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Project Plan
Tax Incremental District No. 53
Menomonee Valley Business Park Redevelopment Project

i. DESCRIPTION OF PROJECT
A. Introduction

Section 66.1105(4)(d) of the Wis. Statutes requires the preparation and adoption of a
Project Plan for each tax incremental district. This Project Plan is submitted in
fulfillment of this requirement and the related provisions of 66.1105, Wis. Stats.

B. District boundaries & Compliance with Statutory Eligibility Criteria

Tax Incremental District No. 53, City of Milwaukee (“TID 53”and / or “District™)
consists of approximately 261 acres of land zoned substantially for industrial and
manufacturing use and bounded on the west by the Menomonee River, on the south by
the Airline R.R. yards, on the east by the 16™ St. Viaduct, and on the north by Interstate
94, all as more particularly shown on Map 1, “Boundary and Existing Land Use.”
Located within, and on the west side of the District is the Milwaukee Road Shops
Redevelopment Project Area, the redevelopment plan for which was adopted by the
Milwaukee Common Council on June 6, 1989.

More than 50%, by area, of the real property in the District is determined to be a
“blighted area” within the meaning of Wis. Stats. 66.1101 and therefore satisfies the
requirements of Wis. Stats. Sec. 66.1105(4)(gm)(4)(a). The area determined to be
“blighted” is set forth in Exhibit 1. All of the properties designated as “blighted” are
owned by the Redevelopment Authority of the City of Milwaukee and are determined
blighted by virtue of the existence of dilapidated and deteriorated structures thereon,
mcluding foundations of former buildings and private sewer lines, as well as
environmentally contaminated soils and groundwater.

Exhibit 2 sets forth a metes and bounds description of the District Boundary.

C. Project Plan Goals and Objectives
Goals and objectives for the District are:
1. To eliminate blight.

2. To generate job opportunities within the city through the development of an
industrial / business park and the redevelopment of privately owned industrial
sites located within the District.
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3. To increase the property tax base of the city.

4. To provide improved access to open space and recreation areas along the
Menomonee River.

5. To revitalize the general economy in the vicinity of the business park and the
adjacent residential neighborhoods.

D. Existing Land Uses and Conditions in the District

The current land use in the District consists primarily of vacant or underutilized
manufacturing sites and buildings located generally in the eastern area of the District,
plus the vacant and underutilized land formerly occupied by the repair shops of the
Chicago, Milwaukee, St. Paul and Pacific Railroad. The railroad went bankrupt in 1977,
and subsequently phased out its operations at this location. The Menomonee River runs
through the District and Interstate 94 is located immediately north of the District.

The District is largely zoned for manufacturing, distribution and heavy industrial uses.
The Milwaukee Road Shops (“shops’) area is characterized by soils and ground water
with varying degrees of environmental contamination, sub-soils with limited load-bearing
capacity, and a general lack of an adequate transportation infrastructure to provide access
and egress to this site.

The property located south of the shops is vacant and will be used for recreational
purposes along the river. The old rail yards adjacent to the Canal Street extension
provides future development opportunities for new construction with removal of the
existing obsolete rail. There are a small number of active industrial users within the
district, however the bulk of the remaining land consists of underutilized industrial space
and vacant land. Given the historical uses on the land, surface environmental impacts are
assured, but the EPA area-wide testing in 2000-01 predicted limited ground water
impacts.

I1. PROJECT PLAN PROPOSALS
A. Shops Parcel
Overview:
The major focus of this Project Plan is the 134-acre Shops site and it is based on the plan
done by Wenk & Associates (Wenk) for the Redevelopment Authority of the City of

Milwaukee. As shown on the attached figure, the plan includes approx. 62 acres (net) of
business park development on the Shops site. The balance of the business park site is

MRV TID Project Plan 3




dedicated to local roads, the extension of Canal St. through the Shops, or is land under
the 35™ St. Viaduct which is largely intended for parking, stormwater management, and
recreational uses.

