “opportunity” is to retain 

those other 1,800 people who come and go every day, by enhancing our downtown so that they 

feel a comfort for working in Brillion and want to relocate to Brillion.  This will bring a new 

population at the next US Census update (2020) to offset a stagnant population rate that has not 

grown in the last ten years.   

 

The $5-7 million value of the housing complex would increase the overall tax base for the City 

of Brillion potentially reducing the tax rate by approximately 3%.   

 

If we do nothing………… 

 

While the Brillion community has enjoyed employment totals that have grown substantially, the 

Brillion population has been at or about 3,000 since 2007.  If nothing is done and Brillion stays 

on the same path, the current employment picture will decrease due to the lack of employee 

opportunities.  By not having things that draw new employees to Brillion and not having better 

amenities and services to keep the exiting 2,000 employees interested and wanting to come to 

Brillion daily, businesses will lose employees and not be able to attract causing the need for our 

thriving businesses to look elsewhere to grow, outsource work or close plants in Brillion. 



 

 

Brillion Redevelopment Authority 

 

 

 

REQUEST FOR PROPOSALS

 

Seeking Housing Developer Qualifications and Financial 

Proposals for the  

Brillion Redevelopment Authority 

Downtown Redevelopment Project

 

INTRODUCTION

 

This request for proposals (RFP) seeks developer qualifications and financial proposals 

for qualified housing developers for the purchase and development of a “housing 

complex” building to be located at 203 N. Main Street, Brillion, Wisconsin (formerly the 

old T & C Market property).  The property is a 1.040-acre vacant parcel owned by the 

Brillion Redevelopment Authority (RDA) and is located in the hub of the Brillion 

Downtown District. 

This document presents the characteristics of the site, its context, and general information 

related to its development potential.  The information shall not be treated as inclusive of 

all data available, but shall be considered a reasonable attempt to expose the reader to key 

elements of the Downtown Redevelopment Project plan.  This document also outlines the 

roles of interested parties, the minimum submission requirements, and the selection 

process.  The purpose is to establish the decision process that the RDA will undertake to 

consider the best proposal and best qualified development team. 



 

 

 

BACKGROUND

 

In February 2018 the Redevelopment Authority (RDA) of the City of Brillion approved 

the Brillion Redevelopment Authority Downtown Redevelopment Project Plan for the 

redevelopment of the former (HUB) Main Street Square property at 205 N. Main Street, 

Brillion, Wisconsin (Attached).  

 

The proposed redevelopment plan included two phases.  Phase 1, the “City Center” 

building to be located on the eastern portion of the property.  In 2018 the City entered into 

a lease agreement with the IPR Group to own the property and building and lease it back 

to the City.  The construction was complete in January 2019 and the City Administration 

now occupies the property.   

 

Phase 2, the “Housing Complex” would be a 24-40-unit housing complex with enclosed 

garage.  The RDA has acquired the property and in 2018 the City received a Wisconsin 

Economic Development Corporation Community Development Investment grant for 

$250,000.00 for the demolition and infrastructure costs to prepare the site for the housing 

complex.  

 

The Brillion Redevelopment Authority seeks proposals and qualifications from housing 

developers to purchase and develop of Phase 2 of the Brillion Redevelopment Authority 

Downtown Redevelopment Project Plan. 

 

 

 

 

 



 

 

 

SITE DATA

 

VISION 

The RDA envisions a 3-4 story wood-framed apartment building with concrete 

underground parking.  The building could contain 24-40 living units, an elevator in a 

concrete masonry unit shaft, two main stair towers and fire-rated construction elements to 

meet local, state and federal codes.  The finished units will have completed HVAC, 

electrical, data, and plumbing systems.  The planned building footprint would be 

approximately 12, 500 square feet, bringing a tax base of $6,000,000.00 to the RDA district. 

The chosen developer would be responsible for the following improvements to the side: 

sidewalks, parking lot, landscaping, storm water improvements, water and sanitary 

connections/laterals to ensure fire suppression and residential water usage.   

