Baraboo Civic Center Redevelopment OQverview
Request for Proposals

Introduction

The City of Baraboo and the Baraboo Economic Development Commission (BEDC) are seeking
written proposals for the reuse and redevelopment of the City-owned Civic Center property
located at 124 Second St. in downtown Baraboo, Wisconsin. Exhibit A highlights 2.6-acre site,
which includes the three-story Civic Center building (52,903 sq. ft.).

The current building was constructed in 1928, serving as the city’s high school for the next fifty
years. In 1979, ownership was transferred to the City of Baraboo, with the building providing an
array of public services as the Civic Center.

Designed in the Prairie School style by Madison architects Claude and Starck, the four-story
brick and stone building originally featured a gymnasium, auditorium and stage, classrooms,
laboratories, and even a rooftop playground. Today, much of the classroom space has been
converted into office and meeting rooms for both daily and long-term rental. Major tenants
currently include the Baraboo Area Senior Center Organization (BASCO), the Baraboo chapter
of the Boys & Girls Clubs of West Central Wisconsin, and the City’s Parks, Recreation, and
Forestry Department. The gymnasium and adjacent fitness / weight rooms continue to serve the
public.

The site also includes a 0.15-acre veteran’s honor roll and memorial maintained by a coalition of
local service organizations. The remainder of the block is maintained as free public parking for
downtown residents, employees, and visitors.

In September 2025, BEDC hosted a public brainstorming session to collect information from the
community about the role the building currently serves and consider their ideas and priorities for
future development. Residents especially value the Civic Center’s location, architecture,
historical significance, and continued use as a public space. Among possible future uses for both
the building and the adjacent parking lot, housing was favorably received, particularly senior
housing, along with retail and social services use (i.e., medical clinic). Participants also showed
strong interest in offering additional educational opportunities for all ages and developing more
outward-facing community programs (markets, art galleries, caf€, etc).

The Civic Center is within the Downtown Baraboo Historic District, which is listed on the
Department of Interior’s National Register of Historic Places. Based on the reaction to previous
proposals for other nearby sites, residents and business leaders favor projects that complement
the area’s existing architecture and fit the downtown’s scale.

The property is located in the City’s TID #8. The final year of increment collection for this
district is 2040, with an expenditure period that ends in June, 2028.



Community Context

With a population of approximately 13,000, Baraboo has a well-established sense of community,
which reflects its people, public spaces, and recreational opportunities. Nestled within the
Baraboo Hills, the city features easy access to significant natural areas, including the popular
Devil’s Lake State Park. The Baraboo River flows through the heart of the city, and the diverse
economy features manufacturing, engineering, a full-service hospital, and tourist amenities. As
the seat of Sauk County, the downtown also includes many professional offices, such as law
firms, realtors, and financial institutions.

As the home of the Ringling Brothers, and site of the original winter quarters for their circus
empire, the city boasts many historic sites, including the Al. Ringling Theatre and Circus World
Museum, both now owned by the Wisconsin Historical Society. Downtown commerce and
social life revolve around the courthouse “Square” which hosts festivals, concerts, parades, and
other community events.

The Civic Center block is uniquely situated within a few blocks of the Baraboo River and the
adjacent Riverwalk, the public library, City and County offices, and the variety of retail shops
and restaurants which surround the Square. This is an opportunity to enhance pedestrian
connectivity between downtown, the soon-to-be-constructed Overlook Park, the existing
Riverwalk, the future Riverfront Park, and planned residential developments on the south side of
the Baraboo River. The Comprehensive Outdoor Recreation Plan, the recently adopted Bicycle
and Pedestrian Master Plan, and several other river corridor planning documents have identified
safe, continuous bicycle and pedestrian access in this corridor as priorities.

The City and the Baraboo Economic Development Commission are requesting economically
workable development proposals that are aligned with the community’s established needs and
priorities. Multiple proposals from the same firm are encouraged.



City of Baraboo Redevelopment Opportunity
EXHIBIT A

Civic Center Block

124 Second Street

Approx. 2.6 acres;

Adjacent to central business district and close to services and amenities;
Three-story former high school building in good condition (Civic Center);
Parking lots;

Includes approx. 0.15 acre veterans’ park;

Located within TID #8.

