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District Created: 1993

Authorized expenditure (excluding interest): $65,825,392

Authorizing resolution(s): #930935, #990110, #051169, #090331, #121327, #150384,
#200852,

Projected TID cost recovery: 2019 (levy year)

Maximum legal life: 2020

Base property value: $41,210,300

Completion status: Riverwalk segments and other public amenities nearing final
construction

Project description

This district is located along the west side of the Milwaukee River, along North Commerce Street,
and North Water Street, from East Cherry Street to East North Avenue. The original project budget
was $6.25 million, but was amended in 1999 to $12.3 million. The 1999 Amendment expanded the
original boundary to include the Humboldt Yards area, Caesar Park, and property on the east side of
the river, along North Water Street to North Humboldt Avenue. In 2005, an increase in funding was
authorized, bringing the project budget to $25,146,965. In July 2009, a second amendment was
approved to again expand the district boundary to include the Schlitz Rivercenter and four
properties on the east side of the river referred to as the “Clutch Shop”. This amendment also
increased the district project budget by an additional $3,223,000 for proposed riverwalk
construction.

Initially, the district funded a $1.2 million loan for Brewer’s Point Apartments, a 107-unit
conversion of the former Gimbels warehouse on North Commerce Street. Other projects completed
between 2000 and 2003 include;

e The conversion of a former ward yard at 1872 North Commerce Street into the home of the
Lakefront Brewery.

e The 16-unit Crescent Condominium buildings were completed in 2000 and have added an
additional $6 million of new investment to the Beerline area.

e In 2001, the first phase of the 66-unit River Homes condominium project at 1942-2000
North Commerce Street was completed.

e New Land Enterprises completed 27 units of the Highbridge Condominiums, a 53-unit
project on remnant bluff land at Astor and Water Streets at a cost of $15 million.

e The 12-unit first phase of Commerce Bluff Condominiums at 1801 North Commerce Street
was also completed. The second 12-unit building was completed in 2003, along with a
restaurant space which opened in February 2004.

e In 2003, construction began on the Riverbridge Condominium project, a 117-unit
development at Humboldt and Water Streets. This completed project includes a riverwalk
and the redevelopment of a historic former ward yard.

e The Trostel Square development at Commerce and Vine Streets was completed in 2003.
This development includes 99 apartments and 27 condominiums with an estimated value of
$20 million.

e In 2003, the Redevelopment Authority (RACM) approved the sale of property at 1990-
2064 North Commerce Street to Vetter Denk Properties for the construction of 62 housing
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units, in addition a RACM-owned boathouse, with an estimated investment of $10.8
million.

e The sale of 2101 North Humboldt Avenue to Legacy Real Estate Development for the
development of a mixed use building also approved by RACM. This project included 45
condominiums and approximately 7,400 square feet of commercial space with an estimated
value of $6.7 million.

In 2004, both the Legacy Real Estate and the Vetter Denk projects broke ground. Park Terrace
(Vetter Denk) is a 37-unit residential development at 2029-57 North Commerce Street. It is
comprised of 21 townhouse units and 16 single-family detached units with a total investment
estimated at $14 million. Union Point (Legacy) increased the size of the project and is a mixed-use
development comprised of 72 residential condominiums, 12,500 square feet of retail space and 81
parking spaces, with a total estimated value of $15 million.

In 2005, work was completed on the Marsupial Bridge beneath the Holton Street Viaduct, which
serves as a connection between the Brady Street and the Beerline “B” neighborhoods. Further
enhancements to the bridge, including an Urban Media Garden near Brady Street is in the planning
stage and the transformation of the existing railroad trestle into a path down to Commerce Street,
was completed in the summer of 2013.

In fall 2006, construction was completed on a commercial building at 2060 North Humboldt
Avenue developed by WillowTree Development, this is a 20,000 square foot commercial building
with a 10,000 square foot Invivo Wellness Center and a restaurant located on the first floor, adjacent
to the riverwalk.

Phase | of the Edge Condominiums began construction in fall of 2007 and opened for tenant
occupancy in early summer 2009. The riverwalk running the length of both Phase | and Phase Il of
the project was also completed at this time. The land associated with Phase 11 was sold to the
Lakefront Brewery for a planned expansion of their bottling facility.

The riverwalk adjacent to the Brewers Point Apartments was constructed by the Department of
Public Works in the summer of 2009. After years of conflict and negotiations, the Common
Council approved a Development Agreement which allowed for the construction of this “missing
link” to the riverwalk system.

The property on the corner of Pleasant and Commerce Streets was developed into the Beerline B
Apartments, a 140-unit WHEDA tax credit project, by General Capital. Construction began in
December 2010 and occupancy began in late February 2012. As a condition of receiving tax
credits, 119 apartments are marketed and leased as affordable, workforce housing where the tenant
can earn no more than 60% of the County’s median income. The remaining 21 units are market
rate. The project includes new riverwalk and dockwall along the entire stretch of the property,
connecting the Trostel Square riverwalk to Pleasant Street. The City’s portion of these costs was
$1,082,000.
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Finally, the project known as Walker’s Landing broke ground in the fall of 2014 and is now
complete. The development includes 115 apartment units within a five-story, riverfront building.
In exchange for a permanent public access easement, a Riverwalk and dockwall contribution, in
addition to fund to construct a public connection under the Humboldt Avenue Bridge, in the amount
of $600,000 was approved by the Redevelopment Authority and the Common Council in July of
2014.

In 2013, a third amendment was approved establishing the Beerline B district as a Donor district to
TID #60 (Milwaukee Intermodal Station) and TID #62 (DRS Power & Control Technologies, Inc.).
The Beerline B district will donate the difference between its scheduled debt service payments, and
the amount of tax increment revenue received. Both districts will receive donations for a period of
five years which will allow the full recovery of remaining project costs.

In September, 2015, a fourth and final amendment was approved. The amendment allowed for a
$27 million city contribution towards the construction of a 1,243-space public parking structure
associated with a new downtown arena for the Milwaukee Bucks. The new parking structure
supports parking for events at the new arena along with the entertainment district and is owned by
the City.

District incremental values have increased as follows:

Year Incremental Value Change
2020 $ 253,536,300 7%
2019 $ 236,445,200 8%
2018 $ 219,702,700 7%
2017 $ 204,917,100 -3%
2016 $ 210,561,100 12%
2015 $ 187,542,600 9%
2014 $ 172,623,100 -2%
2013 $ 175,269,300 27%
2012 $ 137,567,900 -31%
2011 $ 199,766,700 6%
2010 $ 188,724,200 11%
2009 $ 170,433,400 15%
2008 $ 147,609,300 4%
2007 $ 141,305,300 34%
2006 $ 105,389,500 29%

Expenditures - Life to Date (as of 12/31/20)
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Project Plan
Budget Appropriations| Encumbrances| Expenditures Remaining
Public Way & Facilities
Development $ 25588583 |$ 22,787,633 | $ - $ 21,325590 | $ 1,462,043
Grants/Loans 29,131,382 28,625,279 28,625,279 -
Administration 650,000 1,301,141 1,156,141 145,000
Donation to other TIDs 10,455,427 5,292,135 5,292,135 -
Capitalized Interest 2,437,118 1,305,349 1,327,712 (22,363)
Total $ 68,262,510 | $ 59,311,537 | $ - $ 57,726,857 [ $ 1,584,680

Financing Costs — Interest Paid through 12/31/2020: $11,500,403

Revenue/Value Performance (as of 12/31/2020)

Projected Actual
Property value $ 226,565,912 | $ 294,746,600
Incremental value $ 185,355,612 | $ 253,536,300
Incremental taxes $ 74,428,197 | $ 83,353,744
State aid * $ 1,057,743

Miscellaneous Revenue through 12/31/2020: $2,066,830

Is the project within budget? [X] Yes [_] No If no, explain:

Is the project on schedule?

<] Yes [_] No If no, explain:

Identify any significant concerns that might affect budget or schedule of this project in the

future: None.
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District Created: 1998

Authorized expenditure (excluding interest): $30,420,728

Authorizing resolution(s): #971894, #990115, #000430, #131580, #161313, #190545, #191951
Projected TID cost recovery: 2021 (levy year)

Maximum legal life: 2025

Base property value: $60,317,400

Completion status: Project complete

Project description
This district was created to revitalize the downtown retail and commercial district anchored by
the Grand Avenue retail center.

Initially, the district was used to fund a $2 million loan to assist the 169-room Courtyard by
Marriott Hotel project at West Michigan and North 3" Streets. This $13,250,000 development
was the first of several staged revitalization efforts for this area.

In June of 1999, the project plan was amended to assist the renovation of the former Marshall
Field’s building. City assistance of $9.4 million, including $6.4 million in City loans, was
provided to help convert the project to hotel, office and retail uses as well as to restore its
exterior. Major tenants include another Marriott Hotel and the American Society for Quality
headquarters. ASQ has a staff of 200, and occupies 105,000 square feet on five floors of the
building.

In November of 2000, the plan was amended to provide $5 million for the renovation of the
Boston Store building, upgrading the retail space and the regional offices of Boston Store’s
owner, Saks, Inc. This project added significant incremental value to the district, while retaining
the last department store in downtown Milwaukee.

