?\(\?& No

April 2001

. 0017179

'PROJECT PLAN
for |
TAX INCREMENTAL DISTRICT NUMBER 43 .
CITY OF MILWAUKEE
(21" and North Retail Center)
City Plan Commission
of the
_ j City of Milwaukee
- APPROVED | Milwaukee, Wisconsin
| CITY PLAN COMMISSION g | :
CITY OF MILWAUKEE
. APR 23 2001 | |
h . ! Prepared by
B { il , Department of City Development
—~— =1 -
. 7 in conformance with the provisions
of Section 66.1105, Wisconsin Statutes,
as amended.




TABLE OF CONTENTS
1. DESCRIPTION OF PROJECT

A. INTRODUCTION

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

2."Detailed List of Estimated Project COSIS™ ...........coooooooeresoeeeeeeeeeeereeeeenene e,
. "Description of Timing and Methods of Financing”

"Map Showing Existing Uses and Conditions” .. ...............eeoecnen

"Map Showing Proposed Improvements and Uses”

VoONAL AW

. "Proposed Change of Zoning Ordinances, Master Plan, Building Codes and Czty Ordmances
. "List of Estimated Non-Project COSIS" ___............c..cooooemremeeereeerereeerenne etererest ettt er e s e sttt e st ae e e eeeeene
. "ProposedMethodforRelocatton”........................................................................................................_ ...................

10. " Statement Indicating How District Creation Promotes Orderly City Development ,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,,
11. "Opinion of the City AHOTNEY" . ............cocooooooooeeeoeoeeeeeereeeereeesereeeereseeesieeereese s e eerrrre e eereeereeenre e breenr e reantess Fheees

EXHIBITS




1. DESCRIPTION OF PROJECT
A. Introduction

Section 66.1105(4)(d), Wisconsin Statutes, requires the "preparation and adoption
by the planning commission of a proposed project plan for each tax incremental district." This
Project Plan is submitted in fulfillment of this requirement and the related prov151ons of |section
- 66.1105, Wisconsin Statutes.

B. District Boundaries

Tax Incremental District Number 43, City of Milwaukee, (TID 43 and/or Dlstnct) 18
an area generally bounded by West North Avenue, West Fond du Lac Avenue, North 20™ Street,
West Lloyd Street, and North 23" Street on the near north side of Milwaukee. The District is shown
on Map No. 1, "Boundary and Existing Land Use," and described more precisely in Exhibit 1,
"Boundary Description.” The area consists solely of whole units of property as are assessed for
general tax purposes and which are bounded on one or more sides by city street right of ways. A
complete list of properties in the District is provided in Exhibit 2, "Property Characteristics."

The District contains property totaling 550,298 square feet (12.6 acres), more or
less, exclusive of public streets and alleys. Approximately 458,742 square feet (10.5 acres) or
83.4% percent by area, of the real property located within the District was found to be "blighted"
within the meaning of Section 66.1105(2)(a), Wisconsin Statutes and/or "in need of rehabilitation
or conservation work"” within the meaning of Section 66.435(3), Wisconsin Statutes. Exhibit 2
illustrates how the properties in the District meet the statutory criteria for Tax Incremental Districts.
(See Notes to exhibit 2 for further explanation of vacancy/blighted designations.) -

C. Plan Objectives

The District is part of the West Fond du Lac Avenue and North 21% Street shopping area.
Once a source for consumer goods for the residents of Milwaukee’s near north side, tllle area
suffered increased competition from outlying shopping centers starting in the mid-1950%s. The
commercial decline became more severe in the early 1970’s when hundreds of homes were
removed from its market area for a proposed freeway that was never constructed. The dechne
culminated in the closing of the Sears store at West Fond du Lac Avenue and West North Avenue
in 1981. The area currently has no national or regional retailers, leaving the area’s res1dents with
significantly fewer shopping opportunities than other residents of metropolitan Milwaukee. i

The objectives of this TID plan are to prov1de flmdmg for site assembly and i public
improvements that will aid the private development of new retailing. Specifically, the District will
assist the development of a 156,000 s.f., Super K-mart discount department store, 25 000} s.f. in
multi-tenant retail space, a 10,000 s.f. outlot pad, and approximately 950 off-street parking : spaces.
The site of the new retail center will incorporate land that was cleared for the abandoned freeway



and that has remained vacant for over 25 years.
The detailed objectives of this Proj ect Plan are to:

1. Strengthen the economic vitality of the near north side and by reintroducing a
national retailer and that retailer’s most modem store format. '

3. Promote the coordinated redevelopment of vacant and underutilized land including
the assembly of appropriately sized commercial parcels.

