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DESCRIPTION OF PROJECT
Introduction

Section 66,1105(4)(d), Wis. Stats. requires the "preparation and adoption of a project
plan for each tax incremental district.” This Project Plan is submitted in accordance with
this statutory requirement.

District Boundaries & Compliance with Statutory Eligibility Criteria

Tax Incremental District No. 64, City of Milwaukee ( the "District") consists of an area
of approximately 64 acres located north and south of Industrial Rd. and Green Tree Rd.
generally between 7300 W, Green Tree Rd., and 6600 N. Industrial Rd. The District is
shown on Map 1, "Boundary and Existing Land Use," and described in Exhibit 5,
"Boundary Description."”

The District 1s presently zoned IL1 (Industrial Light).

As set forth in Exhibit 1, over 50% of the site area of the District satisfies the
requirements of Wis. Stats. Sec 66.1105(4){gm}(4)(a) as being a "in need of
rehabilitation and conservation work, as defined in Sec. 66.1337 {2m}(b)."

Also, less than 8% of the site area of the District meets the definition of "vacant”
property, as provided in Sec. 66.1105(4)(gm)(1).

Project Plan Goals and Objectives
Goals and objectives for the District are:

To assist Direct Supply, Inc., and its landlord KJ Greentree L1.C, to upgrade and expand
its campus facilities which now occupy over 200,000 s.f. in nine buildings situated along
the south side of Industrial and Green Tree Roads. The Project Plan calls for the
construction of multi-story “connector” buildings between each of the existing buildings,
adding up to 500,000 s.f. of office space over the next 10 to 15 years. Included in the
proposed plan is the addition of a day care center, a medical clinic, and a cafeteria. These
connector buildings will displace most of the current off-street parking now used by
company employees.

To acquire and develop adjacent properties for replacement parking, additional office
space, recreational facilities, conference facilities, and green space for use by Direct
Supply employees.

To increase employment opportunities, particularly jobs that provide family
supporting wages. Direct Supply has grown to 635 employees, with an average
compensation of over $50,000 per year. The Company expects to add approximately



100 new positions, annually, for the foreseeable future. See Project Employment
forecast attached to the Term Sheet in Exhibit 3.

4. To increase the property tax base of the community.

5. To upgrade the condition of the surrounding commercial neighborhood, transforming a
marginal area of vacant industrial sites, bus and truck terminals, and scrap or recycling
yards into a modern office park and technology center able to attract additional employers
to the general area.

D. Existing L.and Uses, Conditions in the District and Background on Direct Supply.

As discussed above, Direct Supply occupies nine separate buildings, totaling nearly
210,000 s.f. along Industrial and Green Tree Roads, situated on approximately 13 acres.
The company has continuously expanded its operations into these facilities, starting with a
partial occupancy of one of these buildings in 1985. These structures are typical 1970°s and
‘80s light manufacturing buildings, which the company has converted to office, data center
and showroom / display use.

In order to accommodate its future growth, its landlord, KJ Greentree LLC or affiliates,
plans to build connecting offices between these buildings in the areas now used for parking,
To accommodate the displaced and future parking needs of the company, it is proposed that
certain facilities located on the opposite side of Industrial and Green Tree Roads be
acquired and relocated in order to accommodate surface parking areas for the company and
provide for future office and related uses.

Land uses on the north side of Industrial and Green Tree Roads, in the District, consist of a
school bus terminal serving an MPS contractor, two scrap yards, a vacant and
environmentally contaminated former fill site with limited access, and the City’s northwest
transfer station and Self Help recycling site. Some or all of these sites are planned to be
acquired and converted to parking use and office use. This includes the City’s transfer
station, which the company, as proposed, will have an option to acquire between 2009 and
2014 — conditioned upon meeting the employment goals mentioned above.