Possible Uses:
e Multifamily housing;
e Retail/office;
e Community Center;
e Parking;
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REQUEST FOR PROPOSALS (“RFP”)
FOR
DEVELOPMENT SERVICES

Due Date:
October 15, 2026

An Equal Opportunity Employer

An Equal Housing Provider

RFP FOR CIVIC Center
Page 1



TABLE OF CONTENTS

SECTION PAGE
A. GENERAL SUBMISSION INFORMATION .......cccoiimmrrrrrininnsssssrs s nsssssssee e 4
B. RESERVATION OF RIGHTS ......coiiiirrrr s ssssss e 4
C. RECEIPT OF RESPONSES.........cccccoiitmrisrrssrs s sss s sssssss s 5
D. PROGRAM SUMMARY w.....coiciiimiimmrrissss s snsssss s sssss s s sssss s s sssssssees 5
E. PROJECT DESCRIPTION .....ootiiiiiiiiiimnrrrrs s nssssssss s ssssssssss s 5
F. TIMELINE OF SERVICES ........ooioiiiirrrr s sssssss s 5
G. CITY’S ROLE AND RESPONSIBILITIES .......cottiiiiiiserresssssssss s sannes 6
H. THE DEVELOPMENT CONSULTANT’S ROLE AND RESPONSIBILITIES ............. 6
I. INSTRUCTIONS AND NOTICE TO RESPONDENTS. .......ccccciniimmrrrnsnree s s 7
1 SUBMISSION REQUIREMENTS ...t nnanes 7
2 SELECTION PROCESS AND CRITERIA ... sssss e 9
3 ACKNOWLEDGEMENT OF AMENDMENTS. .........ccooomminrre s 9
4 COMPLETE AND ACCURATE SUBMISSION .........ccoocmmmninnmrrnnsnsresnnnnees 10
5 RETENTION ..ot s e an e 10
6 CANCELLATION/WAIVER .....cciitttrrrriinsssssrrs s nnssssssssss s nnsssssssssssss e 10
7 KEY PERSONNEL ..ottt sssss s 10
8 CONTRACT FORM......ociiertrinsnte s s nass s s ss s s sss s s s sans e s 10
9 NO COMPENSATION FOR RESPONSE ........ccccoinimmemnnnnre s nnssneenas 10
10 RULES, REGULATIONS AND LICENSING REQUIREMENTS................. 11
J. ADDENDA ...t 11
K. CITY’S OPTIONS AND SCHEDULE.........ccccciiiiiiiicsnnnrrss s nsssss s nnsssnnnes 11

RFP FOR CIVIC Center
Page 2



Request for Qualifications
Development Services

TYPE OF PROJECT:

DATE ISSUED:
CONTACT PERSON:

DEADLINE FOR
QUESTIONS:

SUBMISSION
DEADLINE:

The City of Baraboo (“CITY”) is soliciting proposals from
experienced developers for the redevelopment of the City of
Baraboo’s property known as Baraboo Civic Center and adjacent
property (“Project”)..

The Civic Center property is located on approximately 2.6 acres at
124 Second St., Baraboo, Wisconsin 53913. The attached map
outlines the existing property.

September 15, 2026

Patrick Cannon

Executive Director

Baraboo Community Development Authority
101 South Blvd.

Baraboo, WI 53913

608.355.7390 Office

608.286.0369 Cell

Email: pcannon@cityofbaraboo.com

October 2, 2026, no later than 3:00 p.m (local time)

Answers will be provided as written addenda to this RFP and issued
by e-mail to all firms who have requested this RFP. Answers will
be issued as soon as possible, but no later than October 9, 2026.

October 15, 2026 no later than 3:00 p.m.(local time)

RFP FOR CIVIC Center

Page 3


mailto:pcannon@cityofbaraboo.com

SCOPE OF REQUESTED SERVICES:

The CITY is inviting proposals from experienced development firms to review current operations
and finances of the Civic Center and determine strategies to redevelop the Project and to purse
and execute these strategies (the “Services”), as more specifically described below. The selected
firm will be considered a “Developer” and be selected in accordance with scoring matrix included
in this request.

