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DESCRIPTION OF PROJECT
Introduction

Section 66.1105(4)(d), Wis. Stats. Requires the "preparation and adoption of a project for
each tax incremental district.” This Project Plan is submitted in accordance with this
statutory requirement.

District Boundaries & Compliance with Statutory Eligibility Criteria

The Mitchell Street Tax Increment District ( the " District") consists of 281 properties
located along, and ienerally one block north and south of W. Mitchell Street between S.
5" Street and S. 16 Street, plus a commercial area south of W. Forest Home Ave.
between S. 13" Street and S. 15 Street. The District contains nearly 2.3 million s.f. of
land area, excluding public rights-of-way, and encompasses the Historic Mitchell Street
commercial district, including immediately adjacent residential areas, and parking lots
which serve the retail business on the Street. The District is shown on Map 1, "Boundary
and Existing Land Use," and described in Exhibit 5, "Boundary Description."

As set forth in Exhibit 1, over 50% of the District area satisfies the requirements of Wis.
Stats. Sec. 66.1105(4)(gm)(4)(a) as being “in need of rehabilitation and conservation
work, as defined in Sec. 66.1337 (2m)(b).” See Exhibit 1 for a list of properties in the
District.

Also, less than 25% of the site area of the District meets the definition of “vacant”
property, as provided in Sec. 66.1105(4)(gm)(1). Active parking lots, which are _
numerous in this District, are not considered vacant despite the fact that the value of their
improvements is typically less than the value of their land. Also see Exhibit 1 for

“vacant” properties.

C. Project Plan Goals and Objectives

Goals and objectives for the District are:

L.

To strengthen the economic vitality of the Mitchell Street District by supporting the
retention and expansion of existing retail, office, and service business, attracting
additional business tenants to currently vacant buildings, and promoting complimentary
mixed-use projects, e.g. housing or office development above street-level retail, in
strategic properties.

To strengthen adjacent housing stock by providing financial assistance and incentives to
owners to improve or upgrade their homes.



To eliminate blighting influences in the District.
To improve security in District
To upgrade the aesthetics of the District

To increase property values and create job opportunities.

N o v oa W

To support the renovation of key catalytic projects that will in turn generate further
development in the District.

D. Existing Land Uses and Conditions in the District

Mitchell Street has served as the major retail center for Milwaukee’s south side for decades.
The street has over 130 business, predominantly retailers. The District is predominantly
zoned Local Business. Over 800 parking spaces, mostly in lots immediately north and
south of the street provide parking for Mitchell Street customers. Most of these lots are
owned by the City.

Mitchell Street has an active business and property owner association. Ori ginally known as
the Mitchell Street Merchants Assoc., these interests are now represented by the members
of a Business Improvement District created in the ‘90’s. Mitchell Street has had a full time
Executive Director, since the 1970’s.

Like all neighborhood shopping districts, Mitchell St. has had to confront increasing
competition from the constantly changing retailing industry. In the 1970’s, in an effort to
counteract the loss of sales to shopping malls, Mitchell Street was converted to a pedestrian
mall, which still permitted traffic and mass transit on the street, but replaced on-street
parking with widened pedestrian walkways. A number of pedestrian plazas were built,
connecting retailers on the street to several large parking lots located behind the businesses.
The “malling of Mitchell St.,” by restricting traffic, had the opposite effect on retail
activity. The Schusters Department store and Sears store closed, creating major losses of
activity for the street as a whole.

In the 1990’s, in response to declining sales and the trend toward auto-oriented big-box
retailing, the pedestrian mall concept was abandoned, the street reopened to on-street
parking, with plazas and closed streets removed to allow greater vehicular access via
intersecting north and south streets.

Most recently, Mitchell Street has begun to lose its unique anchor tenants, both large and
small. This includes the loss of several bridal stores which had previously made the street a
destination for brides throughout the metropolitan area. Also closing in the recent past was
Kunzelman Esser, a furniture store with a metropolitan draw. This facility has been
converted to affordable-income apartments, but the ground floor retail space remains
vacant.



In October, Goldmann’s department store will close its doors after 111 years. This 39,000
s.f. vintage department store has been a strong part of Mitchell Street’s draw beyond the
immediate neighborhood, and attracts numerous tours to the street. This facility will be
replaced with another department store, requiring significant upgrades to this old building.
Plans are to keep the existing men’s department, add sportswear lines, and a Goldmann’s
museum on the first floor and lower level. The second floor is intended for up to 15,000 s.f.
of office space. The buyer of the Goldmann’s building is an established retailer with
successful stores at the Midtown Center, the former Capitol Court shopping center on
Capitol Dr. Preliminary costs estimates for the renovation of Goldmann’s is $3.8 million
(incl. soft costs) and a certain amount of gap financing is expected to be provided through
this tax increment district. A major component of the renovation is the restoration of the
building fagade to its 1930’s character. The building is currently assessed at $502,000.

Also closing on the street is Walgreens drug store. Walgreens occupies part of a 63,700

s.f. building which is already mostly vacant, and will move from 11™ & Mitchell to a new,
free-standing store at 15" & Burnham. A reuse for this building, which once housed a MPS
Charter school and a health clinic, is not known at this time. It is currently assessed at
$1,369,000.

Another icon of Mitchell Street is the Modjeska Theater. This former vaudeville and movie
theater was recently purchased by Modjeska Theater Project, LLC a joint venture between
the Mitchell St. Development Opportunities Corp. (MSDOC) and the Modjeska Theater Co.
(MTC) a non-profit theater company. MTC has staged four performances there for several
years, and the theater also hosts occasional concerts. Plans are to address numerous
exterior and interior renovation requirements in the building and expand its programming to
include other performance groups and also to function as meeting and convention space.
Estimates of renovation costs range from $7.5 million to $8.9 million. Major cost
components include masonry restoration, building fagade, interior plaster and decorative
plaster replacement and repair, painting and decorative painting, plumbing, fire protection,
HVAC and electrical upgrades, theater lighting, seating and sound system, acoustical
improvements, and asbestos abatements. The proposed TID is intended to contribute to the
funding of this work, but the major source of funding is expected to be private
contributions. The time horizon for the Modjeska project is expected to be several years.
The building is currently assessed at $453,000.

In addition to the retailing and land use challenges it faces, Mitchell Street also needs to
address continuing security needs which affect its customer base and its ability to continue
as a regional retailing center. Theft from vehicles and vandalism are ongoing challenges.
Broken windows and graffiti continue to be costly to property owners.

Consequently, this Project Plan proposes certain public improvements and funding vehicles
designed to address the types of specific building issues discussed above, and to also
establish an ongoing economic development fund to address future development
opportunities.

Similar TIDs have been created for other neighborhood commercial districts, including;
TID 32, N. King Drive; TID 40, W. North Ave.; and, TID 59 Bronzeville.



