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I. DESCRIPTION OF PROJECT 

 

A. Introduction 

 

 Section 66.1105(4) (d), Wisconsin Statutes, requires the "preparation and adoption… of a 

proposed project plan for each tax incremental district." This Project Plan is submitted in 

fulfillment of this requirement and the related provisions of section 66.1105, Wisconsin Statutes. 

 

B. District Boundaries 

 

 Tax Incremental District Number 89 (“District” or “TID No. 89”), City of Milwaukee, 

Garfield/North is comprised of six properties totaling 99,312 square feet or 2.28 acres 

(collectively, the “Property”).  The District is shown on Map No. 1, "Boundary and Existing 

Land Use," and described more precisely in Exhibit 1, "Boundary Description."  The District 

currently overlaps TID #59 – Bronzeville. 

 

All of the area and real property located within the District was found to be in need of 

rehabilitation or conservation work within the meaning of Section 66.1105 (4) (gm) of the 

Wisconsin Statutes.  Exhibit 2 “Property Characteristics,” illustrates how the properties in the 

District meet the statutory criteria for Tax Incremental Districts. 

  

C. Project Plan Objectives  

 

The Property is located within the North 7
th

 Street - West Garfield Avenue Redevelopment Plan 

Area and the Bronzeville Cultural and Entertainment District (“Redevelopment Plan”).  The 

goals of the Redevelopment Plan are to facilitate the development of the area as a cultural hub 

for the Milwaukee community, to promote African American arts, entertainment and culture and 

to improve the physical character of commercial and residential structures in the area.  

 

The property is comprised of the Garfield School, the former Black Holocaust Museum, the 

former Grant’s restaurant and three adjacent vacant lots currently owned by the Redevelopment 

Authority of the City of Milwaukee.  The Black Holocaust Museum closed its doors in 2008 and 

was acquired by the City’s Redevelopment Authority to prevent a bank foreclosure and assure 

the site’s future use in a manner compatible with the objectives of the Redevelopment Plan.  

Likewise, the Grant’s restaurant site was acquired for the purpose of site assembly and furthering 

the development goals of the Redevelopment Plan. 

 

A development team comprised of the Maures Development Group, LLC and J. Jeffers  & Co., 

LLC, (“Developer”) is proposing a development plan for the Property which includes two 

components:  1) the adaptive reuse of the Garfield school and the creation of 30 housing units 

affordable to families earning under 60% of Area Median Income which will be marketed to the 

local artist community and 2) the demolition of the former museum and restaurant buildings and 

construction of a mixed use project with 41 housing units and 8,000 square feet of commercial 

space, including  6,000 square feet planned for use for the reopening/occupancy of the Black 

Holocaust Museum (together, the “Project”).   

 



 

The purpose of the District is to continue to spur revitalization in the area, by redeveloping the 

Property as a high quality mixed-use redevelopment with housing opportunities for area residents 

(including the local artist community) and providing commercial space that furthers the goals of 

the Bronzeville Cultural and Entertainment District and supports job creation in the community.    

 

More detailed objectives of this Project Plan are to: 

 

1. Eliminate a blighting influence in the Bronzeville neighborhood by rehabilitating and 

preserving a historic structure and replacing vacant and deteriorated structures. 

 

2. Promote the coordinated development of underutilized property for appropriate 

commercial and residential use consistent with the Redevelopment Plan for the area. 

 

3. Support past and future investment in the Bronzeville District through the 

implementation of a catalytic project. 

 

4. Create new employment opportunities. 

 

D.  Existing Land Uses in the District 

 

The District is comprised of 6 properties totaling 2.28 acres.  Properties in the District are 

currently zoned LB2 – Local Business.  A zoning change to Detailed Plan Development is being 

proposed concurrently with TID 89 for the purposes of organizing and laying out the Property in 

a manner that is consistent with both the overall redevelopment strategy for the Project and the 

Redevelopment Plan.   

 

The current buildings in the District are vacant and not contributing to the overall vitality of the 

area.  All of the properties in the District are currently in public ownership and assessed at $0.   