A. GENERAL SUBMISSION INFORMATION

All qualifications will be considered as they are construed by the CITY. The CITY requests that
information be brief and concise. After reviewing the qualifications, additional information may be
requested by the CITY.

The CITY is not liable for any costs incurred by the respondents prior to issuance of a contract.
The respondents shall wholly absorb all costs incurred in the preparation and presentation of the
qualification statements. The CITY will pay no compensation to any respondent for any costs
related to preparation or submittal of the proposal.

B. RESERVATION OF RIGHTS

The CITY reserves at its sole discretion the right to cancel this RFP, or to reject, in whole or in
part, any and all submissions received in response to this RFP, upon determination that such
cancellation or rejection is in the best interest of the CITY.

The CITY reserves the right to reject any or all materials and the right to request oral presentations
from all or some of the respondents. The CITY further reserves the right to accept at its sole
discretion any failure on the part of any respondent to adhere to the form and content required by
this RFP deemed non-material by the CITY. The CITY shall reserve the right to at any time during
the RFP or contract process to prohibit any further participation by a respondent or reject any
proposal submitted that does not conform to any of the requirements detailed herein. The CITY
reserves the right to reject any or all proposals, to waive any informality in the RFP process, or to
terminate the RFP process at any time, if deemed by the CITY to be in its best interests.
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C. RECEIPT OF RESPONSES

All materials must be submitted in an 82" x 11” format. An original and two (2) bound copies of
the response to this Request for Proposals shall be submitted in a sealed container and marked
on the outside with the respondent’'s name and contact information as well as the following
information:

Civic Center Redevelopment Proposal

c/o Baraboo Community Development Authority
101 South Blvd.

Baraboo, WI 53913

DEADLINE: October 15, 2226

Proposals are not publicly opened.

All questions MUST be submitted in writing by October 9, 2026.

The CITY reserves the right to reject any or all responses. Facsimile and e-mail responses will
not be accepted. Responses received after the deadline for receipt will be deemed unresponsive
and will not be reviewed. All submissions become the property of the CITY.

D. PROGRAM SUMMARY

The CITY is seeking submissions from qualified firms to provide comprehensive development
services for the CITY in connection with its Project, specifically as determined by the CITY in its
sole discretion: (1) redevelopment plan and construction selected concept of the Civic Center
parcel with possible re-use of existing facility; (2) financing plan, including application of historic
preservation or other tax credits, private investment, and requests for public financing; (3)
operational plan, including ownership structure, prospective tenants, and integration into other
downtown resources; and (4) management of all phases of development, including procurement
and contracting with all third parties, managing construction efforts and timelines, and minimizing
impact on the downtown area.

E. PROJECT DESCRIPTION

The CITY’s vision for this Project is to explore options to rehabilitate the facility in accordance with
the CITY’s policies and bylaws, in addition to exploring sources of funding available to the CITY
(the “Project”).
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F. TIMELINE OF SERVICES

The CITY’s goal is to have the Project commence immediately with the Services proceeding as
expeditiously as possible. Respondent shall certify its ability to start work immediately, and should
propose a staffing plan that describes the existing time commitments of the staff proposed to be
assigned to the project.

Respondents are encouraged to present to the CITY a complete team including the trades
required for the success of the Project. The team may include architectural, legal, construction,
management, and financial services. The Developer may replace any team member identified in
its submission as long as the scoring outcome does not change the selection of the Developer.

G. THE CITY’S ROLE AND RESPONSIBILITIES

The CITY will retain with the Developer to provide the Services described herein.

The following will be the responsibility of the CITY:

e Discuss options for new construction or redevelopment on land currently owned
by the CITY.

e Provide a long-term ground lease for the project.
o Assist with linkages between the development and the community.
e Coordinate community and supportive services.

¢ Facilitate local support for the project.