IL PROJECT PLAN PROPOSALS

A. The following is a description of the kind, number, and location of all proposed Public
Works or Improvements within the District:

1. Pedestrian Lighting (Harp Lights)

® Transfer existing lights on Mitchell, located between S. 5™ St. to S. 13" St. from WE
Energies grid to City’s power grid. Requires replacing fixture with City standard
fixture, compatible with city street lighting voltage system.

Install 17 harp lights on W. Mitchell from S. 13" St. to S. 16" St.

Install 10 harp lights on S. 13™ St. between W. Burnham St. and W. Mitchell

Install 16 harp lights on S. 6™ St. between W. Maple St., and W. Lapham Blvd.
Install 2 harp lights on W. Mitchell St. from S. 10™ to S. 11™ St. on a privately owned
hallow walk area.

® Provide electrical service cabinets and circuitry to service new installations, above.

2. Water Service

* Install irrigation system in the median strip of W. Mitchell from S. 5® St. to S. 6™ St.
3. Security cameras
* Security cameras would be installed in City parking lots and strategic locations

along W. Mitchell. The cameras would be added to the City’s current system
which is monitored by MPD. Up to 10 cameras would be installed.

4. Tree grates
e Install approx. 54 grates around the street trees on Mitchell St.
5. Residential Forgivable Loans
* Provide funding for Forgivable Loans to owner occupants for exterior
improvements to residential properties. Same approach as used in TID 44 (Lindsay

Heights) and TID 66 (Metcalf Homes). $10,000 per unit, forgivable over five
years. See Exhibit 2 for proposed terms

6. Property Acquisition

e Selective property acquisition by Redevelopment Authority of bli ghted properties



* Funding to buy-out existing leases of marginal retail tenants.
7. Development Fund

e Loans or grants to developers and / or tenants of strategic buildings in the District
to provide gap financing for renovations, upgrades. Specific near-term projects to
include Goldmann’s, Walgreens, and Modjeska Theater buildings.

* Specific terms and amounts of financing for any specific project to be subject to
review by DCD and Comptroller, and approval by Zoning Neighborhoods and
Development Committee. This mirrors the process used for TID 32 (King Dr. &
Walnut St.). See Exhibit 2 for representative terms.



B. The following is an estimate of the project costs to be implemented as part of

this Project Plan.

PROJECT ESTIMATED COST
Pedestrian Lighting $397,500

Median Irrigation 45,000

Security Cameras (up to 10) 350,000
Tree Grates ($600 x 54) 35,000

Residential Improvement 400,000

Loans (40 x $10,000)

Property Acquisition W

Development Fund 1,500,000
Contingency 190,000
Administration 200,000
Project Cost, excluding financing 3,118,000
Estimated Financing Costs 2,507,600

The costs included in this subsection, without limitation hereof because of enumeration, are
claimed as eligible Project Costs as defined under Wis. Stats. Sec. 66.1105(2)(f) and may be
incurred directly by the City, or by the Redevelopment Authority of the City pursuant to a
grant or cooperation agreement with the City, pursuant to Wis. Stats.
Sec.66.1105(2)(H)(1)(h).

C. Project financing and timetable for expenditures:

All expenditures are expected to be incurred in 2007-2012

The City expects to issue general obligation bonds to finance the TID Project Costs.



D. List of Estimated Non-Project Costs:

Non-Project costs would include costs funded privately by property owners or
tenants in connection with the redevelopment of specific projects. See Feasibility
Study.

E. Proposed Method of Relocating any Persons to be Displaced:

Relocation methods, and payments for relocation, for any businesses or persons displaced
shall be in accordance with state statutes.

F. Statement Indicating How District Creation Promotes Orderly Development:

The Project Plan for the District anticipates funding to improve lighting and security in the
Mitchell St. retail area, provide for upgrading of adjacent residences, and provide financing for
current and future redevelopment projects in the District. In general, this project will strengthen
the immediate neighborhood around Mitchell Street and provide for improved security, tax base,
business activity, and employment opportunities.

G. Proposed changes of zoning ordinances, master plan, if any, map, building codes and
city ordinances:

The zoning for the District is currently Local Business and Residential. There are no provisions
in this Project Plan to change the zoning for the District. In addition, there are no planned
changes to building codes and ordinances.



APPENDIX

List of Exhibits

Map 1: Map of Boundary and Existing Land Use

Map 2: Map of Site and Structure Condition

Map 3: Map / Site Plan of proposed improvements

Exhibit 1: Parcel listing and calculation of percent "in need of rehabilitation and conservation"
and "vacant."

Exhibit 2: Terms of Loans & Grants

Exhibit 3: Economic Feasibility Study

Exhibit 4: Metes and Bounds description of District boundary.

Exhibit 5: City Attorney's opinion.
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EXHIBIT 1

LIST OF PROPERTIES IN THE DISTRICT

10



___s FINNVATIN AYMOVOYE N608 L mMIWd0 AL
M NITY3E MAN

O] IV TONIN A, 2L

RESREE

(000'E

=

&

=~

888855 5eseznEETy

L8 ¢ mcﬁw_ SOWYH ¥ OHNLYY| |
1A " IINNYANTIN 1S FTdVIN M 029 YLINYO ® O0HYIYNO H H313d
1M ANV 1S 31 29 HIHOSIH W A3HaNY]
1AL ISIHYATIN| AS IdVIN M 929 SINND W HOLIIA
1M I ASHLLG9ELL Z3I00Y ¥ INTTIHVD
1M IINNYATIN LS HLLS9EL) Z3100M ¥ INTTHVD
1A IANYAATIN ASHILS 9EL) IGOH ¥ N3
1M IIAHOVARTIN 1S NOLIOH N LOZE EECIREREITE| I
A IIHOVAMTIN 1S dMEE S 2091 OH3¥H3ND 01Avd| |
M ITAOVATIN LS HL0! S #98F 071 JOHd 133415 HANIAIS| |