 

II. PLAN PROPOSALS 

 

A. Statutory Requirements 

 

 Section 66.1105(4) (f), Wisconsin Statutes, requires that a Project Plan for a Tax 

Incremental District 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 City will provide a Grant to the Developer to provide gap financing for the Project.  

   

2."Detailed List of Estimated Project Costs.” 

 

The costs included in this subsection and detailed in Table B which follows are, without 

limitation hereof because of enumeration, claimed as eligible Project Costs as defined under 

Section 66.1105(2) (f) and, if appropriate, 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 Developer(s), provided further that such 

expenditures are necessitated by this Project Plan. 

  

These costs and cost estimates are more fully described as follows: 

 

 Capital Costs 

 

The City shall fund an estimated $1,435,000 in the form of TID Capital Project Costs 

enumerated in further detail in Table A of this Plan.  The allocation of these costs will be 

set forth in the Term Sheet, attached as Exhibit 3, “Term Sheet.” 

 

TABLE A:  TID Capital Project Costs 

Grant to Project  $1,435,000 

  

TOTAL Capital Project Costs $1,435,000 

 

Financing Costs 

 

Financing costs include estimated gross interest expense on financing to fund the Project 

Capital Costs.  Estimates of interest are based on interest rates as set forth in Exhibit 4, 

“Feasibility Study.” 

 

 

 

 



 

 

Table B - List of Estimated Project Costs 

 

A Capital: 

Grant to Project  

 

$1,435,000 

      Total Estimated Project Costs, excluding financing  $1,435,000 

     

C 

Financing: 

Interest  

 

$   890,000 

 

3. "Description of Timing and Methods of Financing.” 

 

All expenditures are expected to be incurred during the period from 2017 through 2018. 

  

4. "Economic Feasibility Study."  

 

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

Development and titled Economic Feasibility Study: Tax Incremental District No. 89 

(September, 2016) is attached to this Project Plan as Exhibit 4, “Feasibility Study.”   The study 

establishes the dollar value of Project costs which, based on certain general assumptions and a 

reasonable margin of safety, can 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 the Project, the 

District is financially feasible and is likely to be retired on or before year 25.  Should incremental 

revenues be generated in excess of those currently anticipated, they may be used to accelerate the 

repayment of the underlying debt/borrowing for the Project. 

 

5. "Map Showing Existing Uses and Conditions.” 

 

 Please refer to Map No. 1, "Boundary and Existing Land Use," Map No. 2, "Structure 

Condition,"  and Exhibit 5, “Property Owners” in the Exhibits Section, which follows. 

 

6. "Map Showing Proposed Improvements and Uses.” 

 

 Please refer to Map No. 3, "Proposed Improvements and Uses," in the Exhibits Section 

which follows. 

 

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

 

 Please refer to Map No. 4, "Existing Zoning,” in the Exhibits Section which follows.  A 

zoning change to Detailed Plan Development is being proposed concurrently with TID 89 for the 

purposes of organizing and laying out the Property in a manner that is consistent with both the 

overall redevelopment strategy for the Project and the Redevelopment Plan.   

    

The proposed Project is in accordance with the existing master plan, building codes, and 

other city ordinances. The Project should not require amendments to their provisions, but such 



 

amendments could be made if necessary without further amendment to this Project Plan. 

 

8. "List of Estimated Non-Project Costs.” 

 

      $0 – there are no Non-Project Costs.  

 

9. "Proposed Method for Relocation.” 

 

 The Project Plan does not anticipate the acquisition of property by the City of 

Milwaukee, accordingly, no relocation activities or expenditures for relocation payments or 

services are provided herein.  If, at a later date, it is determined that acquisition of property by 

condemnation and requiring relocation will be necessary, the cost and method of relocation will 

be included in a Redevelopment Plan and associated Relocation Plan prepared pursuant to sec. 

66.1333 and sec. 32.05, Wis. Stats. The costs of such activities will be eligible for 

reimbursement through tax increment revenues should such revenues be generated during the 

statutory life of the District. 