The balance 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
and therefore left undeveloped: approx. 5 acres;

- Areas to convey out-of-bank flood flows from the Menomonee River across
the northern edge of the Shops area: approx. 4 acres;

- Areas to convey out-of-bank flows from south to north across the Shops site.
This same area is also used for stormwater storage and treatment: approx. 9
acres

- Additional green space in and around the site: approx. 9 acres.

Most areas dedicated as green space are intended to meet floodwater conveyance
requirements and stormwater storage and treatment requirements. Some of the green
space 1s located in areas where significant environmental contamination precludes
redevelopment of the site.

The business park component of the Shops Plan is served by the planned extension of
Canal St., which will connect to the southern ring road now serving the eastern parking
lots of Miller Park, and ultimately to I-94 via Miller Park Way. Local roads are proposed
to serve the interior of the business park, branching from Canal Street. Parcels in the
business park are anticipated to range from 3 to 10 acres, and, of course, can be re-
divided or combined to respond to market demands.

Environmental Considerations:

The Redevelopment Authority, through Sigma Environmental Services, Inc. (“Sigma’)
conducted a due diligence investigation of the environmental contamination of the Shops
site and prepared cost estimates and a preliminary Remedial Action Plan for the property.
Most of the environmental remediation costs are associated with addressing two free-
product plumes on the site, removal of residual sludge and liquids from underground
structures, natural attenuation for the groundwater, and capping of the site.

The remediation plan calls for a four-foot cap of fill over the active development sites in
the business park, and a two-foot cap over the green areas. The cost estimate assumes
that the soil required for capping could be brought to the site at no cost and the only
project expense would be for spreading and compacting,

There are two areas of free-product. One is in the far northwest corner of the site and the
other is in the central, northern portion of the site. The remediation cost estimate for

these areas is based on horizontal extraction trenches being installed to extract the mobile
portion of the product. However, a significant amount of residual, non-mobile product
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will remain. Accordingly, the development plan leaves most of the land above these
plumes undeveloped.

Geotechnical Considerations:

Giles Engineering & Associates, Inc. (“Giles) was retained by the Redevelopment
Authority to undertake a preliminary geotechnical investigation of the soil on the site.
Giles provided recommendations for soil improvement techniques, utility construction,
and local road construction. Soils in the Shops area are in the historic flood area, contain
more organic material, and are prone to settlement. Building foundation design can be
addressed through deep foundations, soil improvements, or a combination of both. The
Project Plan proposes a soil improvement approach as being more cost effective. For
development of the Shops area, existing soil would be removed to a depth of four feet.
This removal would serve two purposes. First it would remove existing floor slabs and
foundations to that depth to allow geotechnical conditions under the slabs to be better
characterized. Without this removal, there is a risk to future developers in not knowing
how their site had been historically filled and developed. Second, as the soil is replaced,
it would be compacted to aid future development. The re-compaction of the upper four
feet of existing soil, combined with several feet of new soil required for capping, would
then create a more competent base upon which to construct light-weight industrial
buildings, without an expensive deep foundation. The cost estimate assumes that soil
improvement would be done only in the business park portion of the site. Multi-story
buildings or buildings with greater sensitivity to settlement would still require deep
foundations.

Flood Management Considerations:

The Southeast Wisconsin Regional Planning Commission (“SEWRPC”) performed a
preliminary study of how development of the Shops site would be affected by the flood
fringe and floodway of the Menomonee River. Key conclusions of the study
recommended that:

- The flood fringe in the Shops parcel can be filled.

- The Airline Yards, located adjacent and south of the Shops, is largely out of
the flood plain.

- The site design for the Shops needs to accommodate 2000 cubic feet per
second of flow through the site in a 100-year flood event.

- Accommodations need to be made to address stormwater quality per the City
Stormwater Ordinance, and stormwater quantity per the MMSD Chapter 13
rules.

The site design for the Shops is based on raising the development sites above the flood

plain. The cost estimate in the Project Plan is based on filling the Shops area to the level
of the regulated flood plain. The Milwaukee Zoning Code requires that for buildings put
within the flood fringe, the building floor and an area fifteen feet around the building, be
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at least two feet above the regional flood elevation. The Project Plan assumes the private
building developers acquiring sites in the Shops site, through final site grading, would
raise the actual floor elevation of their buildings to the required level.