Saks sold its Boston Store unit in 2006. The new owner, Bon-Ton Stores, Inc., continued to
operate the store and had increased employment at the regional offices. The store’s lease expired
in January 2012, and Bon-Ton management announced that it would extend its occupancy on a
year-by-year basis. Unfortunately, the store at this location is not profitable.

In 2014, the City approved a $1.2 million amendment to TID 37 to keep the Boston Store retail
operation open through 2018, and maintain overall Bon-Ton Stores, Inc. employment at not less
than 750 employees.

New local owners purchased the mall in late 2015 and in 2016 started the conversion of the New
Arcade into offices on the 2nd and 3rd floor with a food hall on the 1st floor, as well as adding
apartment units to the Plankinton Arcade.

In 2017, the plan was amended to provide a $1.9 million forgivable loan to Bon-Ton Stores, Inc.
in exchange for extending their office and retail leases 10 more years until 2028, a $750,000
facade grant for the conversion of the Grand Theater into the new home of the Milwaukee
Symphony Orchestra and $5,215,000 in various public infrastructure improvements in the area
and administrative expenses. In 2019, the plan was amended a fifth time to provide an additional
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$3,000,000 in funding for public infrastructure related to the Milwaukee Symphony Orchestra
project.

In early 2018, Bon-Ton filed for bankruptcy, and as a result, will be closing all of their stores and
closing their downtown Milwaukee headquarters. In mid-2018, the Milwaukee Symphony
Orchestra began construction on the redevelopment of the Grand Theater. COVID-19 delayed
the opening of the theater, but it is expected to open for normal operations in the fall of 2021.

In 2019, TID 97 (The Avenue), was approved to assist in the redevelopment of the former New
Arcade into offices and a food hall. The initial office space opened in late 2019 and the food hall
is expected to open later in fall of 2021.

In 2020, the plan was amended for a sixth time to provide up to $2,013,609 in donations to Tax
Incremental District No. 51 (Granville Station), $2,658,175 in donations to Tax Incremental
District No. 71 (Mitchell Street) and $2,572,552 in donations to Tax Incremental District No. 72
(Bishop’s Creek).

District incremental values have changed as follows:

Year Incremental Value Change
2020 $ 95,334,800 18%
2019 $ 80,960,300 17%
2018 $ 69,307,300 7%
2017 $ 64,648,900 -21%
2016 $ 81,792,700 20%
2015 $ 68,317,600 -1%
2014 $ 68,777,700 3%
2013 $ 66,886,700 9%
2012 $ 61,234,300 6%
2011 $ 57,570,600 13%
2010 $ 50,882,900 -36%
2009 $ 79,767,100 32%
2008 $ 60,421,000 -34%
2007 $ 91,953,400 25%
2006 $ 73,408,600 32%
Expenditures - Life to Date (as of 12/31/20)
Project Plan
Budget Appropriations| Encumbrances| Expenditures Remaining
Administration $ 1655728 (% 2,103,762 | $ - $ 1,893,931 (3% 209,831
Public Improvements 8,515,000 8,362,914 1,289,461 7,008,993 64,460
Grants/Loans 20,250,000 20,259,752 750,000 19,509,752 -
Capitalized Interest 2,190,000 2,516,227 2,521,904 (5,677)
Total $ 32,610,728 | $ 33,242,655 |$ 2,039,461 | $ 30,934,580 | $ 268,614
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Financing Costs — Interest Paid through 12/31/2020: $10,563,821

Revenue/Value Performance (as of 12/31/2020)

Projected Actual
Property value $ 142,690,477 | $ 155,652,200
Incremental value $ 82,373,077 | $ 95,334,800
Incremental taxes $ 32,683,585 | $ 35,364,376
State aid * $ 2,292,475

Miscellaneous Revenue through 12/31/2020: $13,116,376

Is the project within budget? [X] Yes [ ] No If no, explain:
Is the project on schedule? [ ] Yes [X] No If no, explain:

Identify any significant concerns that might affect budget or schedule of this project in the
future: The bankruptcy and liquidation of Bon-Ton Stores, Inc. has halted any related work
related to the $1.9 million forgivable loan approved in the 2017 amendment. No funds went
directly to Bon-Ton Stores, Inc., funds were expended on demolition for the anticipated project.
Future development of the site will determine if the remaining funds will be made available for
project assistance.
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District Created: 2000

Authorized expenditure (excluding interest): $10,325,000
Authorizing resolution(s): #000165, #150913, #160288
Projected TID dissolution: 2023 (levy year)

Maximum legal life: 2027

Base property value: $23,863,400

Completion Status: Project complete

Project description

This district consists of the block at North 6" Street and West Wisconsin Avenue on which the
Hilton Hotel and parking ramp are located. The project plan contributed $5 million to a new
850-space parking ramp constructed at a cost of $14.8 million. The ramp serves the Hilton
Hotel, the adjacent Wisconsin Center, and provides additional public parking to the entire area.
The district also funded pedestrian-oriented streetscape improvements around the entire block at
a cost of $525,000.

This is a developer financed district. All funds, including those for the City’s share of the
expenses, were advanced by the Marcus Corporation, the owner of the Hilton. The City’s share
will be repaid to Marcus with interest, but only in the amount of actual incremental revenue
generated by the district annually. Payment of increment generated by the district will terminate
upon expiration of the contract period, whether or not the Marcus Corporation has recovered all
costs. The City’s final payment to the Marcus Corporation was made in March, 2015 (2014

levy).

In 2015 a paving amendment for $700,000 to assist with the repaving of W. Juneau from North
3rd to North 6th Streets was approved by the Common Council.

In 2016, amendment No. 2 was approved by the Common Council authorizing $4 million of
additional expenditures to contribute to the capital costs of the Streetcar extension along 4th
Street to the new Milwaukee Bucks arena. The extension has not been built as of 2020.

Incremental value of the district has fluctuated significantly over the past several years:
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Year Incremental Value Change
2020 $ 22,640,600 4%
2019 $ 21,861,100 0%
2018 $ 21,862,000 1%
2017 $ 21,573,500 -20%
2016 $ 26,832,100 10%
2015 $ 24,420,900 36%
2014 $ 18,022,600 -37%
2013 $ 28,705,900 67%
2012 $ 17,184,700 -2%
2011 $ 17,458,200 6%
2010 $ 16,429,100 -23%
2009 $ 21,405,800 -32%
2008 $ 31,258,600 18%
2007 $ 26,480,800 3%
2006 $ 25,615,500 15%

Expenditures - Life to Date (as of 12/31/20)

Project Plan
Budget Appropriations | Encumbrances | Expenditures Remaining
Grants/Increments $ 8,000,900 | $ 7,608,736 | $ - $ 7,608,736 | $ -
Paving 700,000 700,000 - 760,495 (60,495)
Public Improvements 4,000,000 4,000,000 308,630 2,069,302 1,622,068
Administration - 30,000 - 28,100 1,900
Total $ 12,700,900 | $ 12,338,736 | $ 308,630 [$ 10,466,633 | $ 1,563,473

The Developer has advanced all project costs. The City has repaid the amount shown above, including
interest, to the Developer. The loan has been paid in full.

Revenue/Value Performance (as of 12/31/2020)

Projected Actual
Property value $ 48,478,099 | $ 46,504,000
Incremental value $ 24614699 | $ 22,640,600
Incremental taxes $ 11,948,482 | $ 11,660,459
State aid * 3 82,261

Is the project within budget? [X] Yes [ ] No If no, explain:

Is the project on schedule?

X Yes [ ] No If no, explain:

Identify any significant concerns that might affect budget or schedule of this project in the

future: None.
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District Created: 2000

Authorized expenditure (excluding interest): $38,541,000

Authorizing resolution(s): #000428, #030289, #051108, #130246, #160299, #161500
Projected TID cost recovery: 2020 (levy year)

Maximum legal life: 2027

Base property value: $10,021,400

Completion Status: Project complete

Project description

This district was created to fund public improvements in conjunction with a planned Harley-
Davidson Museum project, and an extension of the riverwalk between West Juneau Avenue and
West Cherry Street. While Harley-Davidson dropped plans to build at this site, significant new
development within the district was the renovation of the former Commerce Street Power Plant.
The building is now the corporate headquarters for Time-Warner’s Milwaukee cable and
communications business, and houses 1,100 employees in 150,000 square feet of space.

As of year-end 2005, the district had a surplus fund balance. In early 2006, the district project
plan was amended to provide up to $25.5 million in funding for a new world headquarters
facility for Manpower, Inc. Manpower moved into its new facility in September 2007.

This district was amended for a second time in 2013 to assist the redevelopment of facilities in
the adjacent Schlitz Park office complex. Funding of $1.7 million was provided to upgrade
Galena and North 2" Streets. UMB Fund Services relocated its offices to this location in the
summer of 2014, and brought 215 employees from their previous location. Over the next five
years, UMB employment is expected to grow by another 150 employees. Employment had
increased to 257 by the end of 2014.