 

REGULATIONS 

The site is currently zoned R-3 Multi-Family Residential District. To encourage a 

multifamily residential environment that is compatible with the residential character of the 

City, building permits for permitted uses in the R-3 Multi-Family Residential District shall 

not be issued without review and approval of the City Plan Commission.  Such review and 

approval shall be concerned with general layout, building plans, ingress, egress, parking, 

landscaping and open space utilization.   

 

The regulations for the R-3 Multi-Family Residential District can be found in the City’s 

Municipal Code, Sec. 106-93, which is on the City’s website. 

 

 

 

 



 

 

 

 

 

 

 

 



 

 

DEVELOPMENT INTENT

 

Request for Proposals (RFP) 

The Redevelopment Authority of the City of Brillion, Wisconsin (RDA) is seeking sealed 

Proposals form a highly qualified housing developer (Developer) capable of carrying out 

the vision of the RDA for the “Housing Complex” phase of the Downtown 

Redevelopment Project plan.  The RDA is seeking the best-qualified Developer for the 

Project that has successful experience with housing complex developments.  

Consequently, the RDA is undertaking this Request to help ensure that subsequent 

discussions regarding a specific proposal are conducted with a Developer that the RDA 

feels possesses the essential successful past experience, creativity and financial capability 

to ensure a successful housing complex development. 

It is anticipated that the City will select one single Developer (or Development Team) to 

executive the Project. The RDA anticipates working closely and cooperatively with the 

selected Developer; however, the RDA does not currently anticipate entering into any 

other formal relationship with the Developer other than a development agreement related 

only to the subject property. The RDA, City, and Developer shall be responsible for their 

own resources. 

The RDA reserves the right, in its sole discretion, to reject any or all responses, or parts of 

responses, to waive technicalities or irregularities, or to cancel, revised, or extend this 

RFP. This RFP does not obligate the RDA or the City of Racine to accept any response or 

submission or to negotiate any agreement with any responder. 

RDA: The RDA’s role and intent is to act as the current owner of the site only until such 

time that the Developer acquires the site. Its primary role is to ensure that the RDA’s 

interests are being protected and furthered with the assistance of the selected Developer 

and through the Project implementation. 

City: The City of Racine’s role and intent, through the Common Council, is to act as the 

final approving body for any development agreement, economic incentives, or 

entitlement/land use approvals. 

Developer: The selected Developer may be required, as part of a development agreement, 

to provide certain public structures such as public sidewalks and frontages, infrastructure, 

landscaping, storm water detention, and parking as required to provide a complete project 

in conformance with a development agreement and site plan approval by the Plan 

Commission. 

RDA/City Consultant(s): The RDA and City of Brillion have retained various 

consultants to assist the RDA with various aspects of the Project. The RDA may, at 

certain times, designate certain consultants to act as agents of the RDA; however, the 

RDA would expressly define this in writing prior to such occurrence. At no time will an 

RDA/City consultant have unilateral authority to direct or approve any aspects of the 

Project on the RDA or City’s behalf. 



 

 

Development Agreement [“Agreement”]: The agreement which shall be approved by 

the RDA and City of Brillion Common Council and signed by both parties in which the 

Developer has agreed to undertake the redevelopment of the site in accordance with the 

City-approved plans and pursuant to the terms and conditions of the redevelopment 

agreement. The redevelopment agreement will contain provisions governing all aspects of 

the Project, including, but not limited to, due diligence periods, conveyance, development 

and zoning approvals, Developer and RDA/City obligations, security requirements, 

infrastructure improvements, letters of credit, construction schedule and possible 

development incentives. The decision to approve or not approve any redevelopment 

agreement rests solely with the City and RDA and this RFP does not require or obligate 

the City or the RDA to enter into any development or other agreement. 

 

Project Goals and Objectives 

The goal of the RDA and City of Brillion is to provide a high quality, fiscally successful 

Housing Complex that enhances the neighborhood and meets the spirit and intent of the 

Downtown Redevelopment Project Plan. 

 

SUBMISSION REQUIREMENTS - PROPOSAL

 

All proposals are to contain the information listed below and tabbed in the order shown.  