Direct Supply, Inc., a Milwaukee-based business, provides supply chain solutions for the
U.S. long-term healthcare industry. The company serves 21,000 long-term healthcare
providers and manages the nation’s leading supply chain in this field, linking manufacturers,
distributors, providers, patients and residents in an efficient network designed to significantly
reduce costs in this area of health care.  On a daily basis, Direct Supply manages the
shipment of thousands of products from over 1,400 shipping points to thousands of long-term
care providers in every state. Products include medical equipment and custom furnishings to
commercial food equipment and environmental solutions. The company offers its customers
access to over 900,000 products.
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DSSI, an industry-leading web-based purchasing solution added in 1995, offers a customized
procurement and reporting solution that links long-term care providers to their supply chain
partners. The DSSI system streamlines the entire purchasing process to increase compliance
and reduce costs. DSSI also offers solutions for foodservice management and pharmacy
transaction automation.

The company also provides assistance to meet the growing demand for renovation and new
construction services within the eldercare profession. It provides turnkey project support,
professional design and equipment solutions specifically geared toward the unique
requirements of the eldercare market. Direct Supply opened a Design Center in 2004, at its
Milwaukee headquarters to display design concepts and products to its customers. Each
year, over 200 nursing home and senior living customers visit Direct Supply from across the
country.

Direct Supply’s newest service, TELS, is a web-based facility management system used by
long-term care facility managers to track equipment, schedule preventative maintenance and
life safety procedures, and maintain buildings and equipment. TELS helps customers extend
facility and equipment life, reduce downtime, improve warranty repair reimbursement,
comply with laws and OSHA regulations, improve staff efficiency and reduce the negative
impact of staff turnover.

Bob Hillis started Direct Supply in 1985. Over the years, Mr. Hillis opened ownership of the
company to its employees and Direct Supply 1s 100% employee owned.

PROJECT PLAN PROPOSALS

The following is a description of the kind, number, and location of all preposed Public
Works, Improvements and other types of costs that may be funded within the District:

The City proposes to assist Direct Supply KJ Greentree LLLC, its landlord, and other related
parties with funding to offset certain extraordinary costs of the Direct Supply expansion
program. These are costs relating to the acquisition, relocation, environmental investigation
and remediation, demolition, geotechnical investigation, engineering, infrastructure,
subsurface, site development, professional fees and related costs associated with privately
and publicly owned sites north of its current campus, as shown on Map 1, to be used for
parking, and/or additional office or other buildings and improvements and for extraordinary
costs such as environmental, geotechnical, and other sub-surface and site development costs
associated with constructing the connector buildings between the existing facilities, parcels
1 thru 5 on Map 1.

Project Costs of $4,700,000 associated solely with the acquisition of the DPW facility,
parcels 10 and 11, plus DPW Holding Costs associated with a replacement site, subject to
escalation as more specifically enumerated in the Term Sheet, attached as Exhibit 3.



3. Extraordinary costs will be reduced by $50,000 per acre of land acquired within the T1D as
part of the Direct Supply expansion program, this being the agreed fair market value of land
to be acquired. Eligible environmental, geotechnical, engineering, infrastructure and other
subsurface and site development costs will be further reduced by the costs of a surface cap
of asphalt, for sites not already capped, at a 2005 cost of $1.75 / s.f., for what is actually
capped, adjusted to the then current costs.

4. Additional costs associated with the proposed vacation of Industrial Rd. and the creation of
secured entrances at 6600 N. Industrial Rd. and 7221 W. Green Tree Rd.

5. Further costs associated relocating the access to and through the DPW facility, so DPW
traffic does not conflict with the Direct Supply campus, and constructing a fence around
the DPW parcels to more adequately screen the property.