A third amendment to the district was approved by the Joint Review Board on July 20, 2016. The
amendment provides $8 million toward a $20 million local match for the extension of the
Milwaukee Streetcar along 4th Street from the Intermodal Station to new Milwaukee Bucks
arena, and eventually north to the Bronzeville cultural and entertainment district along North
Avenue. The local match for extending the streetcar up to the arena is projected to be $20
million. This district funds $8 million of the local match, with $4 million coming from TID #39
(Hilton Hotel) and another $8 million from TID #88 (4™ and Wisconsin).

On March 22, 2017, the Joint Review Board approved a fourth amendment to fund a Riverwalk
connection at Schlitz Park, in the amount of $475,000 and also the installation of Rapid Flashing
Beacons at eight mid-block Riverwalk crossings. The Riverwalk connection was completed in
the late fall of 2017 and the flashing beacons will be installed in 2020 and 2021 (four each year).

District incremental values have changed as follows:
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Year Incremental Value Change
2020 $ 124,317,100 8%
2019 $ 115,002,200 6%
2018 $ 108,550,200 7%
2017 $ 101,458,600 -5%
2016 $ 106,321,800 8%
2015 $ 98,176,800 -10%
2014 $ 108,799,000 -2%
2013 $ 111,375,400 0%
2012 $ 111,657,600 -3%
2011 $ 114,925,200 17%
2010 $ 98,311,100 -15%

Expenditures - Life to Date (as of 12/31/20)

Project Plan
Budget Appropriations | Encumbrances | Expenditures Remaining
Administration $ 150,000 | $ 147,732 | $ - $ 176,854 | $ (29,122)
Public Improvements 33,441,000 26,986,208 52,755 26,258,407 675,046
Job Training 250,000 138,577 - 138,577 -
Grant to Developer 4,700,000 4,700,000 - 4,700,000 -
Capitalized Interest 2,550,000 1,683,629 - 1,683,629 -
Total $ 41,091,000 |$ 33,656,146 | $ 52,755 | $ 32,957,467 | $ 645,924

Financing Costs — Interest Paid through 12/31/2020: $10,868,576

Revenue/Value Performance (as of 12/31/2020)

Projected Actual
Property value $ 120,660,291 | $ 134,338,500
Incremental value $ 110,638,891 | $ 124,317,100
Incremental taxes $ 46,503,006 | $ 46,546,361
State aid * 3 2,881,127

Miscellaneous Revenue through 12/31/2020: $2,095,704

Is the project within budget? [X] Yes [ ] No If no, explain:

Is the project on schedule?

X Yes [ ] No If no, explain:

Identify any significant concerns that might affect budget or schedule of this project in the

future: None.
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District Created: 2000

Authorized expenditure (excluding interest): $12,225,000
Authorizing resolution(s): #000806, #010319, #130071
Projected TID cost recovery: 2015 (levy year)

Maximum legal life: 2027

Base property value: $7,118,300

Completion status: Phase 11 complete

Project description

This district was created to assist Boulder Venture, Inc. with the redevelopment of the former
Capitol Court shopping mall. The project plan outlined the construction of over 600,000 square
feet of retail space. The first phase of this development has been completed and included a Wal-
Mart, Pick ‘n Save grocery store, medical clinic and 70,000 square feet of retail space. Up to
$7.25 million in the project plan was used to fund a reintroduced street system to the project’s
55-acre site, site improvements and unusual site condition work.

In 2005, the Midtown streetscape enhancement project was developed to include pedestrian
friendly elements such as Milwaukee Lantern and Harp-style lighting, enhanced decorative
crosswalks at designated intersections, extensive landscaping and commercial district gateway
signage.

In 2006, streetscape enhancements were completed and Phase Il of the Midtown Shopping
District was underway. Phase Il, included an Office Depot store that was completed in 2007and
provided 23 new jobs to area residents. In 2008, several new retail units adjacent to Office
Depot were completed and offered approximately 25 new jobs.

The Midtown Shopping Center experienced its first major setback in 2009 when the Lowe’s
Home Improvement store, Milwaukee’s first, closed due to declining sales. Since that time,
efforts have been underway to attract new retail/office uses to the former Lowe’s site and a
vacant Applebee’s building. In 2012, junior anchor tenant Marshall’s also vacated its space at
Midtown Center.

Following these events, the district was amended in 2013 to fund a $3.5 million development
fund to finance redevelopment, tenant improvements and new retail facilities in the district —
focusing specifically on the redevelopment or reuse of the former Lowes site and re-tenanting of
the retail spaces. The amendment also provided $1.5 million for paving projects located within
one-half mile of the district boundary.

In 2014, a Planet Fitness exercise facility, and Rue 21, a clothing retailer, joined the center. City
funding was approved to assist with the costs of tenant buildout costs, helping bring these tenants
to the district. Also in 2014, DLC Management Corp. purchased Midtown.

In 2016, the Wal-Mart closed and DLC is assessing options to re-tenant the space. Also in 2016,
Children’s Hospital opened a 20,000 SF clinic in the former Office Depot space.
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In 2018, Phoenix Investors converted the former Lowe’s into a warehouse/distribution center.

District incremental values have changed as follows:

Year Incremental Value Change
2020 $ 29,773,400 -11%
2019 $ 33,482,500 5%
2018 $ 31,970,400 1%
2017 $ 31,733,700 -33%
2016 $ 47,505,000 -13%
2015 $ 54,692,300 0%
2014 $ 54,900,500 7%
2013 $ 51,391,300 0%
2012 $ 51,460,600 8%
2011 $ 47,859,300 -18%
2010 $ 58,014,300 -20%
2009 $ 72,950,300 -2%
2008 $ 74,663,400 14%

Expenditures - Life to Date (as of 12/31/20)

Project Plan

Budget Appropriations | Encumbrances | Expenditures Remaining
Administration $ 300,000 | $ 166,799 | $ - $ 165,602 | $ 1,197
Public Improvements 2,125,000 1,894,825 - 1,625,970 268,855
Development Fund 3,300,000 284,560 285,305 (745)

Grant to Developer 6,500,000 6,498,340 - 6,498,340 -
Capitalized Interest 712,500 804,292 - 804,342 (50)
Total $ 12,937,500 | $ 9,648,816 | $ - $ 9,379,559 | $ 269,257

Financing Costs — Interest Paid through 12/31/2020: $3,774,110

Revenue/Value Performance (as of 12/31/2020)

Projected Actual
Property value * $ 36,891,700
Incremental value * $ 29,773,400
Incremental taxes * $ 23,992,741
State aid * $ 136,148

* Not projected after 2013.

Is the project within budget? [X] Yes [ ] No If no, explain:

Is the project on schedule?

X Yes [ ] No If no, explain:

Identify any significant concerns that might affect budget or schedule of this project in the

future: None.
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District Created: 2001

Authorized expenditure (excluding interest): $6,713,000

Authorizing resolution(s): #010322, #010542, #021194, #021195, #191678
Projected TID cost recovery: 2024 (levy year)

Maximum legal life: 2028

Base property value: $14,759,500

Completion Status: Project complete

Project description

This district encompasses the retail components of the Grand Avenue mall which are contained
in the New Arcade and Plankinton buildings. This district does not include the Boston Store or
the ASQ Center buildings. Funding in the amount of $5 million assisted the $18.5 million
upgrade of the New Arcade building’s common areas and Wisconsin Avenue entrance. The
upgrade began in early 2002.

New tenants, TJ Maxx and Linens & Things, moved into new space in the Plankinton Building
in 2004. In 2008, Linens & Things declared bankruptcy nationally, and vacated the space.

New local owners purchased the mall in late 2015 and in 2019 will start the conversion of the
New Arcade into offices on the 2nd and 3rd floor with a food hall on the 1st floor. Apartment
units in the Plankinton Arcade opened in 2018.

In 2019, TID 97 (The Avenue), was approved to assist in the redevelopment of the former New
Arcade into offices and a food hall. The initial office space opened in late 2019 and the food hall
is expected to open in fall of 2021.

The plan was amended in 2020 to provide $688,000 in funds for public infrastructure
improvements in the area, as well as up to $4,268,345 in donations to TID 74 (North 35th Street
and West Capitol Drive).

District incremental values have changed as follows:

Year Incremental Value Change
2020 $ 30,783,900 4%
2019 $ 29,592,800 30%
2018 $ 22,766,000 19%
2017 $ 19,186,400 -16%
2016 $ 22,822,100 231%
2015 $ 6,900,500 -69%
2014 $ 22,022,800 -3%
2013 $ 22,626,100 -2%
2012 $ 23,134,000 -15%
2011 $ 27,346,300 2%
2010 $ 26,816,300 -24%
2009 $ 35,385,100 8%
2008 $ 32,887,000 33%
2007 $ 24,698,200 -34%
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Expenditures - Life to Date (as of 12/31/20)

Project Plan
Budget Appropriations| Encumbrances| Expenditures Remaining
Administration $ 125,000 | $ 366,972 | $ - $ 341972 | $ 25,000
Public Improvements 838,000 688,000 - 544,744 143,256
Grants/Loans to Developer 5,750,000 5,750,000 - 5,750,000 -
Capitalized Interest 540,000 334,290 - 334,290 -
Total $ 7,253000|% 7,139,262 |% - $ 6,971,006 | $ 168,256

Financing Costs — Interest Paid through 12/31/2020: $3,608,488

Revenue/Value Performance (as of 12/31/2020)

Projected Actual
Property value $ 44,795,823 | $ 45,543,400
Incremental value $ 30,036,323 | $ 30,783,900
Incremental taxes $ 11,818,338 | $ 11,855,271
State aid * $ 183,264

* Not projected after 2015.