 

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

 

The proposed District will be consistent with zoning and the goals of the Northeast Side 

Plan which include the preservation of historic buildings, the development of catalytic projects to 

leverage new investment, and building on existing investment.  The District will also be 

consistent with the provisions of the North 7
th

 Street-West Garfield Avenue Redevelopment Plan 

and more specifically with Amendment No. 2 to the Redevelopment Plan which was adopted in 

April of 2005 for the Bronzeville Cultural and Entertainment District. It will support the past and 

ongoing redevelopment efforts in the adjacent neighborhood. Its redevelopment has been 

identified by area stakeholders as key to the neighborhood and having the potential to spur 

additional development in the surrounding area. 

 

11. "Opinion of the City Attorney." 

 

 Please see Exhibit 6, “Letter from the City Attorney” in the Exhibits Section, which 

follows. 
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Exhibit 1 

 

Boundary Description 

 

 

 

Beginning at a point at the north line of West Garfield Avenue and the west line of North 4
th

 

Street, 

 

Thence, west along the north line of West Garfield Avenue to the east line of North 5
th

 Street; 

 

Thence north along the east line of north 5
th

 Street to the north line of 2234 North 5
th

 Street; 

 

Thence east along the north line of 2234 North 5
th

 Street to the west line of 2235 North 4
th

 Street; 

 

Thence north along the west line of 2234 North 5
th

 Street  and 411 West North Avenue to the 

northwest corner of 411 West North Avenue;  

 

Thence east to the northeast corner of 411 West North Avenue; 

 

Thence south along the west side of north 4
th

 Street to the point of beginning more particularly 

depicted in Map 1 of this Project Plan. 



 

Exhibit 2 

 

Property Characteristics 

 

Findings substantiating that not less than 50%, by area, of the real property within the proposed district is in need of conservation within the 

meaning of Section 66.1105(4) (gm) 4.a. of Wisconsin Statutes. 

 

Property Address Tax Key Owner Name Land 

Assessment 

Improvement 

Assessment 

Total 

Assessment 

Lot SF In Need of 

Rehabilitation 

or 

Conservation 

Work 

411 West North Avenue 3530221100 
Redevelopment Authority 

of the City of Milwaukee 
0 0 0 8,009 Y 

2235 North 4
th

 Street 3530222100 
Redevelopment Authority 

of the City of Milwaukee 
0 0 0 16,019 Y 

2215 North 4
th

 Street 3530228111 City of Milwaukee 0 0 0 
64,014 

 
Y 

2226-28 North 5
th

 Street 3530226100 
Redevelopment Authority 

of the City of Milwaukee 
0 0 0 3,606 Y 

2230-32 North 5
th

 Street 3530225100 
Redevelopment Authority 

of the City of Milwaukee 
0 0 0 3,907 Y 

2234 North 5
th

 Street 3530224100 
Redevelopment Authority 

of the City of Milwaukee 
0 0 0 3,757 Y 

Total      99,312 99,312 

%age       100% 

 



 

Exhibit 3 

 

TERM SHEET 

Garfield/North 

TID No. 89 

 

Project  

 

The Garfield/North Project (the “Project”) includes two components:  1) the adaptive 

reuse of the former Garfield School located at 2215 North 4
th

 Street (“Historic Garfield 

School”) including the creation of 30 housing units which will be marketed to the local 

artist community  and be  affordable to families earning under 60% of Area Median 

Income and 2) the demolition of the buildings at 2235 North 4
th

 Street (the former Black 

Holocaust Museum) and 411 West North Avenue (former Grant’s Restaurant) and 

construction of a mixed use project with 41 housing units (35 affordable units and 6 

market rate units) and approximately 8,000 square feet of commercial space, including 

approximately 6,000 square feet planned for occupancy by the Black Holocaust Museum 

(the “Griot”).  