EEEESRgRsE

1A ITHOYMTIN 1S TIIHOLIN M 89
1M FIHOYMTIN 8-& 1S szxm I N 6E8|

Nc.wm._t. LODS

T ONIHOW T3NDIW IS0
2771 2005

10 11 'SHVN0S TTIBHOLIN

AY NOLHI9a3 3 1004 HNYE 825% TISHDLIN

=

ElIE
sil

¥e

o || | | (e [ | S |

M
X M
___s IDANVAMIN M
1M IHOVMTIN LS H191 S [E0] DNDAVAYS YNV M
xwwxuvzc ] WWHONINONE M EED! HNOSHVS My
HA WYHONIMONE M EED HNYS UVHNS M
E. "WIFHO MVO HO WYHONIMONE M EED D11 SY3d0T1IAIA QINVEA M
IIOYMTIN IS HLIHINOS 9Li2 071 0¥d TWINIH 73| [
1M IIHOVMTIN LS NOLTOH N I YA Y HOIHLYd
"YSOLVMMYAL 2 FD ZES HOIJT1 auv, M
[TSEERITIIN 40 ONIHdS HIAUS MG 2Tz Sa M
M NITH3E M3N QN TIVIWS M 5225 HIINAD 9 VINSHN M
1M " IIHOVMTIN IS H VL YIJUYD [ 3507 M
FINOVMIN LI M 00 HION0 aviNg M
1M IIHOVMTIN 1S TIAHOLIN M V- ZES OdvoNan M
M "IIHOVMIIN LIN M ¥25 ZINDNHA0H VaIVZ
[TREERLIIN] S6.40Z XO8 ' D71 SIASIHDYILN El M
1M " SINOVMTIN S6/0Z X08 0'd| 1MdNILNT 0003 M
UM Y AT M
00¥yd | VINTHT M
0 VINIH3 >|>+
OHINOY YHIATT M
d1 SHUINLHY 4dV IN
. D11 SININISIANI a]oss
1M "3INOYMTIN 1S ONZE S 5¥5 01509V WY TIM M]0SS
[TMGRE[EREET 1S QYEZ S 0557 PIENICERLENELE] M]10v
[EE] Rl ELEVD Xi D711 ONI N S[6LLL
1M "DOMOWONODO| Ha DIV IBLVEM GSN HOIMIN LH380Y S|hzL
M SIAOVM TN MOL PRREEDT d X0d S|szL
1M IINOVMTIN 1S H10L S 0S¥ NVIZND JdNT¥avNS 3SOr| 5|6z
1M SINOVMIIN LSHLPLS €6 31V1S3 3417 '¥AID0HA ¥YNIIVH £
1M YAMTIN 1S HIPL § VIEL OXINOY NVAT S|LELI
M SINOVMTIN S HLVL S [€l HINOH NVAC 5|L€
1M 3INNVYMTIN LISHLPLS L SVNIUY OLYNNLYOA] 12
1M FIHNVMTIN AV 3NOH 1S3HO4 M 00F SV.INIY OINDLNY| MI00KL
1M SIANVAMIIN AY INOH 1SIH04 M Zikl| ONVINONY YWNZILIOW OINOLNY M|90F
1A TIIHAVAMTIN AY FNOH 15340 . YWNZILIOW OINQLNY M|ZLF
IM SITIV 1S3 1S HIS0L S OVLE AH WAV 3 OISO [ SINVE M{gip
N MILSIHOLSIM| Z0SL WO ISIHN G I
1M "NOSIaYIN 00L# Y NIMYYQ ShFe S|Oow
1M a13IM00Ha SYD( NVS 0128 MILEE
1M "IIANVMTIN AW TYNOLLVN M 5262 S|4E6
[SEER L] AS HIEL S 526 S|GZ6
1M 3INNYMIIN AV T390A M LOEZ 5|616
1M IIHNOVMITIN 18 S GE9} | 516
I IINOYATIN ._.w HLEL S SO51 S|506
1M 3IANVMTIN 1S WYHNYNE M 0ZEL M
M JAISAYE HA ATHIAYM N 1826 M[L0E
T4 'HOY34 INVIN LIZ0ES X08 0d M[ooE
AUYLS AL HINMO HOAY TV HINMO LR
ﬂ i — T
wLNVOVAL % -NOILLYAHISNOD 40 33N NI % -LOIHLSIA IHL NI S3ILYId0Hd L LIFIHX3

swﬂﬂvlﬂﬂhw@

8
H




=]
T

E

MH NNVOT '® SONYINOT (Ecxh

S88EREe

2

YIINHYD NILSNONY| |

=]
S

B

-

HO ATHIAYM N 1826,

EEVEZ X0H O d

MAIIH: LA EGN

ERIENT HIANS MSLL
EEL- ] SN

HD GOOMMIIHD FEEGIM ESN
SHLLL SG2AL

-

ANSIIHIV | TIVN

XITY Nv3r JOHYD

(-

._.,._.m_.n 5 0251

SHiLLS 6241

1A AWE HSIJILIHM

E .._mD._

REREE

ASHIZLS 242

ISHIZLS i1

2

H1ZL S JLL

ST JIHOLSIH

0SE0LL XO8 Od
AYMQ N
135 TI3HILIW M 029

IDINVMIIN 40 ALl

NOLNY d SYIOHDIN| 1

BEECEE

1S Hi¥
AdwiN M _B2Z0
1S TTIHDILIN M

Ll S8EL
1S T13HOL 6E0)

INTW NVOIEIWY SALLYN] 1

13HOLIW M 620

12 WLSIA THY] M 9£92

It HOLIW LSIH M £201

511 I JIHMOLSIH M 001

A HYH N 02¥G

W WIHSNOA H3JINNI

bR

= [FF|F =TT

‘fi

IHOLSIH

S| TIFHOLIW DI¥O
L

) 82

8

18 TI3HD.

1S TIIHOLIW M LGS
AVMOYOHE N 608

1S N

TIIHOLIN M SEB

13341S NI SOEL

Hd INHIAYT 3019
LS TISHILIN D1 BC8
00t 3 YD 3 LZEZ

(S1B1811S]'8]

re
5

Sy

=)

SEEZEZEZZEEEEEEEOE32EE

i

NSSY SONIAYS TVIZNYNIJ 1SHI

TIHOLIN JIMOLSIH
TIHILIN JMOLSIH
IHOLSIH
WWVHHOS [ T3VHOIN|

G#t AV VI LN 1029
AY YINOLNOZL N 1L0Z9

O# AY VI

N OIHOLSIH|
SIH
TIFHDLIN DIHOLSIH]

[ ONIINIWdOT3AID
N ININOTIAIG

Lh;kémm

13 LNIOJONIM M Obir L JT1 SLNIWLSIANI 43

SIEX090d 277 dNOHD INIFWLSIAN

»LNVOVAL % ‘NOILYAYISNOD 40 33N NI % -LOI41SIA IHL NI S31L83d0dd -+ LigiHXg

:




2 i2 0__ T T N a 1 Hig T [000FZ¥ 1197 e
9 0009 000091 2kl 8l 00000 L¥S 1M JLNHD TILLA JAYL EE2| 1 103410 SHVW] 1STTI3IHOLIN LSIH| M[FEL Lk 19p zZiz
008'2 008 652 009' 1£S [ EELR] ER HIA0T A SIVSNW| 15[ 113 I gzl 001Z2b |10y Lz
090°c 090 821 Bl B D000 1M SIHOYMTIN S HIBIL S 0vBS NOW arTvM) TIIHOLIW DI1HO1SI M 00004+ 119% 012
_ 000'0EB'E ‘689 00L0FL __|0DDDGLLES M N 1S WeVd S ¥rEl 1407 ¥3553 NN ZNOY] LS| TIIHILIN DIHOLSIH| M[0LL 00169t 119 607
00Z L 7 Say 00FESH 1z [ 1M VINOQTT YM3INYS T1 SINFNLSIANI TYIDHINNDD MA, TIIHILIN DIMOLSIH M|zes 000ZEFL1L9p 802
009 009'€ 00070 00801 1M FINOVMTIA 1S HLY Z310 OIHTO0Y[ 1S| TIHDLIN DIHO. M[Bz8 000LEFLIGY 407
9 ] 000081 0087191 D0Z'8) 00006 1.2E5 IIAOVMIIN 3WOH 04 M OT1 ALTVIY SWAT| LS| TIIHOLIN DIHOLSIH M[zz8 0000EFLLOY 90z
000 e bi 006 5 ZES I ITHOVAMTIN] LS 113H DIHO. €18 VS HOLO3H| LS| 73HDLIN DIIOLSIH M[¥L8 0006ZFLLOF G0z
0zL'E 021 000601 006 1M _FIHNYMIIN LS TIIHOLIW DINOLSIH 8] 911 SNOINY.LNOGS| LS 173HDLIN DIHOLSIH M|zLe DOOSZFLLOY _  #OZ
009°E 009" 000 002" 008701 M 31 JHL N1 [\[74 Mid, ISAOW] LS| TIIHOLIN DIYOLSIH] MIB08 _  To0DLZFLLOY o0z
0 0 M VAATIN ¥ ISVHO S 1042]  ALINI d0 LNVHOIN QI LINA, TIIHILIN DIHOLSIH
¥61'2e 0 0 0 1M 3IHOVMIIN AV LHNON 608 OXd 1S 390 MTIW JO ALl
Z2E ¥4 0 0 0 106G IYREENTATZYA] AV 3SWHO S 10£4Z]  ALINOLHOdHO LINVESIN QI LINN] |
5E9 8 5E9°8 0 0 1M IINOVMIIN S H18 S GE9} [NOLLVZINYS NO HAN L
oS ] 00L'EC 00L'¥ Bi VOZES 1M IINOVAT LS TISHJLIN M 086 SILVIDOSEY NYWA 109 |
91 098’9 206 5% 009°05 0000 [EERTT7 Y] 1S TI3HDLIW M 0E6 S3LVIDOSSY
197 19122 018 00L72vL DOE "NONO3W)Z 1S ax L¥Od N 0ZGEL 1I-S31LYIH08d ANT TIIHDLIW
[ 0 0 1M ITHNYMTIN] AYMOYOUE N 608 IIUNYMTIN 0 ALl
1 E6FBE ¥'BE 5oL 008'ES6 T 00Z 112 | 000024085 INNVAS LS YVO 0Z6ZN BLZM] 1 DNIGIING DIHO. HILSA z
05L9 0GL [ 162 00E°02 |Ev62901 4L Vd_"OuNESYYH E£P6Z XO8 Od| NYIONYT M WYITIIM 0]
969 7L L 969'%L 009’651 I 6PL___|0000Z/0ES | 3NNV, S VD ZM T ] IH ¥3.1SNHOS| | H
0EF8 51 vl 0097z [0000¥0ZES | I SIAOVAMIIN ¥ S 606 Z310 091Ha0Y H1
ZEEL ZEE "L 0L 00E"L DODOVOZES 1M IIHOVMIIN 1S H10L S Gzal AVHVS VNIZT30 B W 138719 Hl
520" 0041 002 L€ 006'E [VEEEPOZES | 1M ITHOVAIN 18 WYHLY] M YV EZLE HOINITINOW YI3av WiHd
ZEL'OL VEL 1 00Z'SL D000L0ZES 1M "SIHOVMTIN AY ADNIND S 0BEY ZINSHa0Y OWHITING WYHd
! 059" 0056 001L'8E 00F'L 1M SINOVMIUIN] 53 Z3A 305 LIzt 0 TNV ¥
0552 055 v o 00E"w 0000+0Z6S FINOYMTIW AY OHVHOMO M G221 ZviInva| L H
002y y 000 ZES 1M IIANVMII ASHIZL § LZP)] Z3d07 SIHANY]_ IS H
00z v ZY 0020 00Lv9 005 LEEEYOZEG | IM FINOVMIIA LIS HIZI S 8291 S LIV AL H
00ZY 002} ¥9 ¥ M IINOVAMTIA S HLZI S 0891 AVHVONNN 13V3Vy 3Sor|_Ls H
00Z'% i3 DUESE 00868 005" LEEEFOZES 1A STANYAATIN 1 H
002V 002’y 00228 [ " [ REERTT7 ] 1 H
€51V €51V 0 0 0 1M ITHOVMIN H
009'S} 91 ¥ Z0v 00¥'08 1M " SINOVMTI I
0009 00079, b I '8l Y0ZES 1M 3IHOVMIIN W OIHOLSIH
009°E 009 00001 00226 008 1M 3INOYMIIN 1SIH
009 0L BSE 008'0) D000FOZES IM " IINOVYMIINLS T1HD, VH ONVS| 1S|113 o
009 000'6S: 0028V 0L 1AM FINOVMTINLS TIIHOLIN DI MODLL T 531834 NDIVE Z3d07 13HOLIW DINOLSIH
00Z'% ¥ 26 2'18 005 1M 1S QHES N 40 IJLSNYL H3IVE 1 30NH8 HL
00Z% y S 1 [REERT ] Hd ONYIAIN M L0ES INSMOYNYJS A T3INVA] |
00Z'y i3 801 201 005 0000t0; [TNEERTIT/IN] LISHLILS 591 YHIYHIH VHOHNY] 1S HI
00Z'y K 001 0092 5] 1AM 'ON38 918 L€ XO8 O'd| 71 dNOYD INIWLSIANI MD| LS| H
00Z'Y 00Z 'Y D011 009 005 DO0DE0LES 1M "ON3E 919 LE '0d 7 dNOHD ISIANI M| LS| ¥
p v ] 8L 005 DD00S1LZES FI]AOVMI LS HLIE S bOEL V¥ ON3ANE0D -
00ES 7] 98 6L i IM TINOYMIIA SHLILS 6E9L] ZINLLHYIW NYaY| LS -
DOE'Y [ 006°2L 002'€9 T 0000¥0ZES M IIROVMIIN LS HLLE SEE9) OHOVWYD DAVLSND -
00z D0Z ¥ P 1M 3THOVMIIN 15 HIS §628] OT1 531L83d0yd a 1S H
002 002 006'SS [T 005 DOOOKS [EEENRE] QY 09VIIHO § NITYS OOSIONVMA| 1 H
3 i £S BY D0S" [15] 1M VHSIHAYM V1 ALSIIN €862 7129, 0D M 1S HL
0819 081’9 005'E9 008'99 002 1M SINOVMIIN BFOE; d| SOHOVIN F OIY REN] WYHIY"
ZEL ZEL 00LEL 006'89 008y DEEEHDZES FINOVMTIN il 1M 60Z1 NATH VI IA| 8 WYHJY
T 0 1M IIHOYM TN AV 608 3HL JO ALIMCHLNY ONISNOH| 18 WYHJY
[i14) 0zY’ 00L09 00Z 000" 0000¥0ZES 1A "3SANVMITIN HIEL S 8191 HYIINDV N VOITIONY| 1S HIEL|
0ZF' [iF 00l 00L'FG _E A IEANYMTIN ISHILEL MH YHYEYVE § Z30NVYNEIH ZNuo| L HIEL
ozY" 000 D000V LZES M VAN LS AV GIIIINTIHO M 6015 NIONT NOWVY] 1S HEL
0z i 000 _388u3 1M STHOVMIIN LS HIEL S 0E9 SI10S OWvSI| 1S HLE
Dz 000" £2OZLZZES STAAVAMTIN AY 431504 M 265 MH Y13VAVH ¥ O gvd HLE
143 000’ D000F0ZES W "IIAHNYMIIN HLEL S BE9 T138 H43S0r HYINIY3r HIE
0zY 000 i 1A " 3DINVMIIA SOLH AV N619 0711 S311¥IJ0Hd M1 H
OEL L 1M SINNVATIN 1S H19 S 569 HIZNIHA SIOTY HiE
082" 008’51 1M IINOVMIIN AV NOSIHHVH M 106 VavH1S3 SNSar 1SIH
ﬁm I 1A SIHAYMTIN 1S HIG} 1LS¥D WY 1SIH
Obi 00, 00000ELES AL 0D AVN MOBZOL] YITYSOY ¥ 1083S 43S0T 1SIH
089’ 000 L 0000LL 1M ITHOYMTIIN HO HONVIN M OFS oM W 3d Y3 LSIH
0 DO0DZ0ZES IM IINOVMIIN AV, N 608 IDANVMTIN 40 AL HiZ]
0ZF g 1A I/NNYMTIN 1ISHIZL L YNy 201Y
0Z¥' 0005 0000+0ZES "IIHOVMIIN HIZI S BEIL Z3W0D 1
Dy 1M ITHOVMIUN 1S HIZL | MH VIHIVIN B OZNTH0T OHONVII Y]
7 [TMGREENEERR] WYHdN M BEVY Zv13 00
[ 0000¥0ZES 1M IINOVMIIN LS HLZE S 1291 AVHYSINON wmo_,_ L
" FIVIS ALID HINMD 1 ANYNH HINMOD
am——, - l _ L | _
1
«LNYIVA. % ‘NOILYAYISNOD 40 33N NI % ' Lo/91S1a JdHL NI S311Y3d0¥d 1 LIGIHX3