All Project Costs will be advanced by KJ Greentree LLC, ** Developer,” or other related parties,
over an estimated ten year period. Pursuant to a Contribution Agreement, the City will enter into
a limited and conditional Monetary Obligation to repay the Developer an amount up to the
Project Costs, including interest at 6% per year. Payments on the Monetary Obligation will be
made annually, but only in an amount equal to the tax incremental revenue actually received by
the City from the District, less $5000 per year, subject to escalation, for audit purposes. The City
may, at any time, and without penalty, prepay any or all of the Monetary Obligation. Tax
incremental revenue will not be pledged to the payment of the Monetary Obligation, and the
Monetary Obligation shall not constitute a general obligation of the City or count against its
statutory debt limits.

Payments on the Monetary Obligation will be proportionately reduced if the company’s actual
full-time equivalent number of employees is less than required in the Term Sheet.

Proposed building expansions for the Direct Supply project are planned as follows ( also see
Map 3):

Year of Expansion | S. F. Stories | Connects Buildings | Estimated Cost
2006 90,000 3 1&2 $9,700,000
2008 63,000 3 6&7 7,200,000
2009 63,000 3 4&5 ' 7,400,000
2012 51,000 3 2&3 6,600,000
2013 152,000 5 3&4 22,600,000
2015 2,000 1 5&6 270,000
2015 45,000 3 7&8 6,150,000
2015 32,000 3 8&9 4,300,000
Total 498,000 $64,200,000




B. The folowing is an estimate of the Project Costs to be implemented as part of this

Project Plan.

Grant to Redevelopment Authority for
Contribution to Developer Costs

Estimated Project Costs
[In 2006 $; Subject to escalation]

Parcels 7 thru 9

o Acquisition / Relocation/ Demolition $ 4,205,000
e Remediation / Geotechnical / Site 1,782,000
Improvements, Related costs

DPW Parcels, 10 & 11
e Acquisition 4,700,000
» Remediation / Demolition / Holding / 400,000

Geotechnical, Site Improvements,
Sub Total: 11,087,000

Less: Deduct for land value @ $50,000 / acre
Less: Capat$1.75/s.f

(912,000) [Sites 7-9]
( 778,000 [8-9]

Net Acquisition, remediation, etc. 9,397,000
Street vacation / entrance ways 600,000
New DPW access road, fencing 1,100,000

Extraordinary costs associated with

connector buildings for poor soils, modification
of existing structures, sound protection,
temporary protection, etc. based on an
estimated $4 - 7/sf estimated in 2006 dollars.

1,995,000 [$4/s.f]

13,100,000
Net Project Capital Costs
Administrative Costs 250,000
Total Capital and Administrative Costs 13,350,000
Financing Costs 16,225,000
Total Estimated TID Project Costs 29,575 000




The costs included in this subsection, without limitation hereof because of enumeration and
without limitation because of any estimates contained herein, 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.66.1105Q2)(f)(1)(h). Without limiting
the foregoing, Project Costs includes costs associated with property acquisition, relocation,
demolition, environmental investigation and remediation, geotechnical and engineering
studies, site improvements, infrastructure, extraordinary costs related to the connector
buildings, and related costs. In addition, Project Costs may also include certain costs
incurred by the City or Authority to relocate the DPW Transfer Station, Parcels 10 & 11.

C. Project financing and timetable for expenditures:

All expenditures are expected to be incurred in 2006 — 2016.
All Project Costs will be incurred by the Developer and repaid pursuant to the Monetary
Obligation

D. List of Estimated Non-Project Costs:

Estimated Non-Project Costs of the Direct Supply project are shown in Exhibit 2.

E. Proposed Method of Relocating any Persons to be Displaced:
Under certain circumstances, eligible relocation services and benefits under applicable

Statutes and the Wisconsin Administrative Code may apply.

F. Statement Indicating How District Creation Promotes Orderly Development:

The Project Plan for the District anticipates the development, over a ten year period, of
approximately 500,000 s.f. of additional office space on the Direct Supply campus. Direct
Supply anticipates adding approximately 100 new positions, per year, over this period. The
current average compensation at the company is over $50,000 per year. The Project,



therefore, adds employment opportunities to the community as well as tax base. Anticipated
payroll, by 2015 would approach $192 million.