 

The sites are currently owned by the Redevelopment Authority of the City of Milwaukee 

(“RACM”) and the City of Milwaukee (“City”).  In late 2014, RACM issued a Request 

for Proposals for the development of the sites and awarded development rights to a team 

led by Maures Development Group, LLC.  

 

At closing, the sites are to be conveyed from RACM and the City to Historic Garfield 

Apartments LLC and the Griot LLC. The terms for the sale of the sites, which are to be 

memorialized in one or two Purchase and Sale Agreements, require RACM and the City 

to convey title to the sites by warranty deed, free and clear of liens, claims and 

encumbrances of a monetary nature for a sale price of $1.00. The City agrees to 

cooperate with RACM and the purchasers to facilitate closing on the sale of the sites by 

expediting the approval, execution and delivery of a Certified Survey Map prior to 

closing which will consolidate the sites into two Lots. 

 

The Project is located in the Bronzeville Cultural and Entertainment District and has been 

identified as a key redevelopment project by local stakeholders and in the 2013 

Bronzeville Visioning charrette.   The plans for the Project, which include an emphasis 

on artist housing and commercial uses that support the goal of promoting African 

American art, entertainment and culture, will be a catalyst for the ongoing redevelopment 

of the District.  Proposed uses will also   be consistent with the North 7
th

 Street -West 

Garfield Avenue Redevelopment Plan and Amendment No. 2 for the Bronzeville Cultural 

and Entertainment District (“Redevelopment Plan”).   

 

Development Team 

 

The owners of the two components of the Project will be Historic Garfield Apartments 

LLC (Historic Garfield School) and The Griot LLC (Griot).  Affiliated 



 

controlling/managing entities will include Maures Development Group, LLC, J. Jeffers & 

Co., LLC and CUPED Corporation (“CUPED”). The developer for the Historic Garfield 

School component will be Historic Garfield Apartments LLC and the developer for the 

Griot component will be The Griot LLC (collectively those entities will be referenced 

herein as the “Developer”). 

 

Project Budget:  

 

Total estimated Project costs for the Project are $16,636,600 including $7,136,700 for the 

Historic Garfield School and $9,499,900 for the Griot.  The proposed financing structure 

includes low income housing tax credits, federal and state historic tax credits, tax exempt 

bond financing from the Wisconsin Housing and Economic Development Authority, 

private mortgage financing, an allocation of Federal HOME Funds from City, deferred 

developer fees and other grants. Estimated total permanent Project funding sources 

include:
1
* 

 

Historic Garfield School 

 

WHEDA First Mortgage    $  1,066,000 

Historic Tax Credits     $  1,962,500   

Low Income Housing Tax Credit Equity  $  2,396,100  

City Tax Incremental District    $     700,000  

City HOME Funds     $     300,000 

Northcott Partnership     $     305,000 

Housing Trust Fund (to be applied for)  $     150,000 

Deferred Development Fee    $     257,100  

Total       $  7,136,700 

 

Griot (New Construction Component) 

 

Bank Mortgage     $  1,300,000 

Low Income Housing Tax Credit Equity  $  6,329,000 

City Tax Incremental District    $     735,000 

State of Wisconsin Grant    $     250,000 

Federal Home Loan Bank AHP grant   $     525,000 

Northcott Partnership     $     200,000 

Deferred Development Fee    $     160,400 

Total       $  9,499,900 

 

Development Schedule 

 

The parties anticipate closing on the conveyance of the sites and the City/RACM 

                                                 
1
 * Based on September 15, 2016 Draft Low-Income Housing Tax Credit Financial 

Analysis 

 



 

documentation in escrow and a pre-closing on the private financing on or before 

December 15, 2016. Satisfaction of all escrow conditions and disbursements from escrow 

are anticipated to occur on January 2, 2017.  

 

Construction of the Historic Garfield School shall commence no later than January 31, 

2017 and this component of the Project shall be substantially completed within 11 

months following commencement of construction. Construction of the Griot shall 

commence no later than January 31, 2017 and this component of the Project shall be 

substantially completed within 14 months following commencement of construction. 