4. Provide public improvements that are not feasible without public/private
cooperation, including, but not limited to, the vacation of public streets and utilities to
create an adequately sized site, while maintaining the street grid pattern in the surrounding
neighborhood.

5. Impose mandatory standards for property rehabilitation and development, including
the aesthetic treatment of large buildings and parking lots to connect with potential
pedestrian activity.

6. Eliminate obsolete conditions, blighting influences and environmental deficiencies
that impede development and detract from the functionality, aesthetic appearance and
economic welfare of this important section of the city.

7. Create new employment opportunities.

8. . Maximize the use of Disadvantaged Business Enterprises (DBESs) in any
contracting opportunities and maximize the hiring of city residents for any employment
opportunities generated as a result of the implementation of this project plan.

D. Proposed _Public Action

Initially, the District will fund an estimated $2.7 million grant to the Redevelopment
Authority and/or the developer for land assembly, environmental remediation, the vacation of
public streets, and modifications to infrastructure within the District. The District will also fund
approxnnately $75,000 in administrative and other costs.

While the grant to the Redevelopment Authority and/or the developer is expected to
be the principal means of achieving the objectives of this Plan, the City of Milwaukee may, on its
own Initiative or through a cooperation agreement with the Redevelopment Authority and/or other
entities, undertake any and all project and site improvements and activities considered necessary to
achieve project objectives and the commitment of private investment. This Plan is not intended to
limit and shall not be interpreted as limiting the Redevelopment Authority in the exercise of its
powers under Section 66.1333(5), Wisconsin Statutes, within the District.




II. PLAN PROPOSALS
A. Statutory Requirements

Section 66.1105(4)(f), Wisconsin Statutes, requires that a Project Plan for a Tax
Incremental District as adopted by a planmng commission and submitted to the local legislative
body shall include:

"... a statement listing the kind, number and location of all proposed public works or
improvements within the district or, to the extent provided in subsection (2)(f)1.k., outside the district, an
economic feasibility study, a detailed list of estimated project costs, and a description of the methods of
financing all estimated project costs and the time when the costs or monetary obligations related thereto are

-to be incurred. The plan shall also include a map showing existing uses and conditions of real property in
the district; a map showing proposed improvements and uses in the district; proposed changes of zoning
ordinances, master plan, if any, map, building codes and city ordinances; a list of estimated non-project
costs; and a statement of a proposed method for the relocation of any persons to be displaced. The plan
shall indicate how creation of the tax incremental district promotes the orderly development of the city."

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

B. Compliance with Statutory Requirements

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

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

The plan includes the public works and improvements described in general below. The
specific kind, number, and locations of public works and other improvements will be based on
detailed final plans, specifications and estimates as approved by the city’s Department of City
Development for project and site development. The locations and dimensions of the public
improvements shown on this map are conceptual and may be modified to conform with specific
redevelopment proposals or engineering design requirements determined by the Department of
Public Works, without amendment of this plan. The number and location of the proposed public
works and improvements are shown on Map No. 3, titled Proposed Uses and Map No. 4, Proposed
Improvements, and are listed below.




A. Site Assembly

1. Property acquisition, as provided under Chapter 32, Wisconsin Statutes, for the
“assembly of a site suitable for retail development.

2. Relocation payments and services as ‘provided under Chapter ILHRZOZ Wisconsin
Administrative Code.

3. Demolition and site clearance.

4. Environmental remediation, where necessary. -

B. Street and Alley Vacations

West Garﬁeld Avenue from North 20™ to North 23" Streets.
North 21° Street from a point north of West Lloyd Street to West North Avenue.
North 22™ Street from a point north of West Lloyd Street to West North Avenue.
“All alleys within the district except the east-west alleys immediately north of and
parallel to West Lloyd Street.
Utility modifications, relocations, and abandonments associated with vacated streets.
Traffic control signal and signage changes associated with the vacation of existing
- streets and creation of points of access to the new development.
7. Public access and utility easements associated with the vacation of existing streets and
creation of points of access to the new development.