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

The zoning for the District is currently IL1 ( Industrial Light). Zoning for the overall project
may be changed to a Planned Development District, or a Development Incentive Zone. No
building codes or other ordinances are expected to be changed.



APPENDIX

Map 1: Map of Boundary and Existing Land Use

Map 2: Map of Site and Structure Condition

Map 3: Map of proposed improvements

Exhibit 1: Parcel listing and percent "In need of rehabilitation or conservation.
Exhibit 2: Project budget

Exhibit 3: Term Sheet

Exhibit 4;: Economic Feasibility Study

Exhibit 5: Metes and Bounds description of District boundary.

Exhibit 6: City Attorney's opinion.
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Map 3

Please see Conceptual Plan attached to Exhibit 3.
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Purpose:

Project:

Parties:

Tax Increment
District:

Funding:

City
Contribution:

EXHIBIT 3

6/21/06
Master Term Sheet
Direct Supply, Inc. Project

To facilitate the creation of new jobs within the City of Milwaukee, permit
the expansion of Direct Supply’s operations at its current location, and
further the larger redevelopment effort to improve the Northwest side of
the City of Milwaukee for its residents, business owners, employees,
customers, and visitors.

An $88 million expansion and development of the Lakeland Industrial
Park and adjacent properties to create an improved, hi-tech, and safe
campus to accommodate Direct Supply, Inc.’s 635 existing employees and
projected creation of 1000 to 1500 new jobs over the next 10 to 15 years.
The Project includes constriction and equipping of approximately 390,000
to 500,000 square feet of new office space to expand existing office
buildings located between 7221 West Gireen Tree Road and 6655 North
Industrial Road. The Project alse anticipates acquisition, relocation,
remediation and/or demolition of all or a portion of the properties at 7300
West Green Tree Road through 6660 North Industrial Road and the
construction thereon of surface parking facilities and/or additional office
or other buildings or improvements related to the Project. The Project is
generally described in the Project Description and the Conceptual Plan
attached hereto and wil} be implemented in accordance with the Project
Plan.

City of Milwaukee (“City™); Redevelopment Authority of the City of
Milwaukee (“RACM™); KJ Greentree LLC (“Developer™); and Direct
Supply, Inc. (“Tenant™).

The City intends to create a Tax Incremental District {“TID™} to assist in
funding the extraordinary costs of the Project including some or all of the
costs relating to the acquisition, relocation, environmental investigation
and remediation, demolition, geotechnical investigation, engineering,
infrastructure, street vacation, and other items set forth in the description
of Project Costs in the Project Plan, plus interest at six percent (6%) per
vear. The term of the TID will be continued unti] the maximum time
period allowed by applicable law.

Developer shall advance all Project Costs.

The City Contribution consists of the limited and conditional obligation
(“Monetary Obligation”) to repay Developer an amount up to the Project
Costs, including interest at six percent (6.0%}) per year. Payments on the
Monetary Obligation are to be made annually but only in an amount equal
to the tax incremental revenue actually received by the City from the TID,
less $5000 per year (increased by the CPI) for annual audit purposes. In
the event that the assessment of a property in the TID is reduced afier the
related payment on the Monetary Obligation has been paid, then the next
payment on the Monetary Obligation will be adjusted to reflect the final
net amount of tax increment actually received by the City. The City may,

13



City
Contribution
Farmed:

Term of
Payments:

Material
Disturbance:

Lease Commitment:

Zoning and Other Approvals:

DPW Relocation;

at any time or from time to time, without notice, penalty, or fee, prepay
any or all of the Monetary Obligation. Tax incremental revenue will not
be pledged to the payment of the Monetary Obligation, and the Monetary
Obligation shall not constitute a general obligation of the City or count
against its statutory debt limits.