Is the project within budget? [X] Yes [ ] No If no, explain:

Is the project on schedule? [X] Yes [_] No If no, explain:

Identify any significant concerns that might affect budget or schedule of this project in the
future: Retention of retail space tenants is critical to insuring stability and successful outcomes

in the district.
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District Created: 2002

Authorized expenditure (excluding interest): $45,303,211

Authorizing resolution(s): #011182, #041514, #071392, #081717, #090687, #101297,
#131498, #150159, #151547, #160418, #160419, #160420

Projected TID cost recovery: 2020 (levy year)

Maximum legal life: 2029

Base property value: $45,325,600

Completion status: Flatiron, North End I, Aloft Hotel, Milwaukee Moderne, North End
I1, North End 111, North End IV, Rhythm, The Avenir Hammes and the MSOE soccer
stadium, parking structure and public park projects are completed.

Project description

The district encompasses the corridor of the former Park East Freeway, generally bounded by
East Juneau Avenue and East Highland Avenue on the south, North 8th Street on the west, North
Jefferson Street, North Milwaukee Street, and North Broadway on the east, and West McKinley
Street on the north.

Initially, the district funded capital costs of $3.9 million for improvements and reconstruction of
numerous street segments. These improvements were made in coordination with the demolition
of the freeway structure that previously ended at North Jefferson Street. The freeway has been
rebuilt to end at North 6th Street and reconnect with the city street grid at that location.

The demolition of the freeway freed up approximately 25 acres of underutilized land for future
development. It is expected that $780 million of new office, commercial and residential
construction will take place on these sites over the next ten to fifteen years. The Redevelopment
Authority approved the Redevelopment Plan in 2003 with Common Council approval obtained
in 2004.

An amendment to the district plan, increasing costs to $19.9 million, was approved by the
Common Council in May of 2005. Also in 2005, the sale of a site at 1550 North Water Street
was approved to Flatiron, LLC. The Flatiron development includes 33 residential units and
ground floor retail space along Water Street. In addition, two sites were optioned to RSC, Inc. of
Chicago, which proposed to develop a mix of residential and commercial projects. RSC’s option
on the second site expired and the company chose not to extend it. In late 2007, RSC purchased
block 26 from Milwaukee County with the intention of developing two hotels and a residential
mixed-use project.

In the latter part of 2006, Milwaukee County also optioned the block encompassed by East
Juneau Avenue, East McKinley Avenue, North 3rd Street and North 4th Street to Mequon-based
developer Rob Ruvin, who proposed a mixed-use development that would include a hotel,
residential units and a small retail component. This option expired and the development did not
move forward.

In December 2006, the Common Council approved a development agreement for the North End
riverwalk and public infrastructure project, in conjunction with the North End development on
the site of the former US Leather tannery, located at 1531 North Water Street. The Development
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Agreement earmarked $500,000 for job training programs associated with the project. Phase | of
the North End development broke ground in March 2008. Completed in 2009, this phase
includes 88 apartments, 13,000 square feet of first floor retail and a parking structure with 115
spaces.

In April 2008, an increase in funding was approved for allocation of an additional $1,250,202 for
the City-share of costs for a 200 linear foot riverwalk, dockwall and related public infrastructure
built in conjunction with the Aloft Hotel, located at 202 West Juneau Avenue. In December of
2009, the $27 million project opened to the public with 160 guest rooms, first floor meeting
space and a bar/lounge area. The funding increase also included use of an amount not to exceed
$278,160 to purchase the private property owned by M&I Bank for the purpose of establishing
right-of-ways for the extension of Ogden and Market Streets.

In November 2009, the Common Council approved an increase in funding to provide a
$9,300,000 loan to the Moderne, which will be repaid by the sale proceeds of the 14 condo units
and excess cash flow from the apartment & retail portions of the project. The project, at the
southwest corner of Old World 3" and Juneau Streets includes 203 apartments, 14
condominiums and 204 structured parking spaces. This increase in funding also included
$850,000 for a public park at Water and Broadway Streets, as outlined in the project plan.

The Moderne broke ground in December 2010. In late fall 2012, the parking and apartments
were completed, with the condo units completed in December 2012. To date, the Moderne has
sold 13 of its 14 condo units. Sale proceeds to date have fully satisfied the $2.8 million
mezzanine loan, leaving a balance of $3.4 million for the completion loan. The completion loan
will also be paid with the sale proceeds from the remaining condo sales and excess cash flow
from the apartments at stabilization. The apartments have a over 90% occupancy rate, with 184
of the 203 leased. The commercial portion of the development is fully leased to Carson’s Prime
Steaks and Famous Barbeque Restaurant.

In January 2010, the Redevelopment Authority of the City of Milwaukee (RACM) approved
$30,000,000 in bonding for the Park East Square project, a 121-unit apartment at Ogden and
Milwaukee Streets being developed by RSC & Associates. The bonds will be repaid by the
developer, using RACM as a conduit. This project was also expected to break ground in 2010.
However, the developer couldn’t secure financing and the project did not move forward.

The North End Phase 1l project broke ground in 2012 and included 155 residential units & 220
additional parking spaces within an expanded structure. As a condition to receiving their senior
financing from WHEDA, 80% of the units are market rate, with the remaining 20% leased as
affordable units to households earning no more than 60% of the County’s median income.
Public infrastructure associated with this phase of the project included an extension of the
riverwalk system, a public plaza at the corner of Water and Pleasant Streets and an extension of
Edison Street adjacent to the newly constructed riverwalk.

Construction of the North End Il project was completed mid-summer 2013. Of the $4,628,940 in
loan proceeds, $3,573,621was disbursed. The remaining proceeds were disbursed in 2015. The
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project has stabilized with occupancy rates in the high 90s for both buildings. Total
infrastructure funds of $2,140,115 were disbursed through 2014 for the riverwalk, dockwall,
and Edison Street. A small balance of $59,884.89 remains and has not yet been dispersed.
Finally, Denim Park, the public plaza, opened with the developer hosting a series of concerts
open and free to the public.

The MSOE soccer stadium and parking structure project were completed in the summer of 2013.
The parking structure serves MSOE, BMO Harris Bank and other private users in the downtown
area. The soccer stadium has hosted numerous games in its first two seasons. The development
also included creation of a public park abutting the soccer stadium that will be maintained by
MSOE.

In fall of 2013, The Avenir broke ground on Block 26 bordered by North Milwaukee, North
Jefferson & East Lyon Streets and East Ogden Avenue. Developed by Wangard, the first phase
on this 3-acre block includes 104 apartments, 7,072 square feet of commercial space and a
parking structure. With an estimated construction cost of $22 million, the project was completed
in early 2015. Phase Il anticipates an upcoming ground breaking and will consist of 100
additional apartments along N. Milwaukee Street.

In March of 2014, the Common Council approved a substitute resolution for a term sheet
authorizing $2,000,000 in district funding for infrastructure related to the North End Il project.
Funding will assist with the costs for the dockwall, riverwalk and the extension of Edison Street.
This mixed-use development includes 30,000 square feet of commercial space for a Fresh Thyme
Farmers Market, 160 apartments and structured parking for both the grocery customers and
residents. Infrastructure funds were released in 2015 with a final payment made in the fall of
2016 when the project was completed.

North End IV broke ground in 2015 and was completed in the early fall of 2017. The six-story
155 apartment building was built along the Milwaukee River, adjacent to Phases | & 11 of the
overall development site. A funding increase of $3,023,942 was approved to assist with the
Riverwalk, dockwall and infrastructure costs associated with the project’s 3" and 4" phases.

In Fall of 2015, TID # 84 was created and includes the Park East Land west of the Milwaukee
River except blocks 8B (The Moderne) and 10 (Aloft). Future increment from these blocks is
applied toward debt in the newly created TID.

The Joint Review Board approved a third amendment to TID 48 in March of 2016. This
amendment provided $375,000 for Workforce Training and Capacity Building programs. They
approved a fourth amendment on August 9, 2016. This fourth amendment provided up to
$1,530,000 for public infrastructure associated with the Laacke and Joys redevelopment project,
which serves as the new downtown headquarters for Bader Rutter. The project included 390
linear feet of Riverwalk and new dockwall, in addition to a public access connection from the
Riverwalk to Water Street. This fourth amendment also included an additional $435,000 to cover
the increased costs to construct the 460 linear foot Riverwalk, dockwall, Broadway stub end
street and the Edison Street extension associated with Phase IV of the North End development
project at 1501 North Water Street.
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In the early spring of 2017 construction began on two projects in the Park East TID, the new
headquarters for the Hammes Company and Phase IV B of the North End development. The
Hammes Company development is a five-story building with approximately 94,000 of office
space, 36,000 square feet of that dedicated to the Hammes Company headquarters with the
remaining space open to interested tenants. The development includes a 360 stall parking garage
that was completed in the mid-2019. The North End Phase 1V B is a six-story, 89-unit apartment
building located at 1500 North Water Street. This is the final phase of the successful North End
development and was completed in the summer of 2018.