PN

g

C. Perimeter Streetscape and Pedestrian Lighting

[

. West North Avenue, both éldes from North 23™ Street to West Fond du Lac Avéﬁue
2. North 20™ Street, both sides, from a pomt north of West Lloyd Street (extended) to
West Fond du Lac Avenue.

- 2."Detailed List of Estimated Project Costs™

The kind, number, location and estimated costs of public works and improvements
necessitated by this project as identified above, are based on preliminary plans and concepts
developed in consultation with the Department of Public Works and as part of the preparation of
the economic feasibility study for the District. These may be modified as to kind, number, location,
and the costs reallocated at any time during project execution based on more definitive engineering
studies and construction plans without amendment of this Plan.

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




reference, provided further that such expenditures are necessitated by this Project Plan.
These costs and cost estimates are more fully described as follows:

a. Capital Costs _
A statement. of the kinds of activities proposed for the project is ‘included in
subsection II1.B.1. of this Plan.

b. Other Costs

This category of Project Costs includes estimates for administrative, professional,
‘organizational and legal costs. Components of the "other costs" include, in general, costs of
salaries and employee benefits for employees engaged in planning, engineering,
implementing, and administering activities in connection with the tax increment district.
Related costs of supplies, materials, contract and consultant services, rental of space and
equipment, and the reasonable costs of City departments and agencies having oversight
responsibilities due to the creation of this District. Such services include but are not limited
to purchasing, property appraisals, personnel, legal, accounting, auditing, the provision of
space and maintenance, and costs charged in accordance with an approved cost allocation
plan. These costs are estimated at $75,000.

c. Financing Costs

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

Table A
List of Estimated Project Costs'

A | Capital e $2,650,000
Grant to RACM and/or developer for:
Site acquistion, net (see sec. II B. 8): $100,000
Demolition and relocation: $1,300,000
Environmental remediation: $500,000
Public improvements, including street and alley
vactions, utility and traffic work, and streetscaping :

$750,000
B | Other $75,000
Administrative, professional, organizational, and legal: -
$75,000 .
Total Estimated Project Cost, excluding financing: $2,725,000

! The City of Milwaukee and RACM reserve the right to make only those improvements and to undertake
only those activities that are deemed economically feasible and appropriate during the course of prOJect
implementation and which are commensurate with positive growth in the tax increment.




C | Financing $1,783,495
Interest payment on tax-exempt bonds

3. "Description of Timing and Methods of Financing”
a. Estimated Timing of Project and Financing Costs

The Summary of Project Costs (Schedule "A" below) identifies the year in which
actual expenditures for the cost of public works and improvements described in this plan is
expected to be incurred. This schedule anticipates the time costs will be incurred, not the
time contracts or other obligations may be entered into. The estimates presented are subject
to change as actual circumstances during the project execution period may require.
However, all expenditures will be made prior to the year 2008, pursuant to the provisions of
s. 66.1105(6)(am), Wisconsin Statutes.

Schedule A

Estimated Timing of Project Costs
Year Estimated Project Cost Cumulative Total
2001 ’ $1,775,000 $1,775,000
2002 $750,000 $2,525,000
2003 $225,000 $2,750,000

b. Estimated Method of Financing Project Costs

Sale of General Obligation Bonds: $2,750,OOO2

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

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

borrowing obligations. It is the City's intent to maximize the use of TIF funds for the cost of City
participation in this project.

4. "Economic Feasibility Study”

The Economic Feasibility Study for this District, prepared by the Department of

2 Excluding capitalized intefest, if any.




City Development and titled Economic Feasibility Study: Tax Increment District No. 43, April
2001, is on file in the Office of the City Plan Commission, 809 North Broadway, Milwaukee,
Wisconsin, and in the Office of the City Clerk of the City of Milwaukee, 200 West Wells Street,
Room 205, Milwaukee Wisconsin, as attached to Common Council Resolution File Number
001779. The study is incorporated herein by reference. The study establishes the dollar value of
project costs which, based on certain general assumptions and a reasonable margin of safety, could
be financed with the revenues projected to be generated by the proposed tax incremental district.

: ~Based upon the anticipated tax incremental revenue to be generated by this project,
the District is financially feasible and is likely to be retired in the year 2015 before its required
termination date of 2028. Should incremental revenues be generated in excess of those currently
anticipated, they will be used to offset the public costs of Plan implementation.