The Developer shall submit a certification by the 25" day of each month
as to the Project Costs therstofore incwred {(together with copies of the
invoices and/or AIA documentation therefor), the City Contribution shall
be deemed earned upon approval thereof by the Commissioner of City
Development, and interest will begin to accrue thereon as of the
certification date,

City payments on the Monetary Obligation will terminate at the time: (a)
the Monetary Obligation, with interest thereon, is fully paid, or (b) the TID
has continued for the maximum peried allowed by law.

if the Project is not occupied continuously {subject to force majeure) by
Tenant, its successors, or by other tenants of the Developer or its
successors, if applicable, with at least the total number of employees at the
Project (with compensation comparable to that being paid by Tenant) as of
the end of each period shown on the schedule of total Projected
Employment Population attached hereto through 2020 (a “Material
Disturbance™), then, subject to prior written notice and no less thana 12-
month opportunity to cure, future payments on the Monetary Obligation
shall be reduced on a pro rata basis, reflecting the proportion by which the
level of actual employment falls below the Projected Employment, but
only for so long as the deficiency in employment continues to exist.

As a further commitment on behalf of Tenant and Developer, within six
(6) months after the Common Council approves the creation of the TID,
the Tenant and Developer agree to enter into a long-term lease of not less
than nine (9) years. Entering into such a lease is a condition to
commencement of payment of the Monetary Obligation.

The parties will cooperate and use best efforts to apply for, initiate, and
attempt to obtain all TID, zoning, and other governmental and third-party
permits necessary or desirable for the Project, including a Development
Incentive Overlay Zone consistent with the Conceptual Plan and a
Redevelopment Plan developed by RACM, in consultation with Developer
and Tenant, and the owners of any properties identified therein,

To ensure a safe, continuous campus for the Tenant’s employees, and as
part of the larger redevelopment effort for the neighborhood, DPW has
agreed to relocate its current operations located on Lots D and E. The
DPW and Developer will share in those costs as provided herein. The City
will provide Developer with an option (“Developer Option”) exercisable
{with closing two vears afier exercise) no sooner than January 1, 2009 and
no later than December 31, 2014, (and provided that a Material
Disturbance does not exist at the time Developer exercises the Developer
Option) to acquire the two DPW parcels (Lots D and E) at a purchase price
equal one-half of the total cost to relocate and replace the currently
existing DPW facilifies with duplicate facilities on a comparable site (the
“Replacement Cost™), but not more than Four Million Seven Hundred
Thousand Dollars ($4,700,000) (the “DI'W Purchase Price”) and of which,
from January 1, 2006, through the date of closing on the Developer

14



Developer’s Share
of DPW Holding Costs:

DPW Improvements:

Property Acquisition:

Option, 65% shall be adjusted based on the percentage change in the
RS8Means Historical Cost Index for Milwaukee, Wisconsin, and 35% shall
be adjusted based on the percentage change in the Consumer Price Index.

All parties agree to cooperate and use their best efforts to relocate DPW in
the most cost-effective manner, and in connection therewith, the parties
will, as soon as reasonably practical, undertake a site selection process to
identify an appropriate new site for the DPW facilities and to obtain
control of that site. The costs (“DPW Holding Costs™} to the City of
maintaining that control (e.g. option payments that do not apply to the
purchase price, imputed “interest” at the City’s GO bond rate on the
purchase price paid) from January 1, 2008, until December 31, 2014 (or
such earlier date as the Developer Option is exercised) will be shared
equally by the Developer and the City, with the Developer reimbursing the
City for its share upon payment of the DPW Purchase Price. If the
Developer Option is not exercised on or before December 31, 2014, then
on that date, Developer will pay to the City 100% of the DPW Holding
Costs, and thereafter, the parties will cooperate with one another and work
in good faith to: (a) relocate DFW; and (b) convey the DPW parcels to
Developer if, as, and when necessary to accommodate the Tenant’s growth
on terms and conditions reasonably satisfactory to all.