The site design includes features for managing stormwater quality and quantity and
conveyance of flood flows through the Shops site. Local stormwater management is
achieved through a series of stormwater basins. All local stormwater flow is addressed
through overland flow and treatment. The site development costs do not include building
a separate storm sewer system.

During a 100-year flood event, some flood water from the Menomonee River flows out
of bank and across the northern edge of the Shops area. A significantly greater amount of
floodwater (2000 CFS) can also flow across the site from the south to the north.
Consistent with SEWRPC recommendations, the plan preserves green s%ace across the
northern edge of the site and through the center of the site (along the 35™ St. Viaduct) to
convey the out-of-bank flow.

B. Airline Yards

The Airline Yards, a former rail yard, located south of the Menomonee River and in the
southern portion of the District, will be dedicated to open space and recreational use.
This thirty-eight acre, linear site was determined not to be suitable as a business
development site given the extensive infrastructure required to serve this property. Long
term site development plans include extension of the Hank Aaron State Trail, river edge
restoration, and pedestrian access to the river. Mass grading to enable development of a
number of pedestrian bridges to reopening of a short tunnel has been proposed as well.
To some degree, the Airline Yards reconfiguration can also contribute to the flood
storage capacity needed to serve the Shops Area.

C. Adams Yard

At the eastern end of the district is a 70+-acre parcel, half of which is an active rail yard
(called the Muskego Yard) with the other half being underutilized, save a small trans-load
operation (the Adams Yard). With the extension of Canal Street, some of this Adams
Yard property is expected to become feasible for redevelopment, over time, by private
parties, as rail activities are consolidated on-site or relocated to other sites. A twelve-acre
site, to the immediate east, was recently purchased by the casino for parking.

D. Balance of District

The balance of the district includes a mix of older manufacturing and warehousing
facilities, including a substantial area that is vacant and underutilized situated north of the
Menomonee River generally east of the 27™ St. Viaduct. As with the Adams Yards, this
property is expected to redevelop as the infrastructure from the Shops development and
the extension of Canal Street make the sites more accessible. From 16™ to 25 street,
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along the river is a five building complex that was the former Milwaukee Gas Light
Company. The majority of the leases are short term, and the buildings are underutilized.

B. The following is a description of the kind, number, location, and estimated cost
of proposed Public Works or Improvement projects that are to be implemented
in conjunction with this Project Plan.

For additional detail on these projects, see Exhibit 3 and Map 3.

Any costs directly or indirectly related to these activities are considered “Project
Costs” eligible to be paid with tax incremental revenues of the District:

§ PROJECT / LOCATION  EST. COST DESCRIPTION
3

Property Acquisition % 1,000 Legal, environmental,
appraisal, property
purchase, and related costs.
This is a placeholder item
for acquisition costs over
and above the $3,550,000
initial purchase price.
Southeast Quadrant of 676,225 Debris management;

Shops Site (16 acres) Contaminated soils
management; Clearing and
grubbing; Building slab
removal; Building footing
removal; Breakup concrete
pavement; Sewer
abandonment; Sewer
content management; Soil
proof and roll; Site filling &
compacting; Finish grading;
Exploratory excavation;
Contingency. See Exhibit 3.
Southwest Quadrant 1,731,660 As above; see Exhibit 3

(22 acres)
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i PROJECT / LOCATION EST. COST. ~ DESCRIPTION |

Northwest Quadrant $1,846,020 As above; sée Exhibit 3.

(26 acres)

Northeast Quadrant 480,975 As above; see Exhibit 3.

(12 acres)

Canal Street Alignment 1,185,215 As above; see Exhibit 3

(6 acres)

Stormwater Treatment Area 1,779,950 As above; see Exhibit 3.

(20 acres) Also: Wastewater treatment
plant demo.; Earthwork (
clay liner, geomembrane,
etc.); Stormwater treatment
planting; Landscaping.