5. "Map Showing Existing Uses and Conditions

Please refer to Map No. 1, "Boundary and Existing Land Use," and Map No. 2, "Structure
Condition," in the Exhibits Section which follows.

- 6. "Map Showing Proposed Improvements and Uses

Please refer to Map No. 3, "Proposed Uses," and Map No. 4, “Proposed Improvements” in
the Exhibits Section which follows.

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

Please refer to Map No. 5, "Existing Zoning,"

The existing zoning for this TID proposal is Local Business (L/C) along West North
Avenue and West Fond du Lac Avenue and Residential (R/C) south and west of those streets. Two
parcels abutting the Local Business district are zoned for Parking (P/D) use. Upon completion of
assembly of the retail site, Local Business zoning will be requested for the District, except for the -
seven parcels in the District that front onto West Lloyd Street, which will retain residential zoning.

8. "List of Estimated Non-Project Costs"

The District’s assistance is a small portion of the estimated $17 million total cost of
the redevelopment project. However, as detail design of the complementary public improvements
by the city and the developer proceeds, some additional costs may be identified and may be eligible
for reimbursement through the TID.




The cost of property acquisition reported in Table A, above, is a net figure. It
reflects the total gross cost of $3.1 million, less a $3.0 million payment by the developer for the site
when assembled.

Table "B"

List of Estimated Non-Project Costs

Retail Buildings by Endeavor Company, Urban Developers, and Inner City Redevelopment
. Corporation (private portion): $17,000,000 ' .

9. "Proposed Method for Relocation”

The Redevelopment Authority, when acting pursuant to sec. 66.1333, Wis. Stats., is
authorized to provide relocation assistance and to make relocation payments to persons (defined as
including families, business concerns, and others) being displaced from the project. These payments
cover moving expenses and losses of property for which reimbursement or compensation is not
otherwise made. All persons being displaced during the course of the project by direct action of the

- Authority shall be afforded the opportunity to be relocated in available accommodations that are
safe, sanitary, and otherwise habitable and which are within their financial means, all in accordance
with a Relocation Plan prepared pursuant to the applicable provisions of sections 32.19, 32.25
through 32.27, and 66.1333(10), Wis. Stats., and the Federal Uniform Relocation Act, and
approved by the Common Council of the city and by the Wisconsin Department of Industry, Labor
and Human Relations (DILHR). The costs of the preparation of the Relocation Plan and such
relocation activities will be eligible for reimbursement through tax increment revenues.

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

On Apnl 23, 2001, the City Planning Commission determmed that the proposed
TID is consistent with and will help implement the Comprehensive Plan of the City of Milwaukee.
The TID will also implement the Redevelopment Plan for the Park West “E” Redevelopment

Project Area, as adopted by the Redevelopment Authority of the City of Milwaukee pursuant to
section 66.1333, Wisconsin Statutes.

11. "Opinion of the City Attorney"

Please refer to the letter of the City Attorney in the Exhibits Section. [In preparation. ]
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Exhibit 1: Tax Incremental District Number 43
Metes and Bounds Boundary Description

Tax Incremental District Number 43, located within the Southeast and Southwest Quarter
Sections of Section 18 and the Northeast and Northwest Quarter Sections of Section 19,
in Town 7 North, Range 22 East, in the City of Milwaukee, Milwaukee County,
Wisconsin, is bounded and described as follows:

Beginning at the intersection of the west line of North 23™ Street and the north line of
. West North Avenue;

Thence east along the nortﬁ .h;ne of West North Avenue to the northeast line of West Fond
du Lac Avenue;

Thence southeast along the northeast line of West Fond du Lac Avenue to the east line of
North 20" Street; '

Thénce approximately 530 feet south along the east line of North 20™ Street to the south
line of the alley immediately north of and parallel to West Lloyd Street;

Thence west along the south line of the alley (extended) to the east line of North 21%
Street;

Thence south along the east line of North 21* Street to the north line of West Lloyd
Street; '

Thence west along the north line of West Lloyd Street to the west line of lot 22, block
230, of the continuation of Brown’s Addition in the Northwest Quarter Section of Section
19, in Town 7 North, Range 22 East (2124 West Lloyd Street);

Thence north along the west line of lot 22, block 230, of the continuation of Brown’s
Addition to the south line of the alley immediately north of and parallel to West Lloyd
Street;

Thence west élong the alley to the west line of North 23" Street;

Thence north along the west line of North 23" Street to the point of beginning.