To further assist with the security, continuity and beautification of the
Project and surrounding area, Developer may, as a Project Cost and upon
sixty (60} days advance written notice to the DPW, promptly construct a
City-approved up to ten foot high fence along the West and South
boundaries of the DPW site (i.e., at Lot C and Industrial Road) or a fence
as high as is allowed by the current zoning of the DPW site. If current
zoning does not allow a ten foot high fence, then upon Developer’s
request, the parties will use their best efforts to apply for and obtain a
variance or other approval therefor. In addition, the parties will, as soon as
possible, cooperate and use their best efforts to close the current points of
access to the DPW parcels from Industrial/Green Tree Road, relocate such
access 1o a point on a private road along the Southeastern edge of Lot E,
and construct a private road along the Northeasterly boundaries of Lot E
and Lot D to provide satisfactory operational access to the DPW activitics
on Lot E and Lot D. To further aid in the safety and security of Tenant’s
employees and visitors, the parties will, as soon as possible, cooperate and
use their best efforts to apply for a traffic light and cross walk to be
installed on Industrial Road between Direct Supply’s current campus and
Lot B. All costs of closing the existing access points to the DPW parcels,
constructing the new entrance and private road, traffic light, and cross
walk will be paid by Developer as Project Costs and will be a condition to
the Street Vacation described below.

Developer will endeavor to acquire Lots A, B, and C through private
negotiation. If Developer is unsuccessful in acquiring any one or more of
such Lots, then, at the request of the Developer and (o the extent
permissible by law, RACM will promptly initiate the process to acquire
the same through negotiations and/or eminent domain, at the cost of and as
mutually agreed to by the Developer and subject to and in accordance with
applicable law, and in accordance with the terms of RACM s customary
Blight Elimination and Redevelopment Agreement.
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Fnvironmental
Considerations:

State Assistance:

Street Vacation:

EBE:

Job Training & Outreach:

General:

The Project will be developed in an environmentally conscious manner in
compliance with all federal, state and local laws. The obligations of
Developer and Tenant with respect to the Project are subject to completion
of an environmental review reasonably satisfactory to them and to the
anticipated environmental costs for the Project payable by Developer
and/or Tenant not exceeding twenty percent (20%) of the total Project
Costs. Should an adverse environmental or other condition hazardous to
the Peveloper’s or Tenant’s employees be discovered, the parties will: (1)
suspend that portion of the Project affected to ensure that the health and
safety of the parties is not comprised by proceeding with such portion of
the Project; (i) mutually agree to modify the Project, Conceptual Plan, and
Timetable to address such condition; and (iii} reduce the Developer’s and
Tenant’s obligations under the Matertal Disturbance section in an amount
proportionate to the portion of the Project affected by such condition.

The parties will cooperate and use best efforts to obtain brownfield grants
and other grants, tax credits and assistance from the State of Wisconsin to
assist in completion of the Project and funding the Project Costs.

The parties will cooperate in good faith and use their best efforts to vacate
7300 West Green Tree Road through 6655 North Industrial Road as soon
as possible. In anticipation thereof, the City will introduce a Common
Council file for the street vacation no later than July 31, 2007, or on such
earlier date that Developer may acquire Lot A, Lot B, and Lot C. I the
street is vacated, then Developer may (as Project Costs) construct secure
and/or gated entrances at 7221 West Green Tree Road and 6600 North
Industrial Road, provided that access for emergency vehicles will be
maintained at all times.

Developer shall utilize its best efforts to have not less than 18% of the
renovation work on the Project performed by Emerging Business
Enterprises as defined in Chapter 360, Milwaukee Code of Ordinances.
Developer shall also comply with the requirements of the City’s Residents
Preference Program.