H. DEVELOPER’S ROLE AND RESPONSIBILITIES
The following will be the responsibility of the Developer (“Developer Responsibilities”):

o Develop a comprehensive master operating plan that includes a site layout,
renderings, description of uses, unit mix and configuration, amenities, and other
physical design aspects.

e Coordinate pre-development activities to include environmental and geotechnical
testing, architectural and engineering work, analysis of the conditions of existing
utilities at the site, site analysis, market analysis, and financial feasibility analysis.

o Attend required public meetings.
e Prepare financial applications.

o Develop a construction strategy and a development implementation schedule.
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o Develop detailed development and operating budgets showing at least 15-year
projections. The selected respondent will be required to expand and update the
budgets throughout the development process.

o Oversee design, construction, and quality control of the development.
e Deliver all financial guarantees

e Assist in obtaining all required building permits and zoning approvals.
o Assist in marketing and lease-up efforts.

o Assist in the Community and Supportive Service efforts.

e Assist with tenant relocation timeframe and efforts.

o Oversee asset management functions as required through lease-up and conversion
to permanent financing.

Each respondent must have, or within its team provide, the following:

o Experience in the redevelopment of municipally-owned properties;
o Experience in maximizing the use of various financing vehicles;

e Experience working with Wisconsin Historical Society on tax credits available for this
project;

o Expertise with historic properties and downtown business districts;
o Expertise in regulatory compliance issues;

o Expertise with local government authorities which regulate the permits and utilities
necessary for the Project.

I INSTRUCTIONS AND NOTICE TO RESPONDENTS:
1. SUBMISSION REQUIREMENTS

Responses that do not include all required information or are received after
the deadline will be deemed unresponsive.

Each respondent is required to submit a response consisting of the following:

Letter of Interest:  Respondent’s submittal shall be accompanied by a letter of
Interest on the respondent’s letterhead. The letter should state that proposer
understands the scope of services, state proposer's commitment to perform the
services expeditiously, and include a brief statement indicating why the respondent
believes they are the best qualified to perform the engagement.

Respondent’s Qualifications: The respondent shall submit the following
information regarding its proposal. The numbered sections listed below shall
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be separated by numbered tabs and each section shall be identified with the

corresponding nhumber and title from the list.

1

10

Alignment With Community Goals: Provide a narrative on how the
Project would meet the broad development goals of the community as
articulated in the City’s Comprehensive Plan, other planning documents,
and at public meetings, including, but not limited to housing, commercial
development, public services, transit, and recreation. (30 Points)

Integration with Existing Downtown Uses: Describe how the Project will
balance and enhance the existing mix of businesses and services which
exist downtown and maintain the area’s historic character. (20 Points)

Financial Feasibility: Provide a detailed account of the capital stack
required to complete the project, including any requests for public
financing, and an estimate of ongoing operational expenses for at least 15
years beyond the completion of construction. (20 Points)

Previous Re-Development and/or Developer Consulting Experience:
Provide information on up to five (5) property revitalization projects in which
the respondent has participated. Attempt to provide the most recent
projects and the most pertinent to the Project.

(15 Points)

Organizational Structure and Profile of Principals and Key Staff:
Provide a detailed description of the organizational structure and staffing
of the respondent’s team including Profiles of the principals and key staff
that will be involved in the development effort, what roles they would serve
for CITY, and their level of experience as developers and/or developer
consultants. (5 Points)

Sustainability Measures: Describe how the Project promotes the City’s
goal of sustainable development and energy conservation. (10 Points)

Litigation: Indicate whether the respondent or any respondent team
member ever sued or has been sued by any third party agency and, if so,
describe the circumstances and outcome. (Mandatory)

Previous Default: Include a statement disclosing and describing any
instance of non-compliance or default in any public program. (Mandatory)

References: Provide references including the entity’s name and mailing
address along with the contact person’s name, email address, and
telephone number for the most comparable projects. (Mandatory)

Timeline: Proposal should also contain a timeline for duration.
(Mandatory)
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2. SELECTION PROCESS AND CRITERIA

The purpose of this RFP is to solicit quality submissions so that the CITY may select the one that
meets its needs and requirements. It is further desired that this RFP process will ensure
competitiveness among respondents. The CITY urges all interested respondents to review
carefully the requirements of this RFP.