Note: The boundary of Tax Incremental District Number 43 is identical to the boundary

of the Park West “E” Redevelopment Project Area adopted by the Redevelopment
Authority of the City of Milwaukee and the Common Council of the City of Milwaukee.
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ECONOMIC FEASIBILITY STUDY
TAX INCREMENTAL DISTICT NO. 43, CITY OF MILWAUKEE
April, 2001

1. Overview

- TID 43 is being proposed to assist in the development of a major retail center at the
intersection of N. Fond du Lac Avenue and W. North Avenue in the City of Milwaukee. The site
offers access to over 250,000 individuals who live within a three-mile radius of this intersection.
The proposed retail center is also located at the intersection of two main roadways that over
45,300 cars pass through on a daily basis. ‘

This development is being pursued by a unique collaboration of organizations. These
include the for-profit development companies, Endeavor Company and Urban Developers, as
well as, Inner City Redevelopment Corporation a non-profit, community based organization.
Utilizing a 14.8-acre site, the development team will build a retail center that includes a 156,100
s.f. Super K-Mart, 25,000 s.f. of multi-tenant retail space and one 10,000 s.f. outlot pad. This
project represents the first urban Super K-Mart development in the Sate of Wisconsin. The total
cost to develop the retail center is estimated at $17 million and when completed over 500 new
jobs should be created. The project schedule calls for a construction start later this year, with the
Super K-Mart opening in the 2003.

II. Description of TID Improvements

The TID will be used to fund numerous public infrastructure improvements, including
manhole relocation, street and alley vacations and streetscaping elements. In addition, the
TID will be used to augment the developer’s acquisition costs by assuming all financial
risk of acquisition (including any relocation expenses), demolition and environmental
remediation beyond $3.0 million. Finally, the TID will also have a small administration
budget. The estimated cost for these activities is as follows:

Public Improvements _ $750,000
Environmental Remediation $500,000
Net acquisition costs and RACM development fee $100,000
Demolition, relocation $1,300,000
Administration $75,000
Total $2,750,000

The developer’s project budget can be found in Schedule “1”. We have reviewed the
budget and found the construction costs to be reasonable and within industry standards.



III.

Iv.

Description of Developer’s Financial Projections

The most significant component of the project is the 156,100 s.f. Super K-Mart. The
proposed initial net rent of $986,700 per year is within industry standards. The developer
is proposing to lease a 10,000 s.f. outlot to a restaurant at $6.00 per s.f. This also is within
industry standards and given the traffic patterns that the Super K-mart will produce, the
outlot should lease quickly. In addition, the project has two multi-tenant buildings totally
25,000 s.f of rentable space. The developer expects to receive $14.80 per s.f in net rent at
these locations. While this appears to be an aggressive rent for this neighborhood, the
presence of the Super K-Mart on this site will create a market demand for this multi-
tenant space among national retailers who have a history of being willing to pay these
types of rents. We have assumed a 10% vacancy factor for the multi-tenant space in
estimating the TID’s value.

The developer’s total budget is approximately $14.4 million. They expect the
project to generate a Net Operating Income of $1,358,375. The developer assumes that a
first mortgage loan with an interest rate of 8.25% and an amortization of 30 years is
obtainable. This NOI along with the credit quality associated with a lease from KMART
Corporation should allow the developers to attract a first mortgage of $11.32 million.
Approximately $3.0 million in equity funds will need to be provided from the developer.

_The remaining cash flow to service the return on this equity is $340,000 or 11.3% on a

cash-on-cash basis. Given the risks associated with the 25,000 s.f. of multi-tenant space,
and the limited potential for significant appreciation, due to the length of the K-Mart
lease, this return seems reasonable. These projections are all contained in the exhibit
labeled Schedule #1, which was prepared by the developer. -

Tax Incremental District Analysis

TID 43’s anticipated performance is outlined in Exhibit “A”. The base year for TID 43 is
2001. The base value will be $792,400, which includes $67,500 of personal property.