I | | | {
002 N 9895|
0092 1S TIIHILIW M 1551
008 AY INId S BZER
005" AY INOH LSTFHOL M SELE
| LS TIIHOLIN M €25
009" AY OTFIANIIHO M 6015
£50¢9 X0d Od
006 IS HIEL S GveB NILHYIN 1I0N
12 HOV3\ 31883 00L¥ ZIN0DZVA A OYANYIITY|
005 1S HiGE S 9¢, YWYZIT r NYOP| LS
005 1S HISL S Z2! ZIIWZNOD O"O3d| |
005 LS HIGL S 814 Z31IN39 SISION| I
009 0000F0ZES 15 LS bLs ZIANYNYE34 ZM| LS
005" 00000 1S HISL S Y-80L WAN VI YSTIN]
002" 0000¥0ZES M ITIHNVATIN 1S TIEHDLIN M E2F YOSWYD SINT| LS 1
E. 4 000091 2ES I IIMOVALTI AY 0¥ 1A ANOd M 906F ain DSWYIHG 1
0 H NYAMIIN Q¥0HE N 608 MIUW 12| 1S 1
[T D000S00ES [N e R ETER] HA 3ALLND3. D71 HILINID WYHNHNE
00 221 LES 1M YHSIHAYM HA ONNOWN M SPLN BEZM DOSSY IWYHNHNE HISL) Didg| 1S
S6 0000+0ZES 1A IIHOYMTIN BEOF Od oY QI1YNOJON LEGL
00E°L¥ LES 1AM YHSINNYM H0 ONNOW M SP2ZN BZZM, 20SSY (WYHNYNG H1SL) DI S Hib} S[1061
b 000041225 1M 33NV QY WSYHD AHIVA M 2013y [RECTE] Id M|bZ5
000y 0000F0ZES I IIHNVMTIN THVHIHO M 025 WY YOBWVD S 01SNoNY| 1S ER=LI) M85
X3 000041 M3 QY NSWHD AHIY: [SYERTY] PIEICE] EXETLY) M|BZ5
00€ AlANIIHD ENN MPLES SN0 8 S s HL9 vzl
00 00000: R =TET FAY OHO4SLI08 M FIZS SYT1IN: HOTVIUA YAI H S|veEL
[iTd D0000ZEES M a734N Y OHOJSLIOHE M PLES HO-SOHOTVTIA YAS| 1S H19 S|bEs
005" DDDDOZZES [KGEFIEERD) AV #126[ NV SYTINHO-SOEQTYTIA YAS H19 S|ve
006'% 00001 ZZES 1A SFIANVATIIN LS HIO0Z S ZLIS MH I A EEE] WNDI| IS HLS 5|022
00t NYATIIN 1 S 0E6E Z3 BENEE] HL8 S92
006'S Q000LEZES 1A IINOYATIN FELLIE X o NHOM 1S HL9 S|0€d
1'S 0000P0ZES 1M " IINNYMIIN ASHISS pELL SMONYYZ M YNV S H.l9 PEL
0Or'e 1M ATIIN H. TI3H: OuYMOH H19) S[9ELL
L) 00005 L ZES M IIANYAMOIN AV NIOONITM ZEL L IHVHIIEAY NINYI s VI M| 255
008'F DO0OFIZES IIAVMIIN 1S M 255 HiH ¥ A NINVH El M| G
v D00OHOZES 1A IIAOYAIIN LS 1dVIN M 255 WIHYHTYOIBY NINYH| 1S FdYW M|0FE
008" M NYATIN e ayD130 NVl ANdYI M|BES
g ‘0000LLZES 1M STIH H3NM WSWHD AHIVA M DELL HHYE O VIDIHLY, S W MIFES
008y LZEG I [y a4 INSYHD AHIY: [sYETTIT] YYSI| 1S ERELIL MIZZG
5 0000F0DZES 1A ANV 1S TdYIN M 915 W OVA WYSIM AdY! M
008 M W 1S F1dviN 1S FERBI] S Y M[0LS
D0009ZZES 1M YSOLYMIIVAA an d FEFE HYN O diavd Fdvi M| BOG
005 21 D000IZZES [ LYMITIYAA anlg d PEVE. NILHYIN D Q1A S ERCLL M| 005
00 000005 1! 1M "ODTIASNN HI NYIXO ZEESIM BLS ZONNW 0 OONIWOG HiS S|EELL
G LOSEPOZES I AN ISHIS S IZL Z3HONYS 13NNYIN| 1S HiS slzzil
000" 1A IDAOYAMTIN ASHISS €24 Z3n9i 'ayno r H1S S|Ezil
el 000005 LES IM 'ODIHSON] T i E: DT SIVLN S| 13H LSIH M|
00E0Z [EERTITIT 13HILIW DIHOLSIH M 62! 11 LSS TISHDLIN QLI DI M
008 1M FDHNYMIIN] 1S TIIH 625 MY ¥ SNV 1S| T | HOLSIH M
00000LEES M IOV 18 LNVEO N 8952 SOLVIN S i T13HOLIN D0 M
008 QLSEFOZES I FINOVATIN LS TI3H: AVIMOMLIM N S| 113HOL SIH M
00202 IGEPOZES 1M STHAYAMTIN] LS T DIHOLSIH M 625 ELLCI ] R 1AW DIHOLSIH M
008 0iSErF0ZES | WM IENAYMTIN] LS TT 5 AVIMOMLIMN N ¥ LS| TI3HOLIW H M
005’ O}SEROZES [TREEYTIL] S T1IHOLIW DIMOLSIH M IM SINVE] 1 LIN DIHO. M
008 0000#0ZES 1A SIAOYAMIIW] LS TIIHDLL 25 OT1 156 TI3HOLIN| LS| 113IHDLI QLSIH M|
0000202ES [T W AYM 8 N 608 NYAATIIN ! TIIHILIW 1 H ML
00E 9 LSEFOZES I ITAOVAIIN FHOLIAN DIHOLSIH A 825 AVIMOMLIM N STNYE| 1 [DLIN DIHO. M
000} 015EFDZES "IIANYMIIN]| LS 1IFHDLIN O AVIMONLIM N STWYT] LS| 1I3HILIN DINOLSIH M
001 1 I AV 9Z5115 80d 3INIH M D3| J Hid S
00LZL 000051 LES 1M NOSIOWIN 1S MMV S vPEL] 271 S31LY3dd0Oud 15 HLL
00" LIZOEQZES 1M ITAOYAMIN 95115 80d MOIEE| 1S N DIHO. M
O00DOLS0ES  [IM, " H0 31138 Z¥ZSN ZGLM) 0T ¥NITH V1 JIFHILIW DIMOLSIH M
00F SEPDZES 1M SEANYAMIIN W SIH M 0Z9) SOLYHIENI] d NYIAIA] LS| TISHDLIN DINOLSIH M
000'F 0000LZZES il 1S H1BI S O¥8S NOW M dITYM M_I. 1IHILIN AHOLSIH M
005'S D0D0FOZES [EEROLLGN] I 00l NNVWLLN WOL] 1S[TI3HILIN DIMOLSIH M 00LFLGLIOF
000 ¥ 1M SDINYAMIIN 1S TIFHOLIN M 009 ZYQHO ¥ NYNr J1FHILIN HHOLS] M09 |OOOZLGLLOr 912
i 0000BZZES [[INeREENEEE] | SOVED] 271 TVLNIH ONVA T3NS 1S H.LE] BFIL 00094V L LIV Siz
0000E D0DOFDZES 1M TIANYMTIIN 20Z# "1S YINIDHIA M 009 OT1 SINIWESIANI NOOT| IS H.18' 519591 000G 2P LL9Y iz
A HINMO AIVIE ALID HINMO v MWD 18 18 18 GI0WON ADINVE  FoMYd
AOWNI L0OZ  ONW L00F | | e | . WNOH
0 i+ 0
WLNYOVAL % ‘NOILYAHISNOD 40 33N NI % - LO1M1S13 IHL NI S3ILH3d0Nd L LIgIHX3