Site-wide Environmental 673,215 Free product recovery; Well

Remediation survey and inspection;
Geotechnical investigation;
Natural attenuation
monitoring; Asbestos
monitoring and
investigation.

Local Roadway 4,206,900 Streets, alleys,

Construction storm/sanitary sewer; water

| main; street lighting; street
trees.

Misc. Utility Construction 991,000 Storm sewer under 35™ St.;
stormwater outfall to river;
culverts & spreaders;
headwalls, outfalls;
Manhole abandonment.

Misc. Site- Wide 266,805 Power line removal;
Fencing; Site security; Ring
road improvements; '
Geotechnical monitoring.

300,000 2% of Construction cost

Mobilization, Const. Bonds,

Insurance
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F PROJECT / LOCATION EST. COST DESCRIPTION

Engineering, Permitting, 1,800,000 | Based on MTP Amend. No.
Inspection . 2 and $300K conting.
DPW Oversight ' 200,000 Two full-time people for
: one year
Line Item Contingency 2,100,000 15% based on EPA
guidance
Development incentives 2,000,000 Grants to RACM for use as

grants, loans, job training
for specific developments.

Administrative Costs 500,000 DCD / RACM Admin.
TOTAL CAPITAL COST 20,738,965
20,800,000(Rounded)
Less: Capital Grants 5,000,000 Brownfield Econ. Devel.
Initiative (BEDI); HUD;
EPA other
NET CAPITAL COSTS 15,800,000
$16,000,000 (Rounded)
Est. Interest Costs 11,482,500 Inc. capitalized interest and

issuance costs

TOTAL PROJECT COST $ 27,482,500

Project costs are any expenditures made, or estimated to be made, or monetary
obligations incurred, or estimated to be incurred by the City, or on behalf of the City, and
outlined in this Plan. Project costs will be diminished by any income, special
assessments, or other revenues, including user fees, grants or charges. Costs identified in
this Plan are preliminary estimates made prior to final design considerations and are
subject to change after planning is completed. Proration of costs in the Plan are also
estimates and subject to change based on implementation, future assessment policies and
user fee adjustments.

The kind, number, location and estimated costs of public works and improvements as
identified above (and in Exhibit 3, hereto) are based on preliminary plans and concepts
and are used in the preparation of the economic feasibility study for this District. These
may be modified during project execution based on more definitive engineering studies
and construction plans.

This Project Plan is not meant to be a budget nor an appropriation of funds for specific
projects, but a framework with which to manage projects. All costs included in the Plan
are estimates based on the best information available. The City retains the right to delete
projects or change the scope and / or timing of projects implemented as they are
individually authorized by the City, without amending the Plan.
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The costs included in this subsection and detailed in Exhibit 3 are, without limitation
hereof because of enumeration, claimed as eligible Project Costs as defined under Wis.
Stats. Sec. 66.1105(2)(f) and in any Cooperation Agreement(s) to be entered into by and
between the City of Milwaukee, the Redevelopment Authority of the City of Mllwaukee
and/or eligible designated redeveloper(s).

All costs are based on 2003 prices and are preliminary estimates. The City reserves the
right to adjust these costs to reflect inflationary increases and other uncontrollable
circumstances between the time of adoption of the Plan and the time of construction.

A. Project financing and timetable for expenditures:

Project costs are to be financed with the issuance of general obligation bonds issued by
the City of Milwaukee and / or revenue bonds issued by the Redevelopment Authority of
the City of Milwaukee. Interim financing, on a partial basis, may also be provided from
Sec. 108 financing through HUD and / or a loan from the Milwaukee Economic
Development Corp.

Interest costs, financing fees, issuance costs and other related financing costs are
included as project costs.