During much of 2001 and 2002 the site will be assembled, tenants will be relocated and
environmental and demolition activities will be undertaken. By the beginning of 2003 the
developer should have invested $3.0 million in acquisition activities and have
construction well underway. Therefore we have adjusted the land value for 2003 to $3.0
million. Exhibit “B” assumes that the Super K-Mart, the outlot and 15,000 s.f. of multi-
tenant space is leased and occupied by January 1, 2004. Our analysis assumes the
following values are in place:

e $10.4 million for the Super K-Mart. This is based on the lease revenue and a cap rate
of 9.5%. Personal property has been conservatively estimated at $2.7 million. This
represents the fixturing and equipment that will be in both the department store and
food store components of the Super K-Mart. : -



$600,000 for the outlot. This is based on the land lease revenues and a cap rate of
10%. $30,000 of personal property is assumed to be in place.

$2.22 million for the multi-tenant buildings. This represents 15,000 s.f. leased at
$14.80 per s.f. and a cap rate of 10%. $150,000 of personal property is assumed to be
in place

Total district value as of 1/1/2004 is estlmated at just under $15.9 million.

In 2005 another 7,500 s.f. of multi-tenant retail space is leased and fixtured under the
same assumptions as the first 15,000 s.f. Personal property is depreciated using a
schedule obtain from the Assessor’s office. Total district value grows to just under $16.6.

In 2006 and beyond no more leasing activity is expected since a 10% vacancy factor is
utilized for the multi-tenant retail space. Personal property continues to depreciate.

Assuming a tax-exempt borrowing of the $2.75 million in TID project cost, the district
will have collected enough incremental revenues by 2015 to be retired.

Joint Review Board Test

A.

“But For”

The Joint Review Board must consider whether development would occur without the
use of tax incremental financing. To evaluate this criterion, we look at whether this
project would be feasible without TIF assistance. Without TIF assistance either
additional debt or equity would have to be available in order to build the project.
Given the project’s financial perfermance replacing the TID expenditure with debt
would create debt service coverage of 0.93. Clearly that would never happen.
Likewise replacing the TID funds with equity generates cash on cash return of below

~ 6%. This is also not feasible. We believe the “but for” test has been met.

B. Economic Benefits

The Joint Review Board is charged with determining whether the economic benefits
are sufficient to justify the investment of public funds. This has been evaluated in
several ways.

First, ability to retire TIF debt was considered. As structured the district will close in
2015, well short of its mandated termination date of 2028.

Second, there are significant benefits derived from the investment of over $17 million
dollars into the local economy. These benefits include employment opportunities in
the construction trades.



Finally, considerable new job creation will take place in the numerous retail
operations that will rent space in the project. We have estimated that over 500 new
Jobs will ultimately be created by this development.

C. Impacts On Other Jurisdictions

The Joint Review Board must also consider whether the benefits outweigh the
anticipated tax increments to be paid by the owners of the property in the overlying
taxing districts. The current shopping center is clearly struggling with a 28%
occupancy rate. Without this TID district, this pattern is likely to persist and values
are likely to continue and fall. The owners of property in the overlying taxing
jurisdictions would need to make up this shortfall. This TID preserves the base value
in the district and the revenue stream this generates for all the applicable taxing
Jurisdictions. The owners of the property in the overlying taxing districts also will
benefit when TID No. 43 is terminated and its incremental tax revenues can be used
for general purposes.

In our opinion, the project clearly meets the Joint Review Board tests.




the tndeavolur Lompany
Projected Costs
Fond Du Lac & North Shopping Center

Site Area 15 acres Int. Res. @
Big K Mart 165,000 sf Finance Fees
Food Store 0 sf

