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L. DESCRIPTION OF PROJECT

A. 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 1s submitted in accordance with
this statutory requirement.

B. District Boundaries & Compliance with Statutory Eligibility Criteria

Tax Incremental District No., City of Milwaukee (TID 58 and/or District) consists of a 21
acre site bounded by W. Highland Ave., N. 6™ Street, W. Winnebago Street, and N. 11"
Street, extended. The District largely consists of numerous vacant, and blighted
buildings that formerly comprised the Pabst Brewing Co. complex. Pabst Brewing

ceased operations at this site in 1996.

The District satisfies the requirements of Wis. Stats, Sec 66.1105(4)(gm}(4)(a) as being a
"blighted arca.”

The District 1s shown on Map 1, "Boundary and Existing Land Use,” and the “Structure
Condition” of the properties in the District i1s shown on Map 2, attached.

Exhibit 1 lists the sizes of the parcels that are “blighted” and those that meet the
definition of “vacant” property, as provided in Sec. 66.1105(4)(gm)(1):

o 71.2% of the Dastrict is “blighted;” and
13.8% is “vacant.”

C. Project Plan Goals and Objectives
Goals and objectives for the District are:
1. To redevelop the former Pabst property into a mixed-use complex consisting of:
o 488,000 s.f. of retail space, including several entertainment venues, and

restaurants, as well as a gourmet grocery store, books-and-music store, a multi-
screen movie complex, a live-performance venue, a video games entertainment



facility, and associated retail venues. Letters of intent have been signed by the
House of Blues, Game Works, and Jenco Cinemas. Negotiations for the balance
of the space is continuing.

e 257,000 s.f. of office space; a mix of government and private-sector tenants is
anticipated.

e 250 units of apartments and condominiums consisting of 381,000 s.f. of
residential space ( ave. unit 1500 s.f.); and

e 3,800 stalls of parking provided through a combination of on-street spaces and
three parking structures, none to be owned by the City.

Plcase see Map 3, Proposed Improvements and Uses, for a site plan of the
redeveloped Pabst complex.

2. To generate and promote employment opportunities in and adjacent to the
District. The Developer estimates 1100 new jobs will be created on site.

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

4, To remediate environmental contamination which impedes the development of
this vacant and blighted property.

D. Existing Land Uses and Conditions in the District

The Pabst property is presently vacant and consists of numerous heavy industrial
buildings. The property had been used for over 150 years as a brewery and suffers
from an extended period of deferred maintenance. The District also includes
properties that are operated by MPS and MATC which are in a well-maintained
condition.

As an old industrial complex, numerous contaminants were discovered throughout the
site, including: petroleum volatile organic compounds (VOC) such as benzene,
toluene, and xylene, lead, naphthalene, and diesel range organics. Petroleum-
hydrocarbon related groundwater contaminants were detected at certain areas of the
property at concentrations exceeding the preventive action limits specified in the Wis.
Admin. Code. However, no groundwater contaminants have been detected at the site
at concentrations exceeding the NR 140 enforcement standards.

Substantial quantities of asbestos containing materials (ACM) have been detected
throughout the entire brewery complex. Several buildings are completely encased
with plaster cork mastic, a friable ACM. As expected, several thousand feet of pipe
runs contain ACM, which is also present in floor tiles, joint compounds, and window
glazing.
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Due to their deteriorated condition and the extensive cost to renovate many of the
structures, the redevelopment plan calls for the demolition of twenty-one buildings,
consisting of 1.1 miltion s.f. The combined demolition and abatement budget for the
project is $13.4 million.

Due to these conditions, the site is considered blighted within the meaning of Section
66.46(2)(a), Wis. Stats. Thus, the proposed redevelopment will eliminate blight as
well as promote new development.

PROJECT PLAN PROPOSALS

The following is a description of the kind, number, and location of all proposed
public works or improvements within the District; as well as an estimate of the
project costs to be implemented as part of this Project Plan.

Estimated Capital Costs:

The City, pursuant to a Development Agreement with the Redevelopment Authority
of the City of Milwaukee, and Juneau Avenue Partners, LLC, the Developer of Pabst
City, will provide funding in the form of grants to the Developer for the project
pursuant to Wis. Stats. Sec. 66.1105 (2)(f)(1)(h) - i.e. contributions made under a
Redevelopment Plan pursuant to Wis. Stats. Sec. 66.1333 (13). The estimated total
cost of the Pabst City redevelopment is $315,066,000, as shown in Exhibit 3, hereto.

Of this amount, the City shall fund $39,000,000 of the above costs, with
disbursements made on a pro-rata basis with funds advanced by the Developer.
Hence, the City shall make a contribution to the overall cost of the project, not only to
selected categories of costs identified in Exhibit 3.