The timetable for capital expenditures is set forth below:

: 4 N . _ Capltal E\pendltunes
2003 R $ 1,500,000

2004 10,000,000
2005 6,700,000
2006-2010 2,600,000
Total $20,800,000

B. List of estimated non-project costs:

Simultaneous with the implementation of the Project Plan, the City of Milwaukee and
State of Wisconsin will be extending W. Canal St. from approx. 28" St. on the east to the
point where it is to connect to the existing roadway immediately south of the east
parking lots for Miller Park. This extension of Canal Street is not to be funded from this
Project Plan, except for clearing and filling in the right-of-way within the business park.
Costs of connecting the local roadway system provided in the Plan to the extended Canal
St. are included in the above Project Costs. Also, the Redevelopment Authority acquired
the Shops site from CMC Heartland Partners at a cost of $3,550,000. This is also a non-
project cost.
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C. Proposed method of relocating any persons to be displaced:

No persons are anticipated to be displaced or relocated as a result of implementing the
Project Plan. However, should acquisition occur which results in displacement in accord
with state statutes, the Redevelopment Authority will be authorized to make relocation
payments to, or with respect to persons ( including families, businesses, and others)
being displaced from the project.

D. Statement indicating how District creation promotes the orderly development of
the city:

The creation of the District and implementation of the Project Plan will substantially
increase the tax revenue generated from this area of the city, and is expected to generate
a significant number of new, long-term job opportunities for city residents.

The Project Plan will further implement and accomplish the goals of the Milwaukee
Road Shops Redevelopment Plan, as previously adopted by the Redevelopment
Authority and the City of Milwaukee.

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

No changes to the City’s zoning ordinances, master plan, building codes or other city
ordinances are proposed in the Project Plan.

E. Other:

As with all projects, the costs of engineering, design, survey, inspection, materials,
construction, restoring property to its original condition, apparatus necessary for the
public works, legal and other consulting fees, testing, environmental studies, permits,
updating city ordinances and plans, judgments or claims for damages and other expenses
are included as project costs.

The City reserves the right to implement only those projects that remain viable as the
Project Plan progresses.

Costs identified in this Plan are preliminary estimates made prior to final design
considerations and are subject to change after planning is completed. The kind, number,
location and estimated costs of the Project Plan are based on preliminary plans and
concepts and may be modified during project execution based on more definitive
engineering studies and construction plans.

The costs included in this Project Plan are claimed as eligible Project Costs as defined
~under Section 66.1105 Wis. Stats. and may be incurred directly by the City or by the
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Redevelopment Authority of the City of Milwaukee pursuant to a cooperation agreement
with the City. -
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III. ECONOMIC FEASIBILITY STUDY
A. Overview

The City of Milwaukee, acting through its Redevelopment Authority, proposes to
implement an industrial redevelopment project within this tax incremental District.
The focus of the redevelopment effort is the former Milwaukee Road Shops site
consisting of approximately 134 acres of former rail yards, and railroad repair shops.
This site is presently vacant, underutilized and has been determined to be blighted by
the City and Redevelopment Authority. Also located in the District are numerous
sites which are vacant or underutilized and are expected to be redeveloped privately
as the improvements proposed in this Project Plan are implemented..

The overall redevelopment of the District and the larger Menomonee River Valley
area of the city, stretching from Miller Park on the west to the Walker’s Point and
Third Ward neighborhoods on the east, was detailed in a 1998 plan prepared by
Lockwood Green Consulting, and entitled “Marketing Study, Engineering, and Land
Use Plan for the Menomonee Valley.”

In 2002, following extensive environmental testing, ground water monitoring, flood
water modeling, and engineering analysis of the Shops Site, William Wenk & Assoc.

~ developed a land-use and public improvement plan for the property which is depicted
in Map 3 (and accompanying exhibits) and forms the basis for the elements of the
Project Plan. "

The Wenk plan envisions a business park in which 62 acres are devoted to business
sites and approximately 9.8 acres are dedicated to roads and infrastructure. The plan
incorporates an extension of the Hank Aaron State Trail, includes soccer fields, which
serve as storm water detention areas, multi-purpose outdoor event space, and open
recreational areas in what is now the Airline RR yards just south of the Menomonee
River.