EXHIBIT 2

TERMS OF LOANS OR GRANTS

Commercial Property Loans & Grants:

The final terms of Loans or Grants for specific projects in the District shall be determined by the Common Council
on a case-by-case basis. It is expected these terms will provide for:

Subordinated Loans for 25% to 40% of total project cost, up to a maximum to be determined.

Accrual of interest payments until occupancy achieves a certain threshold, or until a specific time period
lapses, which ever occurs first.

Interest at the City’s cost of funds, to be determined by the Comptroller.

Grants or refundable grants.

Residential Assistance Program:

This program will provide Forgivable loans for residential new construction and rehabilitation in the District. The
program will be managed by the Neighborhood Improvement Development Corp. ( NIDC).

Loans for new residential construction shall be made in accordance with the following criteria:

Eligibility: Buyers who will build, own and occupy the property for 5 years are eligible.
Buyers must submit evidence of financing at the time of application.

Income: There will be no income restrictions, but buyers will have to verify their income
for reporting purposes.

Type of Construction: One and two family owner-occupied residential new construction;
Building plan must be pre-approved by the Dept. of City Development’s Urban Design
Division; Tax-exempt properties are not eligible; Mixed-use properties are not eligible.
Loan Terms: Loans are for up to $10,000; Term is 5 years; One loan per property; Loans
are 0% forgivable at 20% per year. Families who previously built in the District are not
eligible.

Loans for residential rehabilitation are do be made under the following criteria:

Eligibility: Owners who occupy their property and rental property owners are eligible.
Income: There will be no income restrictions, but owner-occupants and tenants will be
required to verify their income, for reporting purposes.

Taxes, Insurance, Mortgages, and other Restrictions: All owners must be current with

their property taxes, mortgages, and have homeowner’s insurance when they apply.
Landlords must be current on their property taxes, and have a good building inspector
record on all properties located in the city.

Types of Buildings Eligible: Residential property (owner-occupied and rental) is eligible.
The building must be over 25 years old, and 1 to 4 units. Tax-exempt buildings are not
eligible. Mixed-use properties are eligible if there are 1 0 4 residential units. All
residential units in mixed-use buildings must be occupied when the rehab is done.

Loan Terms: Same as above
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Investor Owners: Landlord Training is a required condition of obtaining a loan. There
are rent controls; landlords are restricted to no more than 5% rent increases per year,
starting when the rehab work is completed. Landlords must match the loan dollar-for-
dollar with their own funds. If the owner lives within 3 blocks of a rental property, there
are no matching fund requirements.

Assumptions and Subordinations: Loans are assumable only if the home is sold to an
owner-occupant. Subordinations are allowed for owner-occupants who are refinancing.
Subordinations for equity loans are acceptable. Subordinations are not allowed for
investor-owners.

Forgiveness: For owner-occupants, the loan will be forgiven if the owner lives in the
home for five years. For investor-owners, as long as there are no unresolved complaints
about rents and the taxes on the building are current, the loan will be forgiven in five
years after the rehab is done.