Cover Letter 

The cover letter, signed by an authorized representative of the proposing firm, must 

contain a commitment to construct what is proposed in the submission. Each proposal 

must indicate a return mailing address, contact person with his/her telephone and fax 

numbers and e-mail address. The cover letter may also contain pertinent facts or details of 

the proposal which the proposer desires to emphasize. 

Development Team Members, Organization, and Qualifications 

Provide an organizational chart identifying all team members and their reporting 

relationships and identify the contractual structure of the proposer (i.e. joint venture, 

partnership, etc.), percentage of ownership and responsibilities. 

Provide qualifications and specialized experience of the firm(s) and key development staff 

to be involved in the purchase and redevelopment of the property: 

• Describe current and previous experience on similar projects (completed within 

the last five years), including relevant experience in design and implementation of 

developments similar to the development proposed. 

• Provide references including client name, address and telephone number. 

• Include current resumes of each team member and current resumes for key 

individuals with project responsibility. 



 

 

Proposed Use and Concept Design 

The proposal must include the following: 

• Describe the project. Provide a scope of work identifying the parcel(s) included in 

the proposal, structures to be rehabilitated, square feet of infill development and 

description of amenities to be included. 

• Discuss the occupancy of the completed project. Include a list of project features 

and amenities, and describe the target market for the proposed concept. 

• Anticipated unit sale prices and/or rents on a per unit basis. For leased spaced, a 

summary of the projected rents and rental terms must also be included. 

• Parking locations and counts. 

• Infrastructure, streetscape or other public improvements that may be required to 

facilitate the proposed project. 

• A proposed site plan at a scale of 1” = 100 feet and a density summary. 

• Elevations of proposed structures with a detailed description of the palette of 

building materials and landscape materials with photographs and representative 

examples. 

Budget and Financing 

• Estimate of total development costs broken out by hard and soft costs and 

financing, including any municipal assistance anticipated. 

• Five year operating pro forma. 

• Proposed purchase sale price and anticipated assessed value of development. 

• Submit evidence of the capability to secure equity capital and construction 

financing for the project. 

Development Schedule 

Present a complete development schedule for the project including approvals, 

construction, marketing and absorption of the buildings proposed. Include detail on 

phasing, if applicable. 

Confidentiality 

With respect to confidentiality, prospective developers may designate proprietary 

information contained in proposals as confidential subject to the Wisconsin Public 

Records Law. Clearly mark such information as “CONFIDENTIAL.” 

Additional Comments 

All proposers are advised that any cost incurred in the preparation, submittal or 

negotiation of the proposal is borne exclusively by the proposer. All proposals will 

become the property of the City of Brillion and will not be returned to the proposers. 

Maps of the redevelopment parcels can be provided to the proposers upon request. 

Proposers are hereby notified that all locations and dimensions are approximate, and maps 

may contain errors. 



 

 

Selected developers will be responsible for securing building and other required permits 

from the City of Brillion consistent with the codes, ordinances and regulations of the City. 

The City of Brillion reserves the right to negotiate all terms and conditions with all 

parties, to waive any formalities, to negotiate final costs, to accept the proposal 

determined to be the most advantageous to the City, to reject any or all proposals, to 

remove the property from the market at any time without advance notice and to continue 

to market the property to others until the sale of subject parcels is finalized. 

All qualified applicants will receive consideration without regard to race, sex, handicap, 

religion, creed, political affiliation, color or national origin. 

Proposals must be submitted to the Brillion City Administrator, 201 N Main Street, 

Brillion WI, 54110. Proposals are to be submitted in a sealed envelope marked 

"Downtown Brillion Development Project”. Proposals submitted by facsimile 

transmission will not be accepted. 

 

EVALUATION

 

Review Process 

In evaluating the submitted proposals, the RDA will consider the following, which are not 

listed in order of importance: 

1. Quality of the proposed development and suitability for the City of Brillion. 

2. Professional and technical competence as evidenced by: 

• Professional qualifications and specialized experience of the developer. 

• Current and past performance of the developer on similar projects. 

3.  Financial qualifications of developer, including a proven ability to obtain financing 

for similar projects and the amount of equity required for this proposal. 