Tenant commits to continue to work with Milwaukee-area high schools,
colleges, and universities to identify qualified and diverse students for
potential internship positions in various areas of the Tenant’s operations
including information technology, financial services, marketing, supply
chain and sourcing. Tenant will participate in the 2006 City of Milwaukee
Summer Jobs Program through which the City recruits, trains and places
disadvantaged youths with summer jobs. Tenant will also post available
positions and work with Milwaukee-area Job Centers to identify qualified
applicants who may be dislocated workers, economically disadvantaged,
vocationally rehabilitated, or veterans of any U.S. uniformed service.

This Tertn Sheet does not constitute a binding agreement. The terms set
forth herein, and other provisions customary for a transaction of this sort,
shall be incorporated int one or more agreements, including a Cooperation,
Contribution, and Redevelopment Agreement for this tax incremental
district, among the City, RACM, Developer and Tenant. In recognition
that there will be adjustments of the dates and descriptions herein which
will require the exercise of reasonable discretion on behalf of the City
and/or RACM, the Commissioner will be authorized under these
agreements to exercise such discretion.
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ATTACHMENTS

1. Project Description
2. Conceptual Plan

3. Projected Employment
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PROJECT DESCRIPTION

Direct Supply is embarking on its second 20 vears of growth. Direct Supply’s goal, working with its landlord
Kaufman & Jacobs, is to continue its expansion and redevelopment on the Northwest side of Milwaukee by creating
a corporate campus and innovation center. Over the next 10 to 15 years, Direct Supply, working with KJ Greentree
LLC plans to:

+ Improve and develop the present industrial park in a smart, economically viable, and environmentally
friendly way which attracts other businesses to the area and which is welcomed by the existing businesses
and residents in and around the proposed campus;

s  Build multiple story “connector” office buildings between each of the existing buildings, to accommodate
our next 1500 employees (see attached Projected Employment) by adding approximately 500,000 square
feet of additional space;

*  Acquire and develop existing, adjacent commercial properties for secure parking, recreational facilities, and
green space for use by our company and our employees;

+  When needed, use the acquired property to accommodate additional office construction;

Add employee benefits facilities, such as a day care center, a medical clinic, and a full service cafeteria;
and

e (lose and secure Industrial Road where it bisects the campus to ensure a safe and secure working
environment for our employees and visitors,

The attached Conceptual Plan shows the potential timing and order of the above steps. The actual timing will

depend upon growth and needs of the business. What is clear is that Direct Supply needs to be in position to begin
executing Phase I in 2006 as its job growth has already outstripped its present office and parking capacity.
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CONCEPTUAL PLAN

{See three pages following)
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PROJECTED EMPLOYMENT

Creation
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EXHIBIT 4

ECONOMIC FEASIBILITY ANALYSIS FOR:

DIRECT SUPPLY, INC. PROJECT

Background:

The City of Milwaukee is proposing to assist Direct Supply, Inc. to expand its facilities which
are located in nine buildings leased by the company between 7300 W. Green Tree Rd. and 6655
N. Industrial Rd. Direct Supply leases these facilities from KJ Greentree LLC. The description
of the project, the expansion program and the terms of the assistance proposed, are set forth in
the Project Plan, and Exhibits thereto, for proposed TID No. 64,

Briefly, the TID Project Plan proposes to fund certain extraordinary costs associated with
acquiring adjacent properties, redeveloping them for use as parking lots and future office sites,
connecting the nine buildings with, generally, three-story office additions, vacating the main
arterial street adjacent to the current campus, and related costs. Included in the expansion plan
is the eventual acquisition of the City’s northwest transfer station and self help yard at 6710 N.
Industrial Rd.

As set forth in Exhibit 2, total estimated costs of expansion, excluding extraordinary costs to be
assisted by the City, is $64 million — assuming the building program planned by the company
which would begin this year and extend through 2016.

All TID funding for extraordinary costs will be advanced by KJ Greentree LLC, “ Developer.”
Pursuant to a Contribution Agreement, the City will enter into a limited and conditional
Monetary Obligation to repay the Developer an amount up to the Project Costs, including
interest at 6% per year. Payments on the Monetary Obligation will be made annually, but only in
an amount equal to the tax incremental revenue actually generated from the District, less annual
audit expenses. The Developer, accordingly accepts the risk that revenues will be sufficient to
fully repay the funds advanced on behalf of the City.