Eligible Rehabilitation Work: The purpose of the loan is to make permanent exterior
repairs that will benefit the homeowner and the neighborhood. Loan funds may be used
only for correcting code violations on: Roof replacement, chimney repairs, gutters and
downspouts, door replacement, window replacement, porch replacement, siding and
cladding, exterior painting, front yard service walks and steps, permanent front yard
landscaping

What is not eligible: Loans are not intended for general remodeling or home
improvements. Applicants needing more comprehensive work should be referred to other
programs such as Home Rehab, NIP, or WHEDA. Also not eligible are interior repairs,
minor repairs, garages, parking pads, patios, decks, fencing, rear yard landscaping, and
the like.
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EXHIBIT 3

ECONOMIC FEASIBILITY STUDY

Background:

The City of Milwaukee is proposing to assist the Historic Mitchell Street commercial district
with certain public improvements and financing programs aimed at improving lighting and
security, stimulating the renovation of adjacent housing, eliminating blight, and revitalizing
vacant or underutilized retail buildings.

Specific components of the program are set forth in the Project Plan, and can generally be
summarized as follows:

1. Pedestrian Lighting (Harp Lights)
e Transfer existing lights on Mitchell, located between S. 5 St. to S. 13" St. from WE
Energies grid to City’s power grid. Install 17 harp lights on W. Mitchell from S. 13™
St.to S. 16™ St.
e Install 28 harp lights at various other locations in the District
2. Water Service
o Install irrigation system in the median strip of W. Mitchell from S. 5™ St. to S. 6™ St.
3. Security cameras
e Up to 10 security cameras would be installed in City parking lots and strategic
locations along W. Mitchell. The cameras would be added to the City’s current
system which is monitored by MPD.
4. Tree grates
e Install approx. 54 grates around the street trees on Mitchell St.
5. Residential Forgivable Loans
e Provide funding for Forgivable Loans to owner occupants for exterior
improvements to residential properties. Same approach as used in TID 44 (Lindsay

Heights) and TID 66 (Metcalf Homes). $10,000 per unit, forgivable over five
years.
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6. Property Acquisition

e Selective property acquisition by Redevelopment Authority of blighted properties
e Funding to buy-out existing leases of marginal retail tenants.
e Subsequent approval will be required for this category of funding.

7. Development Fund

e Loans or grants to developers and / or tenants of strategic buildings in the District
to provide gap financing for renovations, upgrades. Specific near-term projects to
include Goldmann’s, former Walgreens, and Modjeska Theater buildings.

» Specific terms and amounts of funding for any specific project to be subject to
review by DCD and Comptroller, and approval by Zoning Neighborhoods and
Development Committee. This mirrors the process used for TID 32 ( King Dr. &
Walnut St.).

District Value and Trends

Property value trends in the District, over the past seven years, are set forth in Table A, attached.
Currently, property value in the District stands at approximately $52 million, and represents the
Base Value for the proposed District.

In general, the value of commercial property has increased by more than 7% annually since
2000. This reflects appreciation in the basic inventory of properties and a limited amount of new
construction activity in the district, e.g. the conversion of Kunzelmann Esser to apartments, and
the new office / retail building at 621 W. Mitchell.

‘Residential values have grown by approximately 4% annually, since 2000 — reflecting the
general appreciation of residential properties throughout the city.

Commercial rents in the District range considerably, depending on age, location and size of the
space rented:

e Office / Retail Rents: $16 to $5/ s.f. , gross
Consequently, building values on Mitchell St. range considerably, as well — for example:

621 W. Mitchell (Family Dollar): $67/ s.f. — 28,350 s.f. new construction, office and retail
930 W. Mitchell (Goldmann’s) : $13 / s.f.

910 W. Mitchell ( Hills Bldg.) : $34/s.f.

1135 W. Mitchell (Payless Shoes) : $16 / s.f.

1122 W. Mitchell ( Modjeska Theater) : $20 / s.f.

1202 W. Mitchell ( First Floor Retail & Apts.) :$ 22 /s.f.



Residential values for single-family and duplexes are:

e Single-family: $60,000 to $80,000
e Duplexes: $120,000 +

Virtually all of residential properties included in the District can be classified as “ in need of
conservation and rehabilitation.” There are 148 single-family and duplex structures in the
District, approximately are owner occupied.

Potential Private Projects in the District

Funding proposed by the Project Plan addresses two funding sources for redevelopment of
private property: Funding for exterior residential improvements, and funding for commercial /
retail redevelopment projects.

Residential Projects: As initially implemented in TID 44 (Lindsay Heights) the forgivable
loans for exterior renovations to residences generally address such items as painting, roof repair
and replacement, siding and similar upgrades. Exhibit 2 to the Project Plan sets forth the terms
of these loans which are generally forgiven at the rate of 20% per year, over five years, as long
as the owner continues to occupy the property. As seen in TID 44, the homeowner often goes
beyond the limits of the District funded amount of the repairs. However, since these
improvements are largely remedial, they do not immediately increase the value of these
properties. As such, these properties are assumed to appreciate at the same rate as the balance of

the District.

Commercial / Retail Projects: Three previously created Districts have established
Development Funds with which to provide grants or loans to key redevelopment projects in
commercial districts: TID 32 ( King Drive ), TID 40 ( West North Ave.), and TID 59
(Bronzeville). In all of these cases, the Development Fund was established to address future,
unidentified redevelopment needs in situations where the rents were expected to be insufficient
to attract conventional debt and equity to completely fund the project.

As stated in the Project Plan, the redevelopment of Goldmann’s Department store, the Modjeska
Theater, and the property at 1101 W. Mitchell, from which Walgreens will relocate, are potential
examples of the uses the proposed Development Fund. Other examples may include master
leasing certain underutilized ground floor retail space in residential conversion projects.

As also stated in the Project Plan, none of these projects is at the point where a definitive
underwriting and gap-financing analysis can be undertaken. Accordingly, the Plan proposes
capitalizing the Development Fund at an initial amount but actually funding specific projects
only after a subsequent analysis by DCD and the Comptroller, and approval by the City.
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In order to determine the initial size of the development fund, certain preliminary analyses were
undertaken for representative projects.

Goldmann’s building: This 36,300 s.f. building is proposed to redeveloped into a retail and
office facility. Project costs are preliminarily estimated below and include a significant amount
to restore the facade to its appearance in the 1930’s. Preserving and restoring the building, as
proposed, is likely to cost more than new construction. However, the structure and business has
served as a catalyst for Mitchell St. for years and its restoration is viewed as critical to the future

of the commercial district.
Estimated project costs:
|
Project Costs
|
Acquisition| $ 625,000 N _
Construction $ 2,529,000 $80/s.f 1st & 2nd Floors, $30 Bsmt
Asbestos Abatement $ 63,580
Loan fees, Legal, etc. $ 102,500
A&E | $ 125,000
|Contingency $ 225606 8%
Developer Fee $ 196,980 6%
Const. Interest $ 279,675
Total $ 4,147,341 114

The preliminary proforma for the project is shown below. Even with financing via a New
Markets Tax Credit lender, at the advantageous rate of 5.5%, the difference between cost and
supportable debt and equity, is roughly $$600,000 to $700,000. The new owner intends to
restore the fagade of this building to its appearance in the 1930°s and may be able to obtain
facade grants or historic tax credits to contribute the cost of this renovation.