4. Project completion schedule. 

5. Total investment contemplated (tax base generated) and rental rate offered. 

 

SELECTION PROCESS

 

a. The City will review and evaluate all developer submissions in accordance with 

the evaluation criteria. 

b. Based on the evaluation of developer submissions, a "short-list” of developers will 

be invited for an oral presentation to the City. 

c. Interviews will then take place to define the financial terms and scope of 

development plan. The "short-list” developers may be asked to prepare more 

detailed information. This may include, but not be limited to: 



 

 

d. A refined development program for the project. 

e. A revised site plan. 

f. Additional renderings and/or elevations of the proposed parcels. 

g. Selected developer(s) will be asked to make an oral presentation to the City of 

Brillion redevelopment planning body, who will make a recommendation to the 

Plan Commission and Common Council. 

h. Site plan(s) will be submitted to the Plan Commission. 

i. The report of the redevelopment planning body, and authorization for City 

officials to enter into appropriate developer agreement(s), will be forwarded to the 

Common Council, together with the Plan Commission’s recommendation(s) on 

the site plan. 

Developer Agreement 

When the City has selected a developer and any additional requirements imposed 

by the City have been met, the City and the developer will enter into a binding 

developer’s agreement that will include more specific terms and conditions 

regarding project completion. 

City Contact 

Proposals are due on _____________________.  Proposals should include one (1) 

printed copy as well as a digital version of proposal documents. 
 

For additional information regarding the property or submission of proposals 

contact the City Administrator at (920) 756-2250 between 8:00 am – 4:30 pm 

Monday – Thursday, 8:00 am – 3:00 pm Friday.  

 

Lori M. Gosz 

 Administrator/Clerk-Treasurer 

 201 N. Main Street 

 Brillion, WI 54110 

 E-mail: admin@ci.brillion.wi.us 

 Website: www.ci.brillion.wi.us 
 

 

 

mailto:admin@ci.brillion.wi.us
http://www.ci.brillion.wi.us/
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RURAL DEVELOPMENT AUTHORITY 
CALUMET COUNTY | WISCONSIN 
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IPR No. B1099-3-17-00103.00 

 

 

I. HISTORY /PREVIOUS REPORTS 

 

In March 2017 the Brillion Rural Development Authority (RDA) approved a Phase I Feasibility 

Study to be conducted by Integrated Public Resources (IPR).  The scope of services for this study 

include the review of areas of Brillion which need improvements, proposed solutions to address 

these needs, and prepare projected costs to consider projects to accomplish these needs. 

 

As background for this study, IPR reviewed the following studies completed for the City of 

Brillion: 

 

 2002 Downtown Strategic Plan 

 2002 Community Market Analysis 

 2003 Citizen Survey 

 2003 Housing Needs Assessment 

 2006 RDA Improvement Plan 

 2008 Downtown Observation by Lyn Falk 

 2009 Revised Coordinated Comprehensive Plan 

 2009 Downtown Master Plan 

 2012 – 2016 Comprehensive Park and Outdoor Recreation Plan 

 2012 ESRI Demographic Info 

 2016 Downtown Visioning Session Summary  

 2016 The HUB by Rob Hussey 

 

IPR attended several RDA /P-3 Leadership Community meetings from March to May to receive 

input into the community needs and ideas.  In addition, IPR met with community business 

leaders on April 11 and April 24, 2017 to receive their comments and input. 

 

Report 
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II. AREAS IN NEED OF ATTENTION  

After receiving input from the community, the business leaders and participants from the 

Downtown Visioning Session, the following areas were identified as areas which could use some 

attention or improvement: 

 

 New City Hall 

 New Safety Center 

 City Square 

 Downtown Housing 

 Old homes 

 Apartment on Custer 

 Richards 

 Home Town 

 Randy’s 

 Community Center 

 Old Piggly Wiggly (Hwy PP) 

 Juices 

 Post Office 

 Bullwinkle’s Building 

 Fill empty lots 

 Main Street condition highway to downtown 

 Downtown family rentals 

 Rental building next to Schrolh’s 

 Day Auto 

 Corner of Water and Main 

 Baker Bills 

 Hometown 

 Chinese Restaurant 

 JMR Builder 

 Bank Mutual 

 

These areas are documented in the City of Brillion Downtown Visioning Sessions Summary 

conducted by East Central Wisconsin Planning Commission. 