In 2019, the Hammes Company Milwaukee headquarters was completed and the 80-plus
employees moved from their Brookfield offices to the Park East Corridor. Directly across the
street from the Hammes’ office the Marcus Corporation is constructing a small public space as
part of their larger anticipated mixed-use development. Also in 2019, Milwaukee County
approved a deal with Weidner Investment Services to develop on the remaining parcel of Block
26, “The Avenir Block”, two additional apartment buildings that would add 146 additional units
to the market. Construction is set to break-ground in 2020 and be completed by 2022. At the
northern end of the corridor at Water and Pleasant Streets, North Shore Bank began construction
of a 1,800 square foot branch office in 2019 and was completed in 2020.

District values have increased as follows:

Year Incremental Value Change
2020 $ 320,213,300 11%
2019 $ 288,953,400 11%
2018 $ 259,870,100 24%
2017 $ 210,389,800 14%
2016 $ 184,604,200 31%
2015 $ 140,794,000 17%
2014 $ 120,612,600 4%
2013 $ 116,490,500 76%
2012 $ 66,301,700 37%
2011 $ 48,333,200 20%
2010 $ 40,232,500 23%
2009 $ 32,786,900 29%
2008 $ 25,383,100 69%
2007 $ 14,987,400 32%
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Expenditures - Life to Date (as of 12/31/20)

Project Plan

Budget Appropriations | Encumbrances | Expenditures Remaining
Administration $ 2,364,000 | $ 2,982,650 $ 2,386,853 | $ 595,797
Public Improvements 28,260,271 27,433,129 30,532 26,711,656 690,941
Public Park 750,000 386,500 - 386,500
Loans to Developer 13,928,940 13,928,940 14,628,940 (700,000)

Capitalized Interest 3,937,127 2,038,330 - 2,038,330 -
Total $ 49,240,338 | $ 46,769,549 | $ 30,532 [ $ 45765779 | $ 973,238

Financing Costs — Interest Paid through 12/31/2020: $18,272,519

Revenue/Value Performance (as of 12/31/2020)

Projected Actual
Property value $ 207,195,393 | $ 365,538,900
Incremental value $ 161,869,793 | $ 320,213,300
Incremental taxes $ 41,969,678 | $ 54,161,798
State aid * $ 141,721

Miscellaneous Revenue through 12/31/2020: $13,424,554

Is the project within budget? [X] Yes [ ] No If no, explain:

Is the project on schedule?

X Yes [_]No If no, explain:

Identify any significant concerns that might affect budget or schedule of this project in the

future:
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District Created: 2002

Authorized expenditure (excluding interest): $31,600,000

Authorizing resolution(s): #011240, #011469, #091367, #110324,#191671

Projected TID cost recovery: 2023 (levy year)

Maximum legal life: 2029

Base property value: $2,052,700

Completion Status: Office project complete; parking ramp sold; streetcar construction
underway.

Project description

This district was created to fund a 940-space public parking structure in the 700 block of North
Jackson Street. The structure was developed as a condominium unit in a mixed-use commercial
building developed by Van Buren Management. This project also contains 24,000 square feet of
ground floor retail space, approximately 160,000 square feet of office space and 30 residential
condominiums. The condominiums overlook Cathedral Park.

Substantially all the space in the building is occupied. The principal office tenants include the
law firm of Whyte Hirschboeck Dudek, Executive Director, Inc. and Deloitte & Company
accountants.

This district was originally accounted for in the City’s financial system as a Developer Financed
district, and the expenditures reported reflect incremental revenue received. The project was
financed with $25.4 million of Redevelopment Authority revenue bonds, backed by a bank
letter-of-credit, a guarantee from the office building developer, and the guarantee of the City.
Debt was retired from net parking revenue and tax increment revenue.

In 2013, Van Buren Management, the developer of the adjoining office and retail space,
exercised its option to purchase the parking ramp and the property was sold in June of 2013.

In 2011, this district was amended to provide $9.7 million as the local match for $54.9 million of
Federal funding for the Milwaukee Streetcar Project. This local match would be used for public
infrastructure costs within a half-mile of the district boundary. In 2015, the Common Council
gave final approval of a larger Milwaukee Streetcar Project, which will included $9.7 million
from this district, federal funding and funding from two additional districts; #56: Erie/Jefferson
and #82: East Michigan. The streetcar broke ground in 2016 and service on the initial route
began in 2018.

In 2020, the plan was amended to fund $1,850,000 in public infrastructure improvements around
Cathedral Square and to fund up to $7,754,926 in donations to TID #74 (North 35th Street and
West Capitol Drive).
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District incremental values have changed as follows:

Year Incremental Value Change
2020 $ 57,482,700 6%
2019 $ 53,986,900 0%
2018 $ 54,182,800 4%
2017 $ 51,860,100 -71%
2016 $ 55,818,900 5%
2015 $ 53,298,900 2%
2014 $ 52,032,300 18%
2013 $ 44,002,500 4%
2012 $ 42,307,400 -5%
2011 $ 44,480,500 -16%
2010 $ 53,253,300 9%
2009 $ 49,033,300 -14%
2008 $ 57,107,500 3%

Expenditures - Life to Date (as of 12/31/20)

Project Plan

Budget  |Appropriations| Encumbrances| Expenditures | Remaining
Administration $ 383000[$% 105,000 $ 36,858 | $ 68,142
Developer Increments 19,667,000 9,769,936 9,769,935 1

Cathedral Square 1,850,000 1,850,000 1,747,701 102,299 -
Streetcar Project 9,700,000 9,700,000 61,306 9,512,567 126,127
Capitalized Interest 1,088,566 82,146 17,146 65,000
Totals $ 32,688,566 [$ 21,507,082 |$ 1,809,007 |$ 19438805|% 259270

Financing Costs — Interest Paid through 12/31/2020: $135,290

Revenue/Value Performance (as of 12/31/2020)

Projected Actual
Property value $ 56,599,996 | $ 59,535,400
Incremental value 3 54,547,296 | $ 57,482,700
Incremental taxes 3 22,146,942 | $ 22,244,199
State aid * $ 524,938

Miscellaneous Revenue through 12/31/2020: $2,882,711

Is the project within budget? <] Yes [ ] No If no, explain:

Is the project on schedule?

DX Yes [_]No If no, explain:

Identify any significant concerns that might affect budget or schedule of this project in the

future: None.
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District Created: 2003

Authorized expenditure (excluding interest): $4,591,000
Authorizing resolution(s): #021332, #030955

Projected TID cost recovery: 2018 (levy year)

Maximum legal life: 2030

Base property value: $10,048,700

Completion status: Complete; Northwest Side Area Plan adopted

Project description

This district was created to redevelop the former Northridge Shopping Center at North 76" Street
and West Brown Deer Road. Opened to the public in 1972, this mall contained 1.1 million
square feet of retail space, including four anchor department stores and approximately 400,000
square feet of in-line store space. The mall operated successfully until the early 1990s when the
number of shoppers began to decline rapidly. When this district was created, all of the retail
space in the mall was closed, except 154,000 square feet occupied by the Boston Store. The
Boston Store closed late 2002.

In 1990, the mall had an assessed value of $107 million. Eleven years later, Tucker
Development Corporation purchased the complex for $3.5 million. Tucker implemented a plan
to re-grade approximately 26.8 acres of the site, demolish the former Sears department store, and
develop a 161,000 square foot home improvement center, a 61,000 square foot grocery store
with 15,000 square feet of expansion space and an out lot.

The project plan provided for $4.4 million of funding to assist the comprehensive redevelopment
effort known as ‘Granville Station.” Site demolition and clearance commenced on the property
in 2003. By the end of 2004, a Menard’s, Pick ‘n Save, and other retail outlets had been
completed, and were fully assessed for the first time in 2005. Also in 2005, Tucker development
sold 46.5 acres, including the former main mall building, to Inland Commercial LLC, a Los
Angeles investor group. Early in 2007, Tucker sold the Pick ‘n Save building to Sun Life
Assurance, a Canadian firm. That Pick ‘n Save location has since closed and was bought by
Menard’s for self-storage facility.

In 2005, the Department of City Development undertook the Northwest Side Area Plan as part of
the City of Milwaukee’s overall comprehensive planning strategy. Throughout the planning
process, the redevelopment of Granville Station was consistently identified as a catalytic project.
The plan, completed in December of 2007 and adopted by the Common Council January 2008,
does not call for the vacant mall buildings to be revitalized as a retail complex. Instead, it
proposes redevelopment of the site as a mixed use neighborhood. In July 2008, the property was
purchased by U.S. Toward Enterprise Group Inc., a Germantown, MD investors group.

In 2009, the remaining undeveloped mall and parking lots were sold to the Beijing Toward
Group, a Chinese real estate investment group. Initially, the firm proposed redevelopment of the
property into AmAsia, a retail/wholesale center that would feature products from Chinese
companies. However, those plans were dropped in 2012. Discussions are still ongoing between
the Chinese investment group and the City regarding the future development of the site.
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In 2013, Penzeys Spices purchased the former Boston Store, ring roads and out lots for a
production facility, warehouse, training facility and retail operation.