Small Stores 25,000 sf Outlots
Gross Leasable Area 190,000 sf

Parking 760 spaces Parking Ratio

9.00%

2.00%

1

4.00

3:45 PM 2/8/01

Schedule #1

spaces/1,000sf

Quant

Ota

$3,000,000

$0
$1,522,500
$225,000
$10,000

$4,757,500 .
($3,000,000)
$0

$25.04

Land (Purchase Price) 653,400 sf
Qutlot 0 sf #DIV/0!
Site Work (Schedule #4) $8.01
Off Site Work (Sched. #5) $1.18
Real Estate Taxes (interim)
Subtotal - Land Cost(s)
TIF Proceeds
Pro Rata Site Work Reimburse-Grnd. Lease
| Total - Land Cost(s) - ]
Building Costs: )
Big K Mart (Schd#4) 165,000 $44.03
Food Store (Schd.#3) ‘ ~0sf #DIV/0!
Other Retail- (Schd. #5) 25,000 sf $52.86
Tenant Improvements 25,000 sf $10.00
Commissions: Anchor(s) 165,000 sf $4.00
Small Store(s) 25,000 sf $4.00
Architectural & Engineering $1.18
Environmental Assessment/Permitting $0.05
Survey Work $0.11
Soils Testing/ Inspection $0.16
Building Permit(s) $0.00
Signs & Graphics $0.00
Insurance $0.03
Government Impact Fees $0.00
Zoning/ Permit Fees $0.01
Other $0.00
Subtotal - "Hard" Cost(s)
Construction Contingency 5.00%

$1,757,500

$9.25 |

$7,264,500
$0
$1,321,500
$250,000

$660,000

$100,000

$225,000
$10,000
$20,000
$30,000
$0

$0
$5,000

$38.23
$0.00
$6.96

Inciuded
Included

$0

$1,000
$0

$9,887,000

$494,350

$52.04

| Total - "Hard" Cost(s) |

[ $10,381,350

$54.64 |




3:45 PM 2/8/01

Closing & Title $0.26 $50,000
Legal, Acct. & Appraisal $0.79 $150,000
Project Overhead $2.50 $475,000
Advertising & Promotion $0.05 $10,000
Pre Development Expenses $1.32 $250,000
Finance Fees 2.00% $1.19 $226,429
Development Fee $2.63 $500,000
~ Construction Interest - Calculation
Land Costs $1,757,500
Hard Costs $10,381,350-
Legal, Acct. & Appraisal $150,000
Project Overhead $237,500
. Adv. & Promotion $10,000
Development Fee $250,000
Finance Fees $226,429
Subtotal (Const. Int. ) ' $13,012,779  Note #5 @ 9.00% $585,575
[ Total "Soft" Cost(s) | [ $2,247,004 $11.83 |
[Subtotal PROJECT COST(S) $14,385,854 $75.72 |

Note #5: 60% of const. costs cal. @ stated annual % over 10 mos. .




The Endeavour Company
Pro Forma (Income Analysis)
Fond Du Lac & North Shopping Center

3140 PM 2/8/01

{5

Super K Mart 165,000 sf

Food Store 0 sf
Small Retail 25,000 sf
Outlots (Ground Leases) 10,000 sf
[Total Income | 190,000 sf

Gross Income

$5.98 sf
$0.00 sf

$14.30. avg.

$5.50 sf

$7.36 avg.

$1,399,200.00

$986,700.00
$0.00
$357,500.00
$55,000.00

$1,399,200.00 |

Vacancy (Note #1) 5.00% ($17,875.00)
Effective Gross Income $1,381,325.00 $7.27 per sf of G.L.A.
Expenses (Nonreimb.)
Management (Note #2) 3.00% $0.00
C.AM.
Taxes
Insurance (Note #3) ($3,750.00)
Reserves (Note #4) ($19,000.00) -
Total Expenses ($22,750.00) ($0.12) per sf of G.L.A.
[Net Operating Income $1,358,575.00 | $7.15 per sf of G.L.A.
Debt Service (Constant) 9.00% ($1,018,931.25) 1.33 Coverage
8.25% 30 Year Amort. '
Net Cash Flow $339,643.75 $1.79 per sf of G.L.A.
Subtotal Project Cost(s) $14,385,854.23 $75.72 per sf of G.L.A.
Grant Equity | ($1,000,000.00)
Total Project Cost(s) $13,385,854.23 $70.45 persf of G.L.A.
Return on Costs ( N.O.I. / Total Proj. Costs) 10.15%

_ Mortgage Amount @} 75.00% - $11,321,458.33 $59.59 per sf of G.L.A.
Capitalized Value @ 9.0b°/o $15,095,277.78 $79.45 " per sf of G.L.A.
Equity Required $2,064,395.90 $10.87 per sf of G.LA.
Return On Equity (Assumes all cash flow , first year.) 16.45%

Note #1: Vacancy calculated as a % of small store space only.
Note #2: All leases except for Super K Mart provide complete reimbursement for management.
Note #3: C.A.M., Taxes, & Insurance cal. at $2.50 /sf on vacant space.

Note #4: Reserves projected at $0.10 /sf of G.L.A. .
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