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BUSINESS IMPROVEMENT DISTRICT NO. 49

Reed Street Yards

2020 OPERATING PLAN

¢/o General Capital
6938 N. Santa Monica Blvd,
Mitwidukee, Wisconsin 53217



Year 7 Operatine Plan {or Reed Street Yards
Business Improvement District

L Infroduction

In 1984, the Wisconsin Legislature created Sec. 60.1109 (formerly See. §6.608) of the
Wisconsin Statutes (“BID Law”) enabling municipalities to establish a Business Improvement
District ("BID"} upon the petition of at least one property owner within the proposed BID., The
purpose of the law is ... to allow businesses within those districts to develop, 1o manage and
promote the districts and to establish an assessment method to fund these activities, ” (1983
Wisconsin Act 184, Section 1, legislative declaration)

The BID was approved in 2013 and became operational in 2014.

i1, District Boundaries

Boundaties of the RSY BID are shown on the map in Appendix C of this Operating Plan,
A listing of the properties included in the RSY BID is provided in Appendix B.

M. 2020 Operating Plan

A. Plan Objectives

A substantial portion of the property within the District is comprised of vacant land that
has been improved pursuant to a Development Agreement among the City of Milwaukee, the
Redevelopment Authority of the City of Milwaukee and Building 41, LLC (the "Development
Agreement”). Among the improvements undeitaken pursuant to the Dovelopment Agreenment
are: (a) installation of a2 new dock wall along the Menomonee Canal; (b) installation of a
publicly accessible river path; and (¢) instaflation of stormwater retention/treatment facilities (the
"Stormwater Facilities"). In addition, the Development Agreement contemplates that ane or
more parking structures may be erected within the District if sufficient future development
oceurs to generate a need and demand for such structure(s) (the "Parking Structures"),

The objectives of the RSY BID include the following:

1. To provide a financing mechanism to fund the private share of the cost of the
dock wall and river path improvements identified in the Development Agreement (collectively,
the "River Improvements"). The private share was loaned by the City to the RSY BID (the
"Loan™) and was disbursed (along with funds from the City) to pay for the River Improvements.
The RSY BID is repaying the Loan over a term of 15 years at the. City's cost of funds plus 1%.
The RSY BID is obtaining funds to repay the Loan by levying annual assessments against the
propetties located within the RSY BID in accordance with the assessment formula sct forth
herein. The first assessment for repayment of the Loan occurred in 2015,
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2. To manage, maintain, repair and replace the River Improvements and the
Stormwater Facilities. Owners of the land upon which the River Improvements and/or
Stormwater Facilities are located may, at their option, convey the River Improvements and
Stormwater Facilities to the District. If such owners exercise such option, the District shall
accept ownership of the property conveyed to it. Whether or not any River Improvements or
Stormwater Facilities are conveyed to the District, the District shall be résponsible for managing,
maintaining, repairing and replacing same (mcludmg, prog¢uring casualty and liability insurance).

The costs incurred by the District in so doing shall be funded through the annual assessments
levied by the District.

3, I and at such time as it becomes necessary to ereet one or more of the Parking
Structures, the District may be asked by one.or more owners of real property within the District
to finance, construct, own and operate the same. Provided that the owners of-at least 50.1% of
the real property located within the.District consent in writing, the District shall proceed with the
development and ownership of such Parking Structure(s) an such terms as are consented to by
such owners.

B. Proposed 2020 Expenditares

Revenues
{Category Desctiption Amount
Assessments See Appendix B 79,912.00
Donations -
Sponsorships -
Haoldover Funds/Reserves -
Etc. -
TOTAL 79,912.00
Expenses
Category Description Amount
Debt Service - Loan City of Milw Loah pymt 32,952.00
Water Feature Water Feature - Supplies 7,000.00
Water Feature - Repairs 8,000,00
Water Feature - Labor 7,500.00
Landscaping Landscape Maintenance 6,500.00
Landscape Additional 16,000.00
Contracted Services Portering 1,900.00
Utilities Electric Service 2,500.00
Administrative Accounting 3,500.00
Postage / Misc Items 50:00
TOTAL 79,91200

12



C. Financing Method

The proposed expenditures of the District-are being findnced from funds collected from
the BID Assessments (as defined in Section IV.A), Onehundred percent of the District budget
will be raised through BID Assessments,

The Distriet Board of Directors shall have the authovity and responsibility to prioritize
expenditures, and to vevise the budget as necessary.

D. Organization of District Board

The Mayor appointed members to the District board ("Board"). The Board's primary
responsibility is the implementation of this Operating Plan, This requires the Board to negotiate
with providers of services and materials to carry out the Operating Plar; to enter into various
contracts; to monitor development act;vﬂy, to periodically revise the Opcmimg, Plan; to ensure
District comphancu with the provisions of applicable statutes and regulations; and to make
reimbursements for any overpayments of BID Assessments.

The BID Law requires that the Board be composed of at least five members and that a
magjority of the Board members be owners or occupants of property within the Distriet.

It is recommended that the RSY BID Board be structured and aperate as follows:
1. Boatd Size — Five

2. Composition - At least three members shall be owners or occupants of property
within the District. Any non-owner or non-oceupant appointed to the Board shall be a
resident of the City of Milwaukee. The Board shall elect its Chairperson from among its
members.

3. Term - Appointments to the Board shall be for a period of three years except
that initially two members shall be appointed for a period of three years, two membets
shall be appointed for a period of two years, and one member shall be appointed for a
period of one year,

4, Compensation — None

5. Meetings - All meetings of the Board shall be governed by the Wisconsin Open
Meetings Law.

6. Initial Board members appointed were William Cobb, Peter Moede, Michael
Weiss, Joseph Klein and Sigurd Strautmanis,

7. Current Board members and corresponding terim expirations are as follows:
Peter Moede, Chairman

Building 41, LLC
Term Expires 6/20/2020



Joe Klein, Vice Chair
HKS Holdings, Ine.
Term Expires 5/26/2022 / Reappointiment Pending

Michael Weiss, Secretary
General Capital Group
Term Expires 6/9/2020

Williath Cobb _
Tannery Remnants, LLC
Term Expires 1/20/2022
Sigurd Strautmanis

General Capital Group
Term Expires 1/28/2022

V. Method of Assessment

A, Assessment Method

The general principle underlying the assessment methodology for the District is-that cach
property should contribuite to the annual expenses of the District in proportien to the benefits
derived from the District. Afler due consideration, it is determined that anfiual assessments
tevied by the Board against the properties within the District (the "BID Assessimients") shall be
governed by the following:

1. The BID Assessiments will be levied against each property within the District in
proportion to the current assessed value of each property for réal property tax purposes. Thus,
the amount of a BID Assessment against a particular property miy change from year o year if
that property's assessed value changes relative to other properties within the District. In addition
as properties ave divided, additional parcels will be eredted thereby adding new asséssable
propeities to the District, ‘
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2. Notwithstanding the foregoing, the maximum annual BID assessment that may be
levied against each of the following properties shall not exceed $5,000.00 per property:

(8) 606 West Oregon;

(b) 615 West Oregon,

(c) 720 West Oregon; and

(d) 223 West Pittsburgh. (Repamed 247 W, Freshwater Way)

3. Appendix B shows the estimated 2020 BID Assessments for each