In late 2017, Penzeys sold their properties, the former Boston Store and the ring roads, to the
City of Milwaukee. The City is currently marketing the developable sites and preparing to
reconstruct the ring roads to make them public streets.

In 2019, the City of Milwaukee issued razed orders for the remaining portion of the mall. Those
orders were appealed by the owner and are awaiting final resolution through the court system.

In 2020, TID #37 (Grand Avenue) was amended to provide up to $2,013,609 in donations to TID
#51.

District incremental values have increased as follows:

Year Incremental Value Change

2020 $ 2,038,400 -65%

2019 $ 5,881,500 62%

2018 $ 3,638,000 -11%

2017 $ 4,106,900 -53%

2016 $ 8,823,700 -30%

2015 $ 12,527,800 -4%

2014 $ 13,082,500 -5%

2013 $ 13,819,600 5%

2012 $ 13,191,800 13%

2011 $ 11,716,300 -32%

2010 $ 17,226,200 -24%

2009 $ 22,802,300 49%

Expenditures - Life to Date (as of 12/31/20)
Project Plan
Budget Appropriations | Encumbrances | Expenditures Remaining
Administration $ 191,000 | $ 221,936 | $ - $ 221,136 | $ 800
Developer Grant 4,400,000 4,400,000 - 4,400,000 -
Capitalized Interest 409,600 382,930 - 382,930 -
Total $ 5,000,600 | $ 5,004,866 | $ - $ 5,004,066 | $ 800

Financing Costs — Interest Paid through 12/31/2020: $1,637,623

Revenue/Value Performance (as of 12/31/2020)

Projected Actual
Property value * $ 12,087,100
Incremental value * $ 2,038,400
Incremental taxes * $ 4,741,145
State aid * $ 29,821

Not projected past 2019



TID 51 - Granville Station

Periodic Report
12/31/20

Is the project within budget? <] Yes [ ] No If no, explain:
Is the project on schedule? [X] Yes [_] No If no, explain:

Identify any significant concerns that might affect budget or schedule of this project in the
future: None.
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District Created: 2003

Authorized expenditure (excluding interest): $5,000,000

Authorizing resolution(s): #030094

Projected TID dissolution: 2020 (levy year; 2020 contract maximum)
Maximum legal life: 2026

Base property value: $10,225,900

Completion Status: Project complete

Project description

Aldrich Chemical is the world’s largest supplier of organic, inorganic, and organometallic
research chemicals. The company focuses on leading-edge research activities in biotechnology,
drug discovery, genomics, proteomics, diagnostics, immunology, cell culture, and molecular
biology.

Founded in Milwaukee in 1951, Aldrich employs over 600 people throughout the City of
Milwaukee, a significant percentage of which are minorities.

Aldrich’s previous facility at 940 West St. Paul Avenue was acquired by the State of Wisconsin
in connection with the reconstruction of the Marquette Interchange. The company was required
to relocate by October 2005, at which time the building was demolished.

Functions performed at this location and at 1001 and 1101 West St. Paul Avenue were
transferred to the company’s complex at 6000 North Teutonia. The project, completed in mid-
2005, consists of new facilities for production, research and development, quality control,
warehousing, and maintenance with a combined area of approximately 184,000 square feet. In
addition, the project included a renovation of existing facilities used for administration,
packaging, and environmental services, and related services with a combined area of
approximately 90,000 square feet.

This district was created to fund up to $5 million of extraordinary site improvement expenses
necessitated by the move, including, but not limited to, access improvements, utility relocation,
environmental remediation, roadway construction, storm water management improvements and
other on-site costs, as well as traffic improvements to facilitate access to the expanded operation.

All district funding was advanced by Aldrich and is being repaid from future incremental
revenue generated at the expanded Teutonia Avenue project, but only through 2020 (levy year).
In addition, payments to Aldrich will be reduced if the company’s employment in the city
declines below 550. As of year-end 2020, employment at Aldrich was 676, similar to the
previous year.

It appeared that incremental property value was significantly higher from 2012 to 2014, as
shown below, due to additional investments at the Aldrich facility. However, the incremental
property value, assigned by the State of Wisconsin, was challenged by Sigma-Aldrich and has
since been reduced to $17,046,300 for the most recent year.
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Before finalizing the closeout of TID #52, the City will authorize the contribution of one-year of
increment to affordable housing and other housing initiatives throughout the City of Milwaukee.

Year Incremental value Change
2020 $ 17,046,300 -7%
2019 $ 18,259,800 10%
2018 $ 16,567,700 11%
2017 $ 14,907,900 -3%
2016 $ 15,445,000 -2%
2015 $ 15,680,300 -43%
2014 $ 27,540,800 -10%
2013 $ 30,620,100 28%
2012 $ 23,991,900 84%
2011 $ 13,049,200 -8%
2010 $ 14,148,900 -4%
2009 $ 14,717,800 -71%

Expenditures - Life to Date (as of 12/31/20)

Project Plan

Budget Appropriations | Encumbrances | Expenditures Remaining
Developer Increments | $ 5,529,000 | $ 7,285,996 $ 7,285,996 | $ -
Administration 41,500 41,500 40,922 578
Total $ 5,570,500 | $ 7,327,496 | $ - $ 7,326,918 | $ 578

This is a Developer Funded TID. $4,912,969 in project costs has been incurred by Aldrich.
The amount shown above as Expenditure represents only the amount of increment paid out to
the Developer, not total project costs. Project costs are capped at $5.0 million. Project Costs

also accrue interest from the date they are incurred.

Revenue/Value Performance (as of 12/31/2020)

Projected Actual
Property value $ 22,379,139 | $ 27,272,200
Incremental value $ 15,833,139 | $ 17,046,300
Incremental taxes $ 5,085,432 | $ 7,806,882
State aid * $ 1,312,101

Is the project within budget? [X] Yes [_]No If no, explain:

Is the project on schedule?

X Yes [ ] No If no, explain:

Identify any significant concerns that might affect budget or schedule of this project in the

future: None.
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District Created: 2003

Authorized expenditure (excluding interest): $26,000,000

Authorizing resolution(s): #030974, #110604, #130072, #141732

Projected TID cost recovery: 2027 (levy year)

Maximum legal life: 2030

Base property value: $4,752,300

Completion status: Infrastructure completed in 2007, 11 buildings completed in business
park

Project description

This district consists of approximately 261 acres of land zoned substantially for industrial and
manufacturing use. The district is bounded on the west by the Menomonee River, on the south
by the Airline Railroad yards, on the east by the 16™ Street Viaduct, and on the north by
Interstate 94.

The major focus of this project plan is the 134-acre former Milwaukee Road Shops site. The
redevelopment of this site is based on a plan done by Wenk & Associates for the Redevelopment
Authority of the City of Milwaukee (RACM). The plan included approximately 58 acres (net) of
business park development on the Shops site. The balance of the business park site was
dedicated to local roads, the extension of Canal Street through the Shops, and land under the 35"
Street Viaduct which is largely intended for parking, storm water management, and recreational
uses.

Approximately 27 acres of the Shops site is intended as green space, and is dedicated to a variety
of uses, including:
- Land over areas with significant free product environmental contamination left
undeveloped: approximately 5 acres;
- Areas to convey out-of-bank flood flows from the Menomonee River across the
northern edge of the Shops area: approximately 4 acres;
- Areas to convey out-of-bank flows from south to north across the Shops site. This
same area is also used for storm water storage and treatment: approximately 9 acres
- Additional green space in and around the site: approximately 9 acres.

Most areas dedicated as green space are intended to meet floodwater conveyance requirements,
storm water storage and treatment requirements. Some of the green space is located in areas
where significant environmental contamination precludes redevelopment. Total estimated
project cost for site remediation, demolition, filling and grading, storm water utilities, local
roadways and infrastructure is estimated at $16 million, net of an estimated $12 million of grants
for the project.

The business park component of the Shops Plan is served by the extension of Canal Street, which
opened April 2006 and connects the southern ring road serving the eastern parking lots of Miller
Park to 6™ Street — providing a major, alternative east/west transportation linkage for the City.
Local streets serve the interior of the business park, branching from Canal Street.
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Interior road-building for the business park was bid out in July 2007 and construction was
managed by the Department of Public Works. Sewer and water utility work was completed in
July 2007 with road-building completed in July 2008. One half of utility and road costs were
paid for through an Economic Development Administration (EDA) grant.

Parcels in the business park range from 1.5 to 12 acres and can be re-divided or combined to
respond to market demands. Sites in the business park were expected to be available to
businesses in late 2006 and the City had projected to sell 10-15 acres per year. To date, the City
has sold all of the developable parcels of the business park of 60 acres.