This project is subject to more detailed cost estimating, and underwriting. However, the
preliminary conclusion is that this property, and other vacant, or soon to be vacant, properties
are likely to need the form of assistance proposed through the Development Fund portion of the

District Project Plan.
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Revenue Gross
Rent/s.t. | Area Rent
Tst Floor 15.00 13,600] 9 204,000
Znd Floor 12.90 19,200] $ 190,000
Bsmt 5.00 7,500 % 37,500
30,500
Gross Ren b 437500
Less. 10% Vacancy 45,100
Net kent 388,350
Uperating Expenses 116,505.0 3.21 V%
Net Operating Tncome 271845
|
Capitalized Value @ 8.79% 3,106,800
Value Per S.F. b do
o0an Amount at 80% of Value 2,485,420
| |
Loan Payment at 9.9% / 30 years 91/1,012 |New Markets Tax Credifs
I
Net Income 9100,833.33
I
Supportable Equity at ROE T0% 1,008,333
Total Debt & Equity Sources 3,493,773
Total Project Cost 414/,300
Difference | 653,527
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Modjeska Theater Building: As mentioned in the Project Plan, this facility is now owned by
Modjeska Theater Project, LLC., a non-profit corp. The building is perhaps one of the few, if
not the only large performance venue of its kind on the near south side, and is viewed as a
catalytic project to stimulate additional economic development within the previously designated
theater district on Mitchell St. The new owners plan to expand the use of the facility as a venue
for other performance groups, and to serve as meeting space for business groups in the area.

Estimates of renovation cost range from $7.5 million to $8.9 million. Major cost components
include masonry restoration, building fagade, interior plaster and decorative plaster replacement
and repair, painting and decorative painting, plumbing, fire protection, HVAC and electrical
upgrades, theater lighting, seating and sound system, acoustical improvements, and asbestos
abatements. The proposed TID is intended to contribute to the funding of this work, but the
major source of funding is expected to be private contributions. The time horizon for the
Modjeska project is expected to be several years.

Before beginning renovations, the owners intend to commission a comprehensive study by a
nationally recognized consulting group to verify the catalytic impact the renovated theater will
likely have on the area.

Other Properties: Other properties include the 63,700 s.f. building soon to be vacated by
Walgreens at 11™ & Mitchell, as well as numerous smaller properties throughout the street which
require significant upgrade. In the Bronzeville TID, general estimates were performed on the
cost to construct certain potential new developments and a determination was made as to the
amount of public assistance that would be required to finance them. Typical projects included
Specialty Retail, a Local Entertainment Venue, a Sandwich Shop, and a Mixed-Use project.
These were all prototype projects, none had actually been proposed by a developer at that time.
The same approach was taken for TID 32.

In those cases, most of the projects were proposed as new construction. In the case of Mitchell
Street, most of these projects are likely to be renovations, or possibly leasehold improvements,
which provide little or no collateral value to a primary lender.

As shown below, we have roughly estimated the threshold at which TID or other public funding
would be required, under certain assumptions of rent, operating expenses, equity returns, and
financing conditions. Basically, given these assumptions, if:

e Grossrentis $8/ s.f,, the project needs some form of assistance if costs exceed $48 / s.f,
Gross rent is $10/ s.f. , assistance is needed when costs exceed $60 / s.f.; and
e Grossrentis $15/ s.f, assistance is needed when costs exceed $90 / s.f.

These are conclusions similar to what was reached in the Bronzeville analysis. We stress that

this is a general guideline and will vary depending on the location, age, and condition of the
property in the District.
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Gross

Rent/ s.f. $ 8.00 $ 10.00 $ 15.00

Less 10% vacancy $0.80 $1.00 $1.50

Net Rent $7.20 $9.00 $13.50

Operating Exp. @ 30% $2.16 $2.70 $4.05

Net Operating Income $5.04 $6.30 $9.45

Value at 8.75% cap._ﬁgte 57.6 72 108
Primary Loan @ 75% LTV 4322 54 81
Loan Pymt @ 8%, 20 yrs. $4.40 $5.50 $8.25

Net Income $0.64 $0.80 $1.20
Supportable Equity at 15% ROE 4.27 5.33 8.00
Total Supportable Debt anld Equity 47.47 59.33 89.00

If a total of 30,000 s.f. of rentable space is renovated in a single structure, or in several
structures, over time, a certain amount of assistance would be required at the mid-range rent of
$10, assuming costs, including soft costs, exceed $60 / s.f. Also, assuming rehabilitation costs
are in the area of $80, then assistance for the difference of $20 / s.f. would require $20 x 30,000

= $600,000.

The estimate of 30,000 s.£. of future renovation work seems conservative given that a building of
twice that size is scheduled to become vacant by year-end.

Overall Capitalization of the Development Fund

Based on the previous observations, it is proposed that provisional borrowing for the
Development Fund component of the Project Plan be established in the amount of $1.5 million.

As stated previously, none of these funds would be released until specific redevelopment projects

are brought forth and approved by the City. A similar approach was established for the three
previous TIDs discussed above, King Dr., W. North Ave. and Bronzeville.
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Forecast of District Cash Flow

The forecast of Cash Flow from this District is attached as Table B. Basic assumptions included
are:

e The Base Value of the District is approximately $52.8 million.

e Initial increases in value come from:

1. Renovated Goldmann’s building achieving a value comparable to that shown in
the proforma, above. Upgrades are anticipated to start in 2008 and be completely
assessed by 2010.

2. Renovated Modjeska increasing in value of one-half of the value of a similarly
sized and some-what comparable east side meeting and performance venue (1451
N. Prospect Ave); i.e. $35/s.f. Upgrades are forecast to be assessed by 2010.

3. 30,000 s.f. of renovated retail space, renting at $8 gross, achieving a value as per
the proforma above, $47 /s.f. This space is projected to be renovated at the rate of
10,000 s.f. annually, beginning in 2008, and becoming taxable in 2009 thru 2011.

e The tax rate is 2% - lower than the current rate of $22.21, but trending in that direction
for some time.

e Appreciation in property, overall, is forecast at 2.5%, on average, vs. the 4+%
experienced since 2000.

e The City Bond Rate is 5.1% - reflecting that some of the borrowing may be done on a
taxable basis if those funds are loaned out, or subject to participation in project cash flow.

Given the above assumptions, the Net Present Value of the District cash flows from tax
incremental revenue, using a discount rate at the Bond Rate, exceeds total Project Cost of
$3,118,000 in year 18 of the District, 2025. Consequently, the District is feasible and can
support City general obligation borrowing in this amount.

As has been stated a number of times, the approval of the Development Fund as proposed in the
Project Plan will not initially release funds until specific projects are approved by the City.
Consequently, to the extent specific projects are authorized on a schedule significantly different
from that incorporated in the forecast, the payback period, and the amount of funds advanced by

vary.
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EXHIBIT 5

METES AND BOUNDS DESCRIPTION OF DISTRICT
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EXHIBIT 6

CITY ATTORNEY OPINION
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