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I. DESCRIPTION QOF PROQJECT
A, Introduction

Section 66.1105(4) (d), Wisconsin Statutes, requires the "preparation and adoption... of a
proposed project plan for each tax incremental district.” This Project Plan is submitted in
fulfillment of this requirement and the related provisions of section 66.1105, Wisconsin Statutes.

B. District Boundaries

Tax Incremental District Number 72, City of Milwaukee, Bishop’s Creek, is the area
bounded by North 32" Street, North 38" Street, West Congress Avenue and West Hampton
Avenue (including the northwest corner of North 32" Street and West Hampton Avenue) as
shown on Map No. 1, "Boundary and Existing Land Use," and described more precisely in
Exhibit 1, "Boundary Description." A complete list of properties in the District is provided in
Exhibit 2, "Property Characteristics.”

The District contains property totaling 2,857,516 square feet (65.6 acres), more or less,
exclusive of public streets and alleys. More than 50% of the area and real property located within
the District was found to be "in need of rehabilitation or conservation work" within the meaning
of Section 66.1337(3), Wisconsin Statutes. Also, less than 25% of the site arca of the district
meets the definition of “vacant™ as provided in Section 66.1105 (4)(gm){1). Exhibit 2 illustrates
how the properties in the District meet the statutory criteria for Tax Incremental Districts.

C. Plan Objectives

The Bishop’s Creek project is located at the northern end of the City of Milwaukee’s 30™ Street
Industrial Corridor project area. The corridor has traditionally been a rail corridor through
Milwaukee’s central city and is or was home to a number of Milwaukee’s major industrial firms.
In 2007, the City launched a major initiative for the area and is currently working with local,
state and federal partners on a comprehensive redevelopment plan. This includes efforts to
attract and retain businesses, reduce environmental contamination, provide job opportunities,
improve infrastructure, address blight, increase public safety and improve the residential and
commercial areas within and immediately adjacent to the corridor.

The Bishop’s Creek project site, located at North 32™ Street and West Hampton Avenue, is the
location of the former Kaiser Tannery. This 5.2 acre site has long been vacant, and has been a
substantial blighting influence on the neighborhood. Due to its former use, the site has
environmental and site challenges that have been a significant impediment to its redevelopment.

The site was purchased in 2004 by the Bishop’s Creek Community Development Corporation
(“Bishop’s Creck CDC"), a development corporation organized by Holy Redeemer Church. The
church’s campus is located immediately to the north of the site. (The campus represents a major
neighborhood investment and includes worship space, a school, facilities for educational
programs, a Boys and Girls Club, a fine arts symposium hall, sports complex, gymnasium and
banquet hall.)




Bishop’s Creek CDC was able to secure a $750,000 brownfields grant from the State of
Wisconsin Department of Commerce to help address environmental conditions on the Kaiser
site. They have also developed a master development plan for the site which over time, includes
the rehabilitation and new construction of office/retail facilities, residential development, a
student dormitory, a cultural and hospitality venue and other community facilities.

Over the past few years, Bishop’s Creek CDC has also been working to improve conditions in
the surrounding neighborhood. They have purchased and rehabilitated housing in the
neighborhood for sale for homeownership and have plans for complementary single family new
construction. To support these efforts, in 2008, the City established a Targeted Investment
Neighborhood (“TIN”), and has been working in partnership with Bishop’s Creek CDC to
provide resources to property owners for home rehabilitation and renovation, as well to improve
the quality of life in the neighborhood.

Phase I of the Bishop’s Creek project includes the demolition of a number of blighting buildings
and site remediation and clean up on the Kaiser Tannery site. Phase I also includes the
construction of a new 55 unit high quality affordable housing development on the site by
Common Bond Communities, an experienced nonprofit developer, owner and manager of
affordable housing. The housing development will include a combination of one, two and three
bedroom units as well as Common Bond’s trademark “Advantage Center” which provides
residents with an array of support services including employment programs, early childhood and
after school programs and links to other community resources.

Tax Incremental District Number 72 is being created to assist Phase I development activities, as
well as to support the renovation of existing housing in the surrounding neighborhood. These
efforts will complement the work of the 30™ Street Industrial Corridor Initiative, which includes
supporting new commercial and residential development within the industrial corridor, '
eliminating blight and the clustering of investments.

The more detailed objectives of this Project Plan are to:

e FEliminate blight and support the environmental remediation and redevelopment of
property in the district

¢ Develop high quality new affordable housing, commercial, retail and community
development

o Make resources available to property owners to renovate and repair their propertics

e (reate a range of high quality housing opportunities for neighborhood residents

e - Work collaboratively with local residents, community organizations and other
stakeholders to address quality of life issues and support the physical redevelopment of

the neighborhood

e Create new employment opportunities through construction jobs relating to the new
development and the rehabilitation of existing homes in the district.
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D. Proposed Public Action
Funds generated from the TID will be used for the following purposes:

¢ Provide financial assistance to the developer to construct new 55 unit affordable housing
project.

e Provide financial assistance for site demolition and remediation activities
o (Construct new infrastructure to support redevelopment activities.