Public Works or Improvements:
Specific public works and public improvements to which pro-rata funding assistance

will be provided in the District, include but are not limited to:

Reconstruction, resurfacing or new construction, as needed, plus installation of
street lights, street trees, street furniture, signage and similar improvements for
the following street segments:

e W. Highland Ave., between 1-43 and N. 6 Street



W. Juneau Ave., between 1-43 and N. 6% Street

W. Winnebago St., between 1-43 and N. 6™ Street.

N. 10" Street, between W. Highland and W. Winnebago (new street)
N. 9% Street, between W. Highland and W. Winnebago (new street)

Tax Incremental District Project Costs:
Total estimated project costs for TID 58 are as follows:

Grant to Redevelopment Authority for Grant to Developer | $39,000,000
Pursuant to Development Agreement

Project Administration and Job Training 2,000,600
TOTAL CAPITAL COSTS 41,000,000
Capitalized Interest 6,520,000
Scheduled Bond Interest 24,050,000
Total TID 58 Estimated Project Cost 71,570,000

The Development Agreement for the Pabst City District will include a “reset” provision
through which the TID Project Cost may be reduced but not increased. Specifically,
should the amount of equity raised by the Developer (including equity raised from
Historic Tax Credits), the amount of New Market Tax Credit funds and / or the amount of
any brownfield remediation grants awarded to the project exceed the amounts upon
which the $39,000,000 City contribution is based, or if the total project costs are less than
shown in Exhibit 3, then the Project Costs shall be reduced by 85% of the excess funds
raised from other sources, or 85% of the savings in total project costs.

The need for the $39 million TID Project Cost, is based, in part, on the Developer
obtaining no funding through Federal or State Historic Tax Credits, $62,500,000 through
New Markets Tax Credits, and $3 million in brownfield grants from the State of
Wisconsin.



B. Project financing and timetable for expenditures:
All expenditures and TID Project Costs are to be incurred during 2005-7.

The City of Milwaukee will provide financing for Project Costs through one or more
1ssues of tax-exempt and taxable general obligation bonds.

C. List of Estimated Non-Project Costs:

As provided in Exhibit 3, the estimated total cost of the Pabst City project is $315
million. That portion of these costs not funded by the Tax Increment District
represents the non-project costs for T1D 58.

C. Proposed Method of Relocating any Persons to be Displaced:
No persons or businesses are to be relocated or displaced.

D. Statement Indicating How District Creation Promotes the Orderly Development
of the City:

The district creation will revitalize an area of the City that has been largely dormant since
1996, The Pabst City project will replace a complex of vacant industrial shells with
466,000 s.f. of retail and entertainment space, 282,000 s.f. of office space, 250 units of
apartments and condommiums, and 3800 spaces of parking to support these new uses and
adjacent institutions. Ultimately, the tax base in this District is expected to grow to

$ ; and, the Developer estimates approximately 1100 new jobs will be located in
the District

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

The zoning for the District is currently IH (Industrial Heavy). The zoning is planned to
be changed to Detailed Planned Development.

F. FEconomic Feasibility Study

S.B. Friedman & Co. has prepared an analysis of the project’s need for financial
assistance and an economic feasibility study of the proposed TID. See Exhibit 6.



APPENDIX
List of Exhibits
Map 1: Boundary and Existing L.and Use
Map 2: Site and Structure Condition
Map 3: Proposed improvements

Exhibit 1: Listing of properties in District, and designation of
“blighted” and “vacant” properties.

Exhibit 2: Detailed estimate of Project Costs

Exhibit 3: Consolidated Pabst City Budget

Exhibit 4: City Attorney's Opinion

Exhibit 5: Metes and Bounds description of District boundary.

Exhibit 6: Economic Feasibility Study
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Exhibit 2: Detailed estimate of TID Project Costs.

Estimated Capital Costs:

The City, pursuant to a Development Agreement with the Redevelopment Authority
of the City of Milwaukee, and Juneau Avenue Partners, LLC, the Developer of Pabst
City, will provide funding in the form of grants to the Developer for the project
pursuant to Wis. Stats. Sec. 66.1105 (Z}{f)(1)(h) - i.e. contributions made under a
Redevelopment Plan pursuant to Wis. Stats. Sec.66.1333 (13). The estimated total
cost of the Pabst City redevelopment is $315,066,000, as shown in Exhibit 3, hereto.

Of this amount, the City shall fund $39,000,000 of the above costs, with
disbursements made on a pro-rata basis with funds advanced by the Developer.
Hence, the City shall make a contribution to the overall cost of the project, not only to
selected categories of costs 1dentified in Exhibit 3.
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