Despite the physical liabilities of the Shops Site, the Menomonee Valley area, in
general, “... has a number of strategic assets which support and enhance its
redevelopment potentials for industrial uses. These include its highway and rail
accessibility; proximity to Downtown and Port of Milwaukee; accessibility to
Mitchell Field; a strong existing base of industrial-related companies; the ability of
existing Menomonee Valley businesses to attract technical, professional and
managerial employees; availability of utilities; availability of business support
services; presence of colleges and universities; and City and regional support for
economic development,” per the Lockwood Green report.
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B. Development Forecast

Several recent market studies have addressed the demand for industrial land in the
metro-area, Milwaukee County and the City of Milwaukee. Estimates are
summarized below:

Estimated Ave. Annual Industrial Land Absorption

S o 70.5 acres Lockwood Green, 1998
(p.3-36)
127 — 191 acres 39-59 acres S. B. Friedman & Co,
2001; Redevelopment
Strategy for Havenwoods;
(Exhibit E, p. 17)
299-499 acres Integra Realty Resources,
2001; Appraisal of CMC
property (p.42) ‘
165 acres 32 acres S.B. Friedman & Co.;
Preliminary Overview of
Industrial Demand; Sept.,
2003.

This city’s own Land Bank program, involving business parks located on the
northwest side and near Mitchell International Airport, provides additional
background on the marketability of industrial sites in the city. Since 1995, the City
participated in the development of the Calumet Woods Park at N. 68™ St. and W.
Calumet Rd., the Northwest Commerce Center Business Park at N. 91% St. and W.
Heather Ave., and the Towne Corporate Park at N. 114™ and W. Brown Deer Rd.

Between 1995 and 2002, 110 acres were sold and developed in these projects, an
average of 14 acres per year, including the last three years of extremely weak

economic activity nation-wide. Exhibit 4 documents this sales activity.

Typical developments in these parks have had floor-to-site-area ratios of 1: 3 to 1:4,
reflecting the desire of most firms to preserve expansion room on their properties.

Assessed values for the buildings in these parks averaged $36.50 / s.f. in 2002. Recent
buildings have values of up to $56/ s.f.; see Exhibit 4.

Given the foregoing, we have prepared the forecast of property value in the proposed
District, as shown in Exhibit 5. Specific assumptions in the forecast are:
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District Base Value:

The District, as provided in Exhibit 1, had a total assessed value of taxable
real property of $7,275,100 for 2002. Seven properties, owned by CMC
Heartland Partners, having a combined assessed value of $2,696,500, were
acquired by the Redevelopment Authority in 2003. These properties will be
exempt as of January, 2004. Consequently, the assessed value of the District,
is estimated at $4,578,600. The equalization rate for all property in the city
was 98.10%. Therefore, the Base Value of the District is estimated at
$4,667,300. The Base Value of the District will be determined by the Dept. of
Revenue based on 2004 values and will also include personal property values.

Shops Business Park:

The Shops business park, and associated infrastructure is completed and sites
are available for sale in late 2005, or early 2006;

Beginning in 2006, ten to fifteen acres are sold per year, with the entire
business park sold-out in five years, an average of fourteen acres per year.

Buildings are initially assessed, in the year following site purchase, at $40/ sf;
A 1:3.0 floor-to-site-area ratio (FAR) is assumed; this reflects the plan’s
intentions to achieve a greater density than typical suburban business parks.
This is enabled, in part, by the plan to have over 500 on-street parking spaces

in the business park.

The on-site parking need is no greater than 1.5 spaces per 1000 s.f. of
building.

Sites are sold at $90,000 to $100,000 per acre. Selling expenses are estimated
at 15% of sales price.

The new development in the District appreciates at 2% per year.

‘Balance of District:

e Within the proposed District are several sites that are vacant or underutilized
which could be redeveloped by private parties as the Shops project proceeds and
strengthens the market for new development in the area. These sites are largely
used as rail yards, storage for towed cars, truck parking, and truck service centers.
These sites are identified on Map 1 as:
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o Parcels 1,2,and 3, which are located on the north bank of the Menomonee

River between N. 26™ St., and the 16™ St. Viaduct. These properties are
under common ownership and comprise 22.7 acres with 98,000 s.f. of
warehouse and storage facilities on the property. Theses properties are
currently assessed at $40,000 per acre, and $10 to $20 per s.f. of building.