¢ Fund a forgivable loan pool that will provide resources to existing property owners for
the renovation and repair of their properties.

The neighborhood loan fund will be administered by the City’s Department of City
Development. It is modeled after similar programs in the Lindsay Heights, Metcalfe Park and
Mitchell Street neighborhoods.

The City of Milwaukee may, on its own initiative or through a cooperation agreement with the
Redevelopment Authority and/or other entities, undertake any and all project and site
mmprovements and activities considered necessary to achieve project objectives and the
commitment of private investment. This Plan is not intended to limit and shall not be interpreted
as limiting the Redevelopment Authority in the exercise of its powers under Section 66.1333(5),
Wisconsin Statutes, within the District. It is possible that future amendments to this District for

other investments in this area will be proposed.
L]

II. PLAN PROPOSALS
A. Statutory Requirements

Section 66.1105(4)(f), Wisconsin Statutes, requires that a Project Plan for a Tax
Incremental District shall include:

"... a statement listing the kind, number and location of all proposed public works or
improvements within the district or, to the extent provided in subsection (2)(f)1.k., outside the
district, an economic feasibility study, a detailed list of estimated project costs, and a description
of the methods of financing all estimated project costs and the time when the costs or monetary
obligations related thereto are to be incurred. The plan shall also include a map showing existing
uses and conditions of real property in the district; a map showing proposed improvements and
uses in the district; proposed changes of zoning ordinances, master plan, if any, map, building
codes and city ordinances; a list of estimated non-project costs; and a statement of a proposed
method for the relocation of any persons to be displaced. The plan shall indicate how creation of
the tax incremental district promotes the orderly development of the city.”

The plan shall also include an opinion of the City Attorney or of any attorney retained by
the City advising whether such plan is complete and complies with Section 66.1105(4)(f),
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Wisconsin Statutes.
B. Compliance with Statutory Requirements

The following statements, maps and exhibits are provided in compliance with the
statutory requirements.

1."Statement of the Kind, Number, and Location of All Proposed Public Works or
Improvements."

Public Improvements

Installation of a new storm sewer in North 32™ Street to service the development

Development Assistance

Assistance for demolition and remediation on the former Kaiser Tannery site on 32™ and
Hampton.

Loan/Grant to developer for the construction of a 55 unit affordable housing project.

Neighborhood Loan Fund

All existing homes are potential sites for the forgivable home improvement loans.
2."Detailed List of Estimated Project Costs.”

The costs included in this subsection and detailed in Table "A" which follows are,
without limitation hereof because of enumeration, claimed as eligible Project Costs as defined
under Section 66.1105(2) (f) and, if appropriate, in any Cooperation Agreement (s) presently or
subsequently entered into by and between the City of Milwaukee, the Redevelopment Authority
of the City of Milwaukee, and/or eligible designated redeveloper(s), which agreements are
incorporated herein by reference, provided further that such expenditures are necessitated by this
Project Plan.

These costs and cost estimates are more fully described as follows:
a. Capital Costs

A statement of the kinds of activities proposed for the project is included in
subsection II.B.1. of this Plan. This category of costs includes those items which may be
undertaken only in conjunction with Redevelopment Projects under provisions of Section
66.431, Wisconsin Statues, as determined during the course of project execution/implementation,
and may also include the City’s cost of grants to RACM.




b. Other Costs

This category of Project Costs includes estimates for administrative, professional,
organizational and legal costs. Components of the "other costs” include, in general, costs of
salaries and employee benefits for employees engaged in planning, engineering, implementing,
and administering activities in connection with the tax increment district. Related costs of
supplies, materials, contract and consultant services, rental of space and equipment, and the
reasonable costs of City departments and agencies having oversight responsibilities due to the
creation of this District. Such services include but are not limited to purchasing, property
appraisals, personnel, legal, accounting, auditing, the provision of space and maintenance, and
costs charged in accordance with an approved cost allocation plan.

c. Financing Costs

Financing costs include estimated gross interest expense on bonds that will be
issued to pay for Project Costs. Estimates of bond interest are based on interest rates as set forth
in the Economic Feasibility Analysis for this Project.

Table A
List of Estimated Project Costs’

A | Capital:
Grant to Redevelopment Authority for financial assistance to | $ 335,000

developer for site demolition and remediation costs
Grant to Redevelopment Authority for financial assistanceto | $§ 650,000
developer for construction of new housing project
Public Improvement Costs $ 150,000 ‘
Grant to Redevelopment Authority for establishment of
forgivable loan pool for the rehabilitation of existing homes. | $ 300,000

Other:

B | Administrative, professional, organizational and legal, $ 150,000
Total Estimated Project Costs, excluding financing $1,585,000
Financing:

C | Interest payment on tax-exempt bonds $ 856,200

(Excludes Capitalized Interest)
3. "Description of Timing and Methods of Financing.”
a. Estimated Timing of Project and Financing Costs
The Summary of Project Costs (Schedule "A" below) identifies the year in which

actual expenditures for the cost of public works and improvements described in this plan is
expected to be incurred. This schedule anticipates the time costs will be incurred, not the time

"The City of Milwaukee and/or RACM reserve the right to make only those improvements and to undertake
only those activities that are deemed economically feasible and appropriate during the course of project
implementation and which are commensurate with positive growth in the tax increment.
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contracts or other obligations may be entered into. The estimates presented are subject to change
as actual circumstances during the project execution period may require. However, all
expenditures will be made prior to the year 2030 pursuant to the provisions of 5. 66.1105(6)(am),
Wisconsin Statutes.