 

Tax Incremental District 

 

City is creating a Tax Incremental District (“TID No. 89”) in order to provide funding in 

an amount up to $1,435,000 to assist in funding a portion of the costs of the Project as set 

forth in the Project Plan.   Approximately $700,000 of this will be allocated to the 

Historic Garfield School component and approximately $735,000 will be allocated to the 

Griot component.  TID No. 89 funding attributable to the Project is based on an economic 

feasibility analysis of the Project, and the amount of tax incremental revenues that can be 

supported by the stabilized taxable value of the Project.   

 

Funding Disbursement 

 

TID No. 89 funding of up to $ 700,000 for the Historic Garfield School will be disbursed 

upon Substantial Completion. Prior to disbursement of TID No. 89 funding for the 

Historic Garfield School component, the following must occur: 

 

A. Completion of the building and site improvements consistent with the City’s 

Commissioner of City Development (“Commissioner”) approved plans and 

specifications 

B. Receipt of a Certificate of Occupancy 

 

TID funding of up to $ 735,000 for the Griot component will be disbursed upon 

Substantial Completion.
 
Prior to disbursement of TID No. 89 funding for the Griot 

component, the following must occur: 

 

A. Completion of the building and site improvements consistent with the 

Commissioner approved plans and specifications   

B. Whiteboxing of the first floor commercial space 

C. Receipt of a Certificate of Occupancy for the residential units. 

D. Submission of signed leases for the first floor commercial space consistent 

with the Preferred Uses in Section C. 1. a. 1 of the Redevelopment Plan 

(“Preferred Uses”).        

 

All City funding for the Project shall be disbursed as grants to the CUPED or as grants to 

another member of the Development Team or an affiliate designated by Developer. City 

funding disbursed to a member of the Development Team or an affiliate shall be loaned 



 

or otherwise contributed to the Project 

 

Closing 

 

Closing shall be on or before January 5, 2017. Prior to closing Developer shall provide 

City with final firm financing commitments, construction bids, final construction plans, a 

final development budget, and proof that all funding sources have been committed for the 

entire Project. 

 

Design/Consistency with Redevelopment Plan 

 

Plans and specifications for the Project and shall be subject to the review and approval of 

the Commissioner and be consistent with the guidelines contained in the Redevelopment 

Plan. 

 

Cost Savings 

 

Upon substantial completion of the Project, Developer will provide City with a 

certification detailing Project costs (together with copies of records, invoices, 

accountant’s final cost certification and/or AIA documentation), in a form reasonably 

acceptable to the Commissioner. 

 

If at substantial completion, total Project costs submitted are less than the $16,636,500 

estimated in the Project Budget, 50% of the cost savings will be returned to the City and 

applied to pay down underlying TID No. 89 debt.  

 

Guaranty 
 

Maures Development Group, LLC and J. Jeffers & Co., LLC shall guaranty completion 

of construction of the Project. 

 

Human Resources: 

 

Developer and the City will enter into a Human Resources Agreement in a form 

customary for projects subject to Ch. 355 of the Milwaukee Code of Ordinances. The 

Human Resources agreement will provide for utilization of certified Small Business 

Enterprises (“SBE’s”) for 25% of Project construction costs, and for 25% of purchases of 

goods and services deemed eligible pursuant to SBE Guidelines as well as utilization of 

unemployed and underemployed residents  for no less than 40% of the total “worker 

hours” expended on “construction” of the Project, compliance with applicable state and 

municipal labor standards, utilization of apprentices and/or on-the-job trainees and 

participation in City’s First-Source Employment Program.  

 

Historic Preservation/Façade Easement 

 

Upon substantial completion of the Garfield School component, Developer will provide 



 

City with a facade easement or other documentation satisfactory to the Commissioner to 

ensure that the façade of the building is maintained during the life of TID No. 89. 

 

In addition, the pagoda roof of the building at 411 West North Avenue will be preserved 

during the demolition process and Developer will coordinate these activities with City of 

Milwaukee to insure its preservation.  