Payments on the Monetary Obligation will be proportionately reduced if the company’s actual
full-time equivalent number of employees is less than required in the Term Sheet ( Exhibit 3).

Current District Valuation:
Real and personal property values in the District are summarized in Exhibit 1, and consist of

$10.2 million in real estate value, and $2.8 million of taxable personal property value, for a total
of $13 million. This represents the Base Value of the proposed District, as of January 1, 2006.
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Buildings occupied by Direct Supply contribute 83% of the total property value in the District,
but make-up only 20% of the area of the District. These facilities are generally valued at rents in
the $5.00 to $5.50 / s.f. range — given that they are light industrial buildings constructed at least
twenty-five years ago. A substantial majority of this space has, however, been converted by
Direct Supply, into open office and showroom areas.

Anticipated Future Value of the District and District Cash Flow:

Based on a review of prevailing rents for newer office space in this area of the City (although the
closest property is Park Place at Hwy 45 and Good Hope Rd.) the range of rents for similar
property appears to be between §11 and $13 / s.f. (NNN), with parking included.

At the mid-point of this range, and assuming the expense ratios, and capitalization rates shown
below, the market value of the new property is estimated as follows on a per foot basis:

Office Rent { NNN) $12.00
Less: 10% owner’s expenses and 1.20
vacancy

Net Operating Income 10.20
Capitalization Rate 9.5%
Fair Market Value $107/ s.1.

This is value comparable to the initial development cost of the office buildings estimated in
Exhibit 2.

As discussed in the Project Plan, the new oftice areas are intended to be built over a ten year
period, per the following schedule:

Year of Expansion | S. F. Stories | Connects Buildings
20006 90,000 3 1&2
2008 63,000 3 6&7
2009 63,000 3 4&5
2012 51,000 3 2&3
2013 152,000 4 3&4
2015 2,000 1 5&6
2015 45,000 3 7&38
2015 32,000 3 8&9
Total 498,000
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The attached table forecasts District Property Value given the above assumptions as to rent,
owner’s expenses, capitalization rates and the phasing of the office space to be build for Direct
Supply. This also provides for taxable personal property to be generated by the expanded office
area. District value is expected to reach $70 million by complete build-out in 2017,

Utilizing the customary forecast for the tax rate in the City of Milwaukee, i.e. declining thru
2013, and stabilizing at 2% thereafter, the attached table forecasts District Cash Flow. The
District is able to support a total borrowing of less than the total estimated Project cost. This
assumes phasing of draws on the Monetary Obligation over a ten year period, as also shown on
the forecast.

To the extent tax rates or values differ from the forecast, additional costs may be able to be
recovered before the statutory termination of the District. Given that the company places a high
premium on retaining its current corporate culture and ability to operate from a ‘single’ location,
any eventual shortfall in long-term cost recovery is likely to be less than an immediate cost to
relocate the entire operation locally, and, certainly, to another state.

In addition, the State of Wisconsin will be providing employment-based state tax credits to the
company, a savings that will further offset any shortfall realized by the company from the
District.

As such, the creation of the District serves to retain the company and future employment
opportunities at this site, and the corresponding private investment is likely to generate spin-off
investments in the surrounding area.

Overall, this outcome is very similar to that anticipated for Aldrich Chemical ( TID 52) which
made a similar investment on Teutonia Ave. despite the likelihood that not all of its
extraordinary site costs were expected to be recovered.

Finally, given that the City can never pay out on the Monetary Obligation more than it actually
collects from the District, this situation, never-the-less, produces a feasible outcome for the
District.
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EXHIBIT 5

METES AND BOUNDS DESCRIPTION OF DISTRICT




EXHIBIT 6

CITY ATTORNEY OPINION
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