 

III. IDENTIFY STAKEHOLDERS 

 

This feasibility study, while being conducted for the Billion RDA, is considering the needs of 

multiple stakeholders.  Stakeholders include the major industries of the community, retail and 

service companies of the community, other service industries, residents, and employees and 

customers of the companies in Brillion, and local government officials. 
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IV. STAKEHOLDER NEEDS 

 

The primary need of industry and business in the City of Brillion is the need for housing of 

employees.  These major employers want their employees to be part of the community.  

Employees are also looking to locate near their place of employment in order to reduce the 

amount of time spent commuting to their place of employment.  Industry and business leaders 

are also looking to make Brillion a better place to live and do business in. 

 

The stakeholder group of residents is looking to improve the community perception and 

illustrate that the community is growing and moving forward.  They desire new growth.  

Residents are also looking for improved amenities like additional park and open space, and 

connections to trails and recreational opportunities.  They are looking forward to improving 

their quality of life.  Residents are concerned with the ability to park downtown and at the 

Community Center.   

 

Local government officials are also concerned with the community perception especially after 

the community suffered a major setback when the Brillion Iron Works closed their 

manufacturing facility.  It is important to now show that Brillion is able to respond and foster 

new development.  From a budgetary perspective it is critical to increase the tax base in light of 

levy limits, which takes into consideration net new construction.  Economic growth is essential 

for the community.  The local government officials are also concerned with the ability to 

conduct business in the current City Hall.  Space is tight and not conducive for efficient 

operations.  There is also a concern with security to the central corridor and offices.  Finally, 

there is concern with the ability to keep juvenile appearances at municipal court confidential. 

 

The needs of the various stakeholders can be both harmonious and in conflict with one another.  

The goal of any project is to build upon the common needs and minimize the needs that are in 

conflict. 

 

V. SOLUTIONS TO ADDRESS NEEDS 

 

IPR identified several potential solutions to meet the needs of the various stakeholders.  The 

solutions were classified in the current and short term project, mid-range projects, and long 

term projects which are identified below. 

 

A. Current and Short-Term Project 

 

Recently the City decided to make improvements to the Community Center.  In addition, 

private development occurred south of Jackson Street in the downtown district.  This 

leaves the former HUB Center as the area in most need of improvement.  This section, 

which is bordered by Main, Jackson, Custer, and Center is really a “City Center” and is 

one of three main focal points of downtown Brillion.  To the south is the retail center 

and to the north is the Community Center.  The existing buildings on the former HUB 
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property are currently privately owned and the parking area is owned by the City of 

Brillion.  

 

This section was identified in the 2006 Redevelopment District Plan as a high priority for 

the Redevelopment Authority in addressing the community center issue.  This “City 

Center” project (attached as Exhibit A) would be the new home of the City Hall which 

would be constructed inside a building and along with 36 housing units.  The City Hall 

portion would include offices for City Administration staff, customer counter, Council 

Chambers, conference room, and storage space.  The “City Center” project will also 

include a public green space, be designed to accommodate a farmers market and have a 

total of approximately 150 parking stalls, which is about 72 more than the amount 

required by code.  There are also parking spaces available on the street, which are not 

included in the total on-site parking. 

 

The proposed “City Center” project does not include space for Police, Fire, or 

Ambulance.  Space for these public safety functions will be discussed in the mid-range 

section.  The concept of having a mixed-use space such as City Hall Administration and 

housing is a more compatible use than including public safety functions which can be a 

more complicated and challenging use with the inclusion of a housing component.  The 

other factor which was considered is the size and available footprint to house all of the 

desired functions at the “City Center” location. 