 

Commercial Space/Tenants 

 

The commercial space in the project is anticipated to be occupied by the Black Holocaust 

Museum.  The Museum is expected to contribute to the activation of the area around the 

Project with a nationally and internationally recognized art collection and a strong focus 

on community engagement.  The Museum’s plans envision the space being used for an 

art gallery, community programming, speaking engagements, social events, and possibly 

a small-scale café.  If the Museum is unable to open at Substantial Completion or if the 

activation resulting from the Museum’s use of the space is not as expected within 12 

months following initial occupancy the Developer will identify additional partners or 

other tenants that will implement uses consistent with the Preferred Uses.   In addition, 

for a period of 15 years following completion of the Project, any tenant occupying the 

commercial space in the Project shall be obligated by Developer to use the commercial 

space for a use that is consistent with the Preferred Uses. 
 

No Tax Exemption 

 

No portion of the Project shall at any time after closing be exempt from real estate taxes. 

This restriction shall be memorialized by a PILOT Agreement or a permanent covenant 

which runs with the land and may only be released by a resolution adopted by City’s 

Common Council.  

 

Limits on Developer Action 

  

Until all Developer obligations under the Development Agreement have been fully 

discharged, Developer may not, without City consent: 

 

 Liquidate or consolidate the Project sites; 

 Merge with another entity; 

 Sell, lease or transfer the Project sites other than to residential and commercial 

leases in the ordinary course of business; 

 Enter into any transaction that would materially adversely affect the ability of  

Developer to complete the Project or fulfill its obligations under the 

Development Agreement; 

 Assume or guarantee the obligations of any other person or entity that would 

materially adversely affect the ability of Developer to complete the Project or 

fulfill its obligations under the Development Agreement; or 

 Enter in a transaction that would cause a material and detrimental change to the 

Developer’s financial condition. 



 

 

Development Agreement: 

 

Developer, RACM and City shall enter into a development agreement (“Development 

Agreement”) containing terms consistent with this Term Sheet and customary for such 

development agreements.   

 

General: 

 

This term sheet does not constitute an agreement between Developer, RACM and the 

City.  The terms set forth and any other requirements necessary for a transaction of this 

sort shall be incorporated into a Development Agreement to be entered into between the 

Developer, RACM and City.  In recognition that there may be adjustments of the dates 

and descriptions herein as well as administrative approvals which will require the 

exercise of reasonable discretion on behalf of City and RACM, the Commissioner will be 

authorized under these agreements to exercise such discretion and grant such approvals 

 

 

 

 

 

 

 

 

 

 

 



 

 

Exhibit 4 

 

Tax Incremental District #89 

Garfield/North 

Economic Feasibility Study 

September 27, 2016 

 

Overview 

 

The Garfield/North Project (the “Project”) includes two components:  1) the adaptive reuse of the 

former Garfield School located at 2215 North 4
th

 Street (“Historic Garfield School”) including 

the creation of 30 housing units which will be marketed to the local artist community  and be  

affordable to families earning under 60% of Area Median Income and 2) the demolition of the 

buildings at 2235 North 4
th

 former Black Holocaust Museum) and 411 West North Avenue 

(former Grant’s Restaurant) and construction of a mixed use project with 41 housing units (35 

affordable units and 6 market rate units) and 8,000 square feet of commercial space, including 

6,000 square feet planned for occupancy by the Black Holocaust Museum (the “Griot”).  

 

The sites are currently owned by the Redevelopment Authority of the City of Milwaukee 

(“RACM”) and the City of Milwaukee (“City”).  In late 2014, RACM issued a Request for 

Proposals for the development of the sites and awarded development rights to a team led by 

Maures Development Group, LLC.  

 

A development team composed of Maures Development Group, LLC and J. Jeffers & Co., LLC 

will be undertaking the development.  Construction on the Historic Garfield School will begin in 

January of 2017 and be completed by year end 2017 and construction of the Griot will begin in 

April of 2017 and be completed by February of 2018. 