Parcels 6,7,and 8, which are located immediately south of Canal St.,
between the 27™ St. Viaduct and S. 20™ St., extended, comprising 73.1
acres. A significant portion of this site is highly underutilized and sustains
a marginal inter-modal rail operation. There are no substantial structures
on these sites. The balance of the site is an active rail yard for the
Canadian Pacific RR and is expected to continue being used for this
purpose. These sites are currently assessed at $30,000 per acre, although
56 acres is operating railroad property and is exempt. We expect that
approx. 20 acres of this site can be redeveloped for future industrial use.
Specifically, these would be sites adjacent to Canal St., between 27™ St.
and 20" St.

Despite the redevelopment potential of these two sites, the current forecast of
property value in the District only anticipates continued appreciate of this
property at 2% in future years. At present, cost estimates to redevelop these sites,
1.e. deal with environmental conditions and poor load-bearing capabilities, are not
available. It is likely that full redevelopment of these sites will require city
assistance, possibly in the form of an amendment to this Project Plan, and will be
dealt with at a later date.

Using these parameters, the forecast of property value for the District is shown in Exhibit
5, with incremental property value growing to $42 million by 2011 as new facilities are
built, and appreciating to $60 million at the termination of the District.

C. Tax Increment Forecast

Exhibit 6 forecasts cash flow from the District. This assumes two separate borrowings to
finance Project Costs, as follows:

2004: $ 10,500,000 (net) to fund demolition, remediation, filling,
stormwater work;

2005: $ 5,500,000 (net) to fund local roads, utilities, landscape work
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e Total borrowing: $16,000,000 (net of capitalized interest and issuance
costs).

» A bond interest rate of 4.5% is assumed, although current variable bond
rates are approximately 2%. ’

e The balance of the Project Costs are to be funded with grants received, or
anticipated to be received from HUD (“BEDI”), EPA and other sources.
$2 million of BEDI funds has already been awarded. $1 million of the
BEDI grant is earmarked to fund capitalized interest on the initial
borrowing under the Sec. 108 HUD financing.

The bond issues will likely have the Redevelopment Authority acting as the issuer and
the City providing assurance of debt service through a moral obligation pledge. Initially,
variable rate issues will be sold at the outset of the project and fixed-rate refunding issues
sold as the revenue stream matures. As mentioned in the Project Plan, preliminary
funding for a portion of project costs is expected to be provided through the Sec. 108 loan
program with HUD.

District revenue is expected to amortize net borrowing of $16,000,000 ( $16,755,000
including capitalized interest and issuance costs). As shown in Exhibit 6, the District is
feasible at the proposed borrowing level, but full amortization is not expected until 2026
— one year before the required termination of the district under current law. This
extended amortization period contrasts with the typical 10-12 year pay-back period for
the city’s ‘greenfield’ industrial TIF districts, and is directly a consequence of the
remediation, filling, and other extraordinary costs associated with this (and many similar)
redevelopment projects.

The Project Plan provides for up to $2 million of grants, loans, or job training assistance
for businesses located in the business park. It is recommended that borrowing of these
funds be deferred and provided to the project on an as needed basis. Deferring this debt,
and possibly not borrowing it at all, will reduce the payback period of this District by
several years.

Exhibit 6 forecasts a positive cumulative fund balance for the District in each year. As
such, this would avoid any call on the moral obligation pledge securing the proposed
RACM bonds. This debt is initially anticipated to be structured on a variable rate basis
(current market rates are less than 2%) without a fixed principal amortization schedule.
Accordingly, principal payments can be adjusted, within limits, to more accurately
accommodate available revenue and adjust for variations in project implementation.
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Map 3: i’roposed Improvements

Exhibit 1: List of Properties in District and Identification of Blighted Properties.
Exhibit 2: Metes and Bounds Description of District Boundary

Exhibit 3 : Kind, number, location, and cost of project public works and improvements
Exhibit 4: Milwaukee Land Bank sales activity, 1995-2002

Exhibit 5: Forecast of property value in District & District Revenue

Exhibit 6: Cash flow forecast for District.
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