 

B. Mid-Range and Long-Range Projects 

 

The next project should include a discussion and decision on the location of the Police, 

Fire, and Ambulance facilities.  One option is to expand all of the public safety functions 

at the current location at 130 Calumet Street.  The Police Department could expand into 

the portion of the building which currently houses the Administration functions.  One of 

the issues with the building at 130 Calumet Street is the size and space for fire 

apparatus.  This facility has minimum garage door openings for the modern versions of 

firefighting equipment.  Doors must be both higher and wider.  There have been some 

discussions about moving the fire station portion to property along Highway 10.  A 

separate fire location facility study could be conducted to identify the best location for 

the public safety facilities. 

 

The City of Brillion is also in the process of completing a housing study by East Central 

Wisconsin Regional Planning Commission.  To assist with the need for work force 

housing the City should be actively promoting additional housing units.  The City should 

continue to promote housing consistent with the long range vision of containing a wide 

variety of housing types to meet the lifestyle, demographic, and economic needs and 

desires of its residents.  The City should try to increase the supply of affordable to 

moderate income households for employees of local businesses and increase the supply 

of alternative housing opportunities to serve residents of all ages, including independent 

and assisted living facilities for elderly residents. 
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The community also needs to develop a long range plan for the former Brillion Iron 

Works property.  Prior to any activity an environmental assessment of the property 

should be completed.  The proposed uses of this property could include a mixture of 

commercial, light manufacturing, residential, park and public or open space, and for 

potential storm water management projects.  Residential lots would fit in nicely along 

Park Avenue and along N. Parkway Drive. 

 

Another project the City should consider is to connect the trails and parks with a 

comprehensive trail system.  The trail system could also incorporate using existing 

streets as a connection point through the downtown area.   

 

It is important to remember that with all of the current or longer term projects that no 

development stands alone and that structures and public spaces should be designed to allow for 

multiple uses.  This mixed-use concept helps generate more traffic and revenue.  The other 

concept that should be considered is that any new development creates a sense of place.  

People are searching for places in which they will feel comfortable and connected. 

 

VI. COST AND POTENTIAL RESOURCES 

 

IPR has prepared a preliminary projected cost for the “City Center” project identified in the 

current phase of projects listed above.  The preliminary estimate to construct 36 housing units, 

an enclosed garage, and City Hall is between $7 and $9 million.  This cost does not include the 

acquisition and razing of the current structure at 205 N. Main Street and does not include any 

site preparation work.  It is assumed that the RDA will acquire and relocate the current tenant, 

Dollar General.  The final cost of the City Center project is dependent on the final site layout and 

construction materials, interior and exterior finishing and the final building floor plans. 

 

The City Center project could be constructed as a public/private partnership and financed by the 

private sector.  The private sector would own and operate the housing portion of the project 

and lease the City Hall space to the City of Brillion.  The terms and conditions of the 

development and the lease would be subject to a development agreement, which would be 

negotiated and approved by the Brillion City Council. 

 

Other potential resources that could be used for the construction of the City Center project 

include the use of tax increment financing, low and moderate income tax credits, and new 

market tax credits. 

 

The RDA and the City of Brillion might also wish to explore other potential grant and funding 

sources for the acquisition, demolition and site preparation costs. 

 

VII. PARKING NEEDS 

 

While not designed to meet the parking needs of the downtown area, the current parking lot at 

205 N. Main Street provides parking for the public and employees at neighboring businesses and 
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other downtown uses and events.  The newly designed City Center project provides more 

parking than what is required and needed for the site.  The current design calls for 36 garage 

spaces and 115 surface spaces, for a total of 151 spaces.  The required parking for a project of 

this scope is 78 spaces.  Therefore, the City Center project is providing 73 more spaces for the 

additional needs of downtown Brillion.  

 

VIII. RATIONAL TO START SHORT TERM PROJECTS NOW 

 

The City of Brillion has conducted at least 12 studies since 2002.  While the City has looked at 

various scenarios and potential projects, very few have come to fruition.  The private sector is 

now willing to be an active partner to help move the community forward, improve the 

perception of the community and meet the need of attracting and retaining working class 

residents for its major employers.  Sometimes it takes the right set of circumstances for all the 

interested parties to come together and make things happen.  Now is the time for all parties, 

business leaders, residents, and community leaders to come together and help move Brillion 

forward.  While it’s hard to find the perfect project, the City Center is an economically feasible 

project to add housing and residents to the downtown area and to help finance one of the 

crucial needs of the City.  The City Center project is not the end-all project.  It is a project whose 

time has come and can or should be a catalyst for future projects.  It is the first step; and 

sometimes the first step is always the hardest to take.    