The project plan assumed the land would sell at $90,000 to $100,000 per acre, but many of the
sites were sold for $120,000 per acre. Incremental revenue for the district began in 2006-2007.
Sites sold to date include:

Palermo Villa, Inc. jump-started the proposed business development component of this District
when construction of a 135,000 square-feet frozen pizza production facility, on nine acres, was
completed in September 2006. Palermo now employs 450 at this location. In 2010, Palermo
Villa, Inc. purchased an additional 3.1 acres from the City of Milwaukee to expand their facility
an additional 120,000 square-feet.

Badger Railing completed their new facility and moved in on June 18, 2007. A grand opening
ceremony was held in August, with an official of the U.S. Treasury Department in attendance to
commemorate the City’s use of New Markets Tax Credits for the project. Badger currently
employs 32 people.

Construction of Caleffi’s building began in June 2007, and the ribbon-cutting opening ceremony
occurred on September 10, 2007. Taylor Dynamometer began construction in July 2007 and
opened May 2008. Caleffi currently employs 12 people, while Taylor currently has 34
employees.

Both the Derse and Charter Wire corporations completed construction on their buildings in 2009.
Together the companies brought a total of 240 jobs to the business park, with an additional 30
jobs within the first three years.

Ingeteam, a Spanish wind-turbine company, purchased 8.1 acres in 2010 and completed
construction of a 150,000 square-foot building. The office and manufacturing facility employed
an estimated 275 employees within eight years.

In 2010, the Department of Revenue understated the value of this district by nearly $28 million
because all state-assessed manufacturing property was omitted from the 2010 reported value.
This error was corrected through a “catch-up valuation” added to the 2011 district value. It
should be noted that the 2011 district property value of $79 million is overinflated by the “catch
up” correction. The 2012 district value depicts a decrease in district property value due to
removal of the correction. Despite this issue, overall district value increased from the district
base property value of $4.7 million to $65.6 million in 2014.
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In 2011, the Common Council approved Amendment No. 1 to the district project plan. This
amendment was necessary to fully address the geotechnical issues associated with the fill on the
site — a significant unknown at the time the original project plan was developed. This
amendment modified the scope of the project plan related to site preparation of the business park
and provided approximately $900,000 of additional public funding to mitigate site geotechnical
issues.

In 2012, the J.F. Ahern Company completed a 55,000 square foot office and manufacturing
facility that added 115 employees to the business park.

In 2013, the Common Council approved Amendment No. 2 to the district project plan that
allowed additional expenditures to further address the geotechnical issues associated with the fill
on the site. This amendment modified the scope of the project plan related to site preparation of
the business park and provided $1,300,000 of additional public funding to mitigate site
geotechnical issues.

The Common Council approved land sales related to two developments in the Menomonee
Valley Business Park in 2014. First, the sale of 3.5 acres to the Rishi Tea Company was
approved for development of an office and manufacturing facility; and second, the sale of 3.5
acres to Solaris, a medical supply company was also approved. The Rishi Tea project was
completed in 2014 with the Solaris (now known as L&RUSA) project completed in 2015. The
Menomonee Valley Business Park now has 10 companies and over 1,400 employees.

In 2015, the Common Council approved Amendment No. 3 to the district project plan that
allowed additional expenditures to complete the remaining geotechnical issues associated with
the fill on the site, provide funds to prepare undevelopable parcels within the district, and
provide match for riverbank restoration. This amendment provided $2,000,000 of additional
public funding.

The final two parcels in the Menomonee Valley Industrial Center were sold in 2018 to allow
expansion of the Badger Railing facility and for construction of a digital printing company,
Splat! dpi. Both of these projects were completed in the fall of 2019. With these two additions,
the business park has 11 companies and over 1,400 employees.
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District incremental values have increased as follows:

Year Incremental Value Change
2020 $ 74,138,700 8%
2019 $ 68,441,900 4%
2018 $ 66,034,000 -2%
2017 $ 67,707,900 -6%
2016 $ 71,758,400 4%
2015 $ 69,063,100 5%
2014 $ 65,610,900 20%
2013 $ 54,864,200 -6%
2012 $ 58,186,000 -22%
2011 $ 74,293,200 389%
2010 $ 15,186,200 -62%
2009 $ 39,965,300 61%

Expenditures - Life to Date (as of 12/31/20)

Project Plan
Budget Appropriations| Encumbrances| Expenditures | Remaining

Administration $ 500,000 | $ 475,010 | $ - $ 482,656 | $ (7,646)
DPW Oversight 200,000 190,676 - 190,676 -
Site Development 22,400,000 22,293,083 - 21,985,965 307,118
Geotechnical-RACM funded 900,000 854,065 - 865,327 (11,262)
Development Incentives 2,000,000 2,000,000 - 2,000,000 -
Capitalized Interest 2,180,000 1,494,837 - 1,447,717 47,120

Total $ 28,180,000 [ $ 27,307,671 | $ - $ 26,972,341 | $ 335,330

Financing Costs — Interest Paid through 12/31/2020: $10,986,241

Revenue/Value Performance (as of 12/31/2020)

Projected Actual
Property value 3 67,708,332 | $ 78,891,000
Incremental value $ 62,956,032 | $ 74,138,700
Incremental taxes $ 19,335,205 | $ 21,980,271
State aid * $ 502,464

Miscellaneous Revenue through 12/31/2020: $3,500,388

Is the project within budget? <] Yes [ ] No If no, explain:

Is the project on schedule?

DX Yes [ ] No If no, explain:

Identify any significant concerns that might affect budget or schedule of this project in the

future: None.
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District Created: 2004

Authorized expenditure (excluding interest): $5,351,995
Authorizing resolution(s): #031578, #161075

Projected TID cost recovery: 2020 (levy year)
Maximum legal life: 2031

Base property value: $1,148,000

Completion Status: Project complete

Project description

The Stadium Business Park district was created to redevelop the site of the former Ampco Metal
foundry at South 38" and West Mitchell Streets. The district project plan funded $2.4 million of
demolition and environmental remediation expenses on this 17-acre property - after Ampco
declared bankruptcy and efforts were unsuccessful in reactivating the business by a new owner.
An additional $500,000 of funding was contributed via a brownfield grant from the Wisconsin
Department of Commerce.

The plan called for developing 200,000 square feet of multi-tenant, light industrial buildings on
this property. Real Estate Recycling of Minneapolis was the developer. By the end of 2005, the
site had been cleared and two buildings totaling 107,000 square feet had been constructed with
two-thirds of the space leased to industrial users. Tenants in the first building include llico, Inc.
and Lennox Industries, both distributors of heating, ventilation and plumbing supplies, and
Advanced Distribution. The second building includes UHS, a firm which services medical
diagnostic equipment, an Aurora orthopedic clinic, and Wesco Distribution, Inc.

A third building was completed in 2006, and houses additional space for Aurora Medical as well
as offices for Associated Bank. Total employment to date in the completed buildings is
approximately 230 full-time jobs. The final building was completed in late 2007, and Air Logic
Power Systems leases 19,000 square feet of the 42,700 square foot facility.

The district was expected to achieve an incremental value of $9 million upon completion.
However, due to a re-evaluation of an adjacent property in the district, and a greater than
estimated valuation of the new buildings, total incremental value is significantly greater. Also,
given the strong market for these facilities, the buildings were constructed sooner than originally
estimated. These factors will shorten the payback period of the district, which originally had
been estimated at 27 years.

Late in 2011, Coakley Tech, the tenant in the ‘adjacent’ building referenced above, announced it
would relocate to Hartland, WI, and the building would be converted to mini-warehouses.

In late 2016 an allocation amendment was approved authorizing the donation of TID #54’s
annual increment to TID #59, Bronzeville, for a period of five years to assist with the debt
service for the underperforming district.

Before finalizing the closeout of TID #54, the City will explore the possibility of amending the TID
to contribute incremental funds for infrastructure and housing initiatives.
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District incremental values have changed as follows:

Year Incremental Value Change
2020 $ 18,784,500 9%
2019 $ 17,287,500 -1%
2018 $ 17,510,300 -2%
2017 $ 17,875,500 -71%
2016 $ 19,321,400 4%
2015 $ 18,529,700 7%
2014 $ 17,369,300 0%
2013 $ 17,310,300 -2%
2012 $ 17,607,500 0%
2011 $ 17,621,600 4%
2010 $ 16,895,900 -8%
2009 $ 18,327,600 8%
Expenditures - Life to Date (as of 12/31/20)
Project Plan
Budget Appropriations | Encumbrances | Expenditures Remaining
Administration $ 50,000 | $ 50,000 | $ - $ 49,200 | $ 800
Grant to Developer 2,439,000 2,441,411 - 2,437,713 3,698
Developer Increment 300,000 321,000 321,000 -
Donations to other TIDs 2,562,995 2,105,333 2,105,333 -
Capitalized Interest 248,900 210,311 - 210,311 -
Total $ 5,600,895 | $ 5,128,055 | $ - $ 5,123,557 | $ 4,498

Financing Costs — Interest Paid through 12/31/2020: $1,133,362

Revenue/Value Performance (as of 12/31/2020)

Projected Actual
Property value $ 10,017,700 | $ 19,932,500
Incremental value $ 9,522,700 | $ 18,784,500
Incremental taxes $ 2,854,748 | $ 7,093,780
State aid * $ 134,790

Is the project within budget? <] Yes [ ] No If no, explain:

Is the project on schedule?