All responses will be initially reviewed to determine compliance with the response format
requirements specified within this RFP. Responses that do not comply with these requirements
may be rejected without further review. All submissions will be evaluated by an evaluation
committee appointed by the contracting officer. Written submissions containing the requested
information will serve as the initial basis for selection of finalists.

The CITY will select the winning respondent based upon the quality of the relevant qualifications
required as provided herein and the CITY’s particular needs. The top-rated respondent will be
invited to negotiate a development services agreement with the CITY. In the event the CITY is
unable to reach an agreement with the top-rated firm, the CITY may initiate negotiations with
another respondent.

3. ACKNOWLEDGEMENT OF AMENDMENTS

The respondent shall acknowledge in its response to this RFP receipt of any amendment(s). The
respondent’s failure to acknowledge an amendment may result in rejection of respondent’s
submission.

4, COMPLETE AND ACCURATE SUBMISSION

A respondent’s failure to provide accurate information in response to this RFP may disqualify
the respondent from further consideration.

Qualifications may be corrected, modified or withdrawn, provided that the correction, modification,
or request for withdrawal is made by the respondent in writing and is received by the CITY prior
to the date and time designated in this RFP for final receipt of submissions. After such date and
time, the respondent may not change any provision of its statement of qualifications in a manner
prejudicial to the interest of the CITY and/or fair competition.

5. RETENTION

All submissions are the property of the CITY and shall be retained by the CITY. Responses will
not be returned. Responses will not be publicly opened.
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6. CANCELLATION/WAIVER

The CITY reserves the right to cancel this RFP or to reject at the CITY’s sole discretion, in whole
or in part, any and all submissions received in response to this RFP, upon its determination that
such cancellation or rejection is in the best interest of the CITY. The CITY further reserves the
right to accept at its sole discretion any deviation from the requested format or content deemed
non-material by the CITY in any submissions received. The decisions as to who shall receive a
contract award or whether an award shall be made as a result of this RFP shall be at the absolute
sole discretion of the CITY. The CITY reserves the option of making, at the CITY’s sole discretion,
awards to multiple respondents pursuant to this RFP.

7. KEY PERSONNEL

The key personnel specified by the successful respondent will be considered essential to the work
to be performed by the successful respondent. Prior to diverting any of the key personnel for any
reason(s), the contractor shall notify the CITY in writing, at least thirty (30) calendar days in
advance, and shall submit justification (including proposed substitutions) in sufficient detail to
permit evaluation of the impact on the contract. The firm shall not change key personnel or hours
to be devoted, before or after contract award, without written permission from the CITY. Changes
in personnel may be grounds for contract termination.

8. CONTRACT FORM

The contents of the documents submitted by the successful respondent(s) shall become part of
any contract award. This RFP will be expanded to include a development agreement between
Respondent and the CITY, the exact terms of which will be negotiated between the parties. The
term of the Development Agreement will continue until all of the required services as specified in
this RFP, or as subsequently negotiated, are completed. No contractual rights shall arise out of
the process of negotiation until such time as an agreement between the parties has been
executed by both parties. Work under any such agreement shall commence immediately upon
issuance of a “Notice to Proceed” issued by the CITY. The parties will further agree to negotiate
the development agreement diligently and to accommodate changes as may be required by
applicable law.

9. NO COMPENSATION FOR RESPONSE

Respondent will not be compensated for work or costs related to preparation and submission of
respondent’s response to this RFP.
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10. RULES, REGULATIONS AND LICENSING REQUIREMENTS

Respondent shall comply with all applicable law, ordinances and regulations applicable to the
Services, especially those applicable to a conflict of interest. Respondents shall be familiar with
all federal, state and local laws, ordinances, codes, rules and regulations that may in anyway
affect the Services.

J. ADDENDA

The CITY will endeavor to provide copies of addenda to all potential respondents to whom the
CITY has delivered a copy of this RFP, but it will be the responsibility of each respondent to make
inquiry as to the existence and content of addenda, as all addenda become part of this RFP and
all respondents will be bound thereby, whether or not the addenda are actually received by the
respondents.

K. CITY’S OPTIONS AND SCHEDULE

The determination of the criteria and process whereby submissions are evaluated and the
decision as to who shall receive a contract award shall be at the sole and absolute discretion of
the CITY.
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