 

IX. NEXT STEPS 

 

This Phase I Report serves as a way to prove the project is reasonable and should move forward.  

The next phase is to look at the proposed concept, The City Center, as realistic and practical.  

The next phase should finalize what the exact site plan will look like and what exterior materials 

and style should be utilized.   

 

The next step will also identify financing options including key investors, how the private sector 

investment could be structured, and the amount of the investments.  The private sector would 

also need to prepare a pro forma for the operations of the housing component and identify how 

much revenue could be expected from the public sector from the lease of the public portion of 

the facility, if that option is selected. 

 

The private sector group should also prepare for a public open house or presentation to explain 

the project and answer questions.  Public input is critical to ensure the public is informed and 

part of the decision making process.  After public input is received, a development agreement 

can be prepared and submitted to City officials to document the terms and conditions for the 

construction and operations of the City Center Project. 



PROPOSED CITY CENTER 
CITY OF BRILLION, WISCONSIN 
McM #B1099-3-17-00103.00  5/24/2017 

ID: PPT\2017\IPR\BRILLION-PROPOSED CITY CENTER-EXHIBIT A.PPTX AJV:JMK 
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Project History
 Studies and Analysis on the Downtown

 2002 Downtown Strategic Plan

 2002 Community Market Analysis

 2003 Housing Needs Assessment

 2006 Redevelopment District Improvement Plan

 2006 Citywide Strategic Plan

 2008 Downtown Observation 

 2009 Downtown Master Plan

 2009 City Hall Space Needs Analysis



Project History
City Wide Plan

to promote Brillion as a destination
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Stay
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Project History
❖The IPR Group

❖Downtown Visioning Workshop

❖Private/Public Partnership was Created

❖Property Acquisition





WEDC Grant
Wisconsin Economic Developer Corporation 
Community Development Investment Grant

➢$250,000.00

➢Rehabilitate a blighted downtown building

➢Responds to employers need for workforce housing

➢Develops a downtown City Center

➢Facilitates further development 













City Center Financing Options 

 

Financing Options Assumed 

Project Cost 

Assumed 

Interest Rate 

Amortization 

Period 

Projected 

Monthly Pymt 

City Government 

Borrows for the Project  

$1,000,000 3.5% - 4% 20 Years $5,800 

Pros • Per State Law any new debt does not count against the City’s 

Levy Limit. 

Cons • New debt would count against City’s available debt limit.   As 

of 6/30/2017 the City’s available debt limit was $1,126,258. 

• City would be required to follow State Law for construction, 

which can inflate construction costs. 

 

IRP Builds/RDA 

Borrows for the Project 

$1,000,000 3.5% - 4% 20-40 Years $5,800 (20 Yr) 

$4,490 (30 Yr) 

$3,874 (40 Yr) 

Pros • Any debt or obligation of the RDA is not the debt or 

obligation of the City and does not count against the City’s 

available debt limit. 

• RDA Revenue Bonds are not exempt from Levy Limit, 

however since the revenue source to pay the debt service on 

the Bonds would presumably come from the tax levy, the City 

would need to issue a Taxable G.O. Note annually in an 

amount required to make the debt service payment.  By 

issuing a Taxable G.O. Note, the payment on this Note can be 

exempted from Levy Limits. 

• RDA loans can have a longer term then standard GO debt, up 

to 40 year, which will keep annual payments down. 

Cons • If the State Levy Limit law changed and the exemption for 

G.O. debt was eliminated, the City would need to absorb the 

debt service payment for the RDA loan into its operating 

budget. 

     

IPR Builds/Borrows for 

the Project 

$1,000,000 4% - 4.5% 20 Years $6,330 

Pros • Project can be complete by design-build. 

• The City can issue a short term taxable G.O. Note annually in 

to cover the lease payment for the following year.  

Cons • Annual lease would be higher. 
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