 

The Garfield School will be renovated to historic standards.  Exterior improvements include 

restoration and repair of all exterior masonry including paint removal, roof replacement/repair, 

repair and replacement of windows, new mechanical systems and the installation of an elevator. 

The former Black Holocaust Museum and Grant’s Restaurant will be demolished and a new four 

story mixed use building will be constructed with associated green space, landscaping and 

parking. 

 

Total costs for the Project are estimated at $16.6 million.  The City of Milwaukee is proposing to 

provide gap financing of up to $1.435  million of these costs through the creation of Tax 

Incremental District #89 (“District” or “TID”).  

 

Financing Structure 

 

In addition to the proposed TID contribution of $1,435,000, the financing structure for the 

project involves a combination of low income housing tax credits (which require that units in the 

Project be affordable to, and occupied by families earning under 60% of Area Median Income 

for a period of at least 15 years), tax exempt bond financing from the Wisconsin Housing and 



 

Economic Development Authority (“WHEDA”), historic tax credits, private bank financing, 

deferred development fee, City HOME funds and other grant sources: 

 

Historic Garfield School 

 

WHEDA First Mortgage    $  1,066,000 

Historic Tax Credits     $  1,962,500   

Low Income Housing Tax Credit Equity  $  2,396,100  

City Tax Incremental District    $     700,000  

City HOME Funds     $     300,000 

Northcott Partnership     $     305,000 

Housing Trust Fund (to be applied for)  $     150,000 

Deferred Development Fee    $     257,100  

Total       $  7,136,700 

 

Griot (New Construction Component) 

 

Bank Mortgage     $  1,300,000 

Low Income Housing Tax Credit Equity  $  6,329,000 

City Tax Incremental District    $     735,000 

State of Wisconsin Grant    $     250,000 

Federal Home Loan Bank AHP grant   $     525,000 

Northcott Partnership     $     200,000 

Deferred Development Fee    $     160,400 

Total       $  9,499,900 

 

Current Property Value 

 

There are six parcels in the District, including the former Garfield School, the former Black 

Holocaust Museum, the former Grant’s Restaurant and three adjacent vacant lots (the 

“Property)”.  All are in City or Redevelopment Authority ownership.  The Assessed Value of the 

Property is currently $0.  This is the current base value of the District. 

 

Projected Completed Value 

 

The projected value of the Project upon completion is $2,958,200 and was derived based on the 

projected Net Operating Income for the Project.  The projected value for Historic Garfield 

School is $1,321,461 and the projected value for the Griot is $1,637,080.    The projected value 

was confirmed with the City Assessor’s Office.  Historic Garfield School is anticipated to be 

complete by year end 2017.  The Griot is projected to be 90% complete by year end 2017, with 

final completion anticipated the first quarter of 2018.   

 

Other Assumptions 

 

 Tax Rate:  2.935% - based on the current tax rate and constant over the next 25 years 

 



 

 Interest Rate – 3.5% (based on the current AA municipal tax exempt bond rate for a 25 

year term with a 1.25% premium to convert the rate to a taxable rate and account for 

interest rate fluctuations prior to funding.)  

 

 Annual Appreciation:  1% 

 

Based on the above assumptions, as shown in the forecast in Table 1, TID project costs should be 

recovered and the TID can be retired in 25 years. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 



 

 

Exhibit 5 

 

Property Owners 

 

 

 

Property Address Tax Key Owner Name 

411 West North Avenue 3530221100 Redevelopment Authority of the City of Milwaukee 

2235 North 4
th

 Street 3530222100 Redevelopment Authority of the City of Milwaukee 

2215 North 4
th

 Street 3530228111 City of Milwaukee 

2226-28 North 5
th

 Street 3530226100 Redevelopment Authority of the City of Milwaukee 

2230-32 North 5
th

 Street 3530225100 Redevelopment Authority of the City of Milwaukee 

2234 North 5
th

 Street 3530224100 Redevelopment Authority of the City of Milwaukee 

 

 

 

 

 



 

Exhibit 6 

 

City Attorney’s Letter 

 

In Preparation 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 



 

 



 



 

 