Schedule A

Estimated Timing of Project Costs

Year Estimated Project Cost Cumulative Total

2009 $750,000 $750,000
2010 $835,000 $835,000

Excludes Administrative Costs
b. Estimated Method of Financing Project Costs
Sale of General Obligation Bonds: ~ $1,585,000"

The estimated method of financing may be subject to change during the project
period. Consequently, the method identified may, as circumstances warrant, be redefined and
the dollar amount adjusted without formal modification of this Plan during the course of project
implementation.

The funding source for payment of financing costs will be from tax increment
revenues pursuant to Section 66.1105(6)(c), or from other funds ordinarily used for payment of
borrowing obligations.

4. "Economic Feasibility Study."

The Economic Feasibility Study for this District, prepared by the S.B. Friedman and
Associates titled Economic Feasibility Study. Tax Increment District No. 72 (October, 2008) is
on file in the Office of the Redevelopment Authority of the City of Milwaukee, 809 North
Broadway, Milwaukee, Wisconsin, and in the Office of the City Clerk of the City of Milwaukee,
200 West Wells Street, Room 205, Milwaukee Wisconsin, as attached to Common Council
Resolution File Number . The study is incorporated herein by reference. The study
establishes the dollar value of project costs which, based on certain general assumptions and a
reasonable margin of safety, can be financed with the revenues projected to be generated by the
proposed tax incremental district.

Based upon the anticipated tax incremental revenue to be generated by this project, the
District is financially feasible and is likely to be retired on or before the year 2026.

5. "Map Showing Existing Uses and Conditions.”

Please refer to Map No. 1, "Boundary and Existing Land Use," and Map No. 2, "Structure
Condition," in the Exhibits Section, which follows.
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6. "Map Showing Proposed Improvements and Uses.”

Please refer to Map No. 3, "Proposed Improvements and Uses," in the Exhibits Section
which follows.

7. "Proposed Change of Zoning Ordinances, Master Plan, Building Codes and City Ordinances.”

Please refer to Map No. 4, "Existing Zoning." The project will not require amendments
to the provisions of present zoning ordinances, City master plan, building codes, and other city
ordinances.

8. "List of Estimated Non-Project Costs.”
None.
9. "Proposed Method for Relocation.”

No occupied properties are currently identified for acquisition in this plan, and therefore
no individuals or families are to be displaced. If, at a later date, RACM determines that
relocation will be necessary, the cost and method of relocation will be included in a
Redevelopment Plan and associated Relocation Plan prepared pursuant to sec. 66.1333 and sec.
32.05, Wis. Stats. The costs of such activities will be eligible for reimbursement through tax
increment revenues should such revenues be generated during the statutory life of the District.

10. "Statement Indicating How District Creation Promotes Orderly City Development.”

The proposed District is consistent with the goals of the 30™ Street Industrial Corridor
Initiative and will strengthen the neighborhood, enhance the tax base and provide a variety of
housing opportunists and employment opportunities for residents. It will support the past and
ongoing redevelopment efforts in the swrrounding neighborhood.

11. "Opinion of the City Attorney."

Please refer to the letter of the City Attorney, dated in the Exhibits Section.
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Exhibit 1

TID #72 - Bishop’s Creek

Boundary Description

The perimeter boundary of the tax incremental district is as follows:

Beginning at the centerline of the intersection of North 38" Street and West Congress Street;

Thence, east to the center line of the intersection of North Hopkins Street and West Congress
Street;

Thence, north approximately 100 feet to the center line of West Hopkins Street:
Thence, east approximately 120 feet to the centerline North 35™ Street:

Thence, north to the centerline of the intersection of West Glendale Avenue and North 35t
Street;

Thence, north approximately 180 feet to the centerline of North 35% Street;

Thence, cast to the alley located between North 34" Street and North 35" Street;

Thence north approximately 90 feet;

Thence east approximately 120 feet;

Thence north to the centerline of the intersection of North 34™ Street and West Courtland Sfreet;
Thence east approximately 150 feet:

Thence south approximately 450 feet;

Thence east approximately 150 feet;

Thence north approximately 400 feet;

Thence east approximately 200 feet to the centerline of north 32™ Street;

Thence north approximately 200 feet past the centerline of the intersection of north 32™ Street
"~ and West Hampton Avenue,

Thence southwest following the boundary for the property located at 322 West Hampton;
Thence west to the centerline of the intersection of North 38™ Street and West Hampton Avenue;

Thence south to the centerline of the intersection of North 38" Street and West Congress Street,
the point of the beginning
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Tax Incremental District #72
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Attachment 1

TID #72

Bishop’s Creek

City Attorney’s Letter

In Preparation