DX Yes [_]No If no, explain:

Identify any significant concerns that might affect budget or schedule of this project in the

future: None.




TID 56 - Erie/Jefferson Riverwalk

Periodic Report
12/31/20

District Created: 2004

Authorized expenditure (excluding interest): $43,442,319

Authorizing resolution(s): #040639, #041508, #051107, #090791, #130268, #141264,
#150911, #170497

Projected TID cost recovery: 2019 (levy year)

Maximum legal life: 2031

Base property value: $8,958,600

Completion status: Riverwalk project ongoing

Project description

This district was created in 2004 to provide funding for street improvements to East Erie Street
from Broadway to the Harbor entrance, and to provide assistance in funding for riverwalk
improvements. In 2005, the Common Council authorized additional expenditures of $3.375
million to cover costs of 2005 activities, and in 2006, a second file authorizing additional
expenditures of $2.0 million related to 2006 activities included in the district project plan.

These improvements included constructing and paving new stub ends and roadways to the
Milwaukee River for North Milwaukee, North Jefferson, and North Jackson Streets. There was
also be dockwall repair/replacement at the three new stubs, as well as new lighting and trees.
Funding for the CNW Railroad swing bridge was budgeted at $1.00 to allow for identification of
future bridge-related costs. Further Common Council action is required if and when the
disposition of the bridge is determined to take place.

Construction of the Erie Street Plaza began in November 2009 and was completed in June 2010.
The project plan included a budget of $1 million for construction of this project. After a three-
year delay, the project was completed under budget.

In addition to paving projects and the Erie Street Plaza, the project plan includes two, mixed-use
developments along East Erie Street and the Milwaukee River. Both projects include the
construction of a riverwalk and associated public and private boat slips. Project details include:

e The six-story, mixed use development known as Harbor Front and Hansen’s Landing
(phase I1) includes 840 linear feet of riverwalk, 160 condominium units, and more than
15,000 square feet of retail space with a total investment of approximately $65.9 million.
The condominium units are 97% sold.

e The 5-story Marine Terminal Lofts (phase 1) is a mixed-use development comprised of
83 condominium units and 45,000 square feet of retail/commercial space in with a total
investment of approximately $54.4 million. Construction of a riverwalk adjacent to the
building and a connection to the MIAD riverwalk to the west was completed in October
2008. This project is 100% sold.

The second phase of this project, referred to as DoMUS, will include newly constructed,
6-story building with 150 apartments, 2,500 square feet of first-floor retail space, and an
extensive wellness or fitness center located on the ground floor, supported by one level of
underground parking. A riverwalk running the length of the building will also be
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included in this phase which broke ground in the spring of 2016 and is currently under
construction.

In July 2013, a second amendment was approved establishing the Erie/Jefferson Riverwalk
district as a Donor district to three tax increment districts; TID #58 (20" & Walnut), TID #65
(20" & Brown) and TID #66 (Metcalf Park Homes). The district will donate the difference
between its scheduled debt service payments, and the amount of tax increment revenue received,
for a period of five years. The amendment also included $128,000 to fund the acquisition of the
property at 501 East Erie Street and a related engineering study of the abandoned railroad trestle
located on the property.

A third amendment to this project plan was approved in February of 2015. The amendment
includes $696,000 in additional funding for the second phase of a Riverwalk project previously
approved, $540,000 for public infrastructure improvements along Milwaukee Street,
$18,300,000 for infrastructure related to the Milwaukee Streetcar project and a $400,000 grant to
Gardner Denver, who relocated its headquarters to Milwaukee’s Historic Third Ward
neighborhood.

In November of 2015, the Joint Review Board passed a 4" Amendment to this TID. This
Amendment provides a $295,000 grant to the developer of the 2" phase of the Marine Terminal
project, known as DoMUS, which equates to the City’s contribution toward 50% of the cost to
repair the dockwall.

A 5" Amendment to the TID was approved by the Joint Review Board on August 17, 2017. This
amendment approved an additional $1,170,650 in project costs to be allocated toward the
construction of Trestle Park. In 2013, the city purchased the property at 501 East Erie Street
from the Union Pacific Railroad. The property is just under an acre in size and includes river
frontage as well as a railroad trestle that extends into the Milwaukee River and at one time would
connect to the Swing Bridge when that rail line was still operational. Combined with the adjacent
Jefferson Street right of way, the City worked with the Mandel Group and HGA to design and
construct a public park and associated Riverwalk. Work was complete in the early summer of
2018.

District incremental values have changed as follows:

Year Incremental Value Change
2020 $ 180,503,400 12%
2019 $ 161,588,800 7%
2018 $ 151,413,600 12%
2017 $ 135,060,400 2%
2016 $ 133,056,500 8%
2015 $ 122,731,400 8%
2014 $ 113,336,200 4%
2013 $ 108,918,900 5%
2012 $ 103,963,200 0%
2011 $ 104,195,800 -8%
2010 $ 112,803,700 -14%
2009 $ 131,124,000 10%




TID 56 - Erie/Jefferson Riverwalk

Periodic Report

12/31/20

Expenditures - Life to Date (as of 12/31/20)

Project Plan
Budget Appropriations|Encumbrancey Expenditures | Remaining

Administration $ 125,000 | $ 262,539 | $ - $ 188,497 | $ 74,042
Street Improvements 1,750,000 1,552,967 304 1,380,455 172,208
Marine Terminal Loft Riverwalk 4,101,087 4,410,465 - 4,953,721 (543,256)
Harbor Front Riverwalk 1,793,393 1,736,993 1,736,993 -
Streetcar 18,300,000 18,300,000 119,213 17,933,778 247,009
Erie St. Plaza 2,084,659 870,446 - 870,446 -
CNW RR Swing Bridge Removal 1 - - - -
Business Relocation Grant 400,000 400,000 - - 400,000
Contingency 423,121 407,998 - - 407,998
Donations to Other TIDs 14,465,058 12,091,352 - 12,091,352 -
Capitalized Interest 700,000 291,738 - 291,738 -

Total $ 44142319 | $ 40,324,498 | $ 119,517 | $ 39,446,980 | $ 758,001
Costs — Interest Paid through 12/31/2020: $4,763,406
Revenue/Value Performance (as of 12/31/2020)

Projected Actual

Property value 147,417,727 | $ 189,462,000
Incremental value 138,459,127 | $ 180,503,400
Incremental taxes 49978975 | $ 52,057,883
State aid * $ 8,423

Miscellaneous Revenue through 12/31/2020: $127,259

Is the project within budget? <] Yes [ ] No If no, explain:

Is the project on schedule?

DX Yes [ ] No If no, explain:

Identify any significant concerns that might affect budget or schedule of this project in the

future: None.
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District Created: 2004

Authorized expenditure (excluding interest): $5,965,000

Authorizing resolution(s): #040781, #100534

Projected TID cost recovery: 2023 (levy year)

Maximum legal life: 2031

Base property value: $0

Completion Status: Museum, archives, restaurant and gift shop opened 2008

Project description
This district was created to provide funding for public costs associated with the development of
the Harley-Davidson Museum.

After cancelling its plans to develop its museum in Tax Incremental District #41 (Time
Warner/Manpower), Harley-Davidson selected a 20-acre property at 6" & Canal Streets as its
new site. The project was to consist of a $95 million complex consisting of the museum,
archives, restaurant and banquet space, with at least 100,000 square feet of supporting office or
commercial space.

The district was created to fund extraordinary infrastructure costs on the property, including
environmental remediation, dockwall construction, deep pile foundations for the buildings, and
the need to elevate the site out of the flood plain. In connection with this project, the City agreed
to relocate its Traser Yard maintenance facility to a site at the Tower Automotive complex.
Development of that facility was completed in February 2006, at which time the museum’s
initial site work began. On July 12, 2008, the museum opened to thousands of guests.

This is a developer financed district. All funds were advanced by H-D Milwaukee, LLC, a
subsidiary of the company. Harley Davidson will be repaid with interest, but only in the amount
of actual incremental revenue generated by the district annually. In 2010, the company
announced that due to the economy, it would not build the third phase of the project, a 100,000
square foot office or commercial facility. In 2011, Harley-Davidson and the City reached an
agreement, through which the City accepted $700,000 to cancel its option to purchase adjacent
parking lots at the museum if Phase I11 was not constructed by June, 2011. Project costs to be
reimbursed through the district, due to the cancellation of Phase 11, were reduced from $7.0
million to $5.7 million.
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District incremental values have changed as follows:

Year Incremental Value Change
2020 $ 16,315,000 -2%
2019 $ 16,622,500 1%
2018 $ 16,511,800 -4%
2017 $ 17,211,900 -13%
2016 $ 19,698,300 4%
2015 $ 18,996,600 -4%
2014 $ 19,756,100 -5%
2013 $ 20,791,600 3%
2012 $ 20,206,400 -3%
2011 $ 20,776,400 -8%
2010 $ 22,672,000 -29%

Expenditures - Life to Date (as of 12/31/2020)

Project Plan
Budget Appropriations| Encumbrances| Expenditures Remaining
Developer Increments | $ 5,765,000 | $ 6,718,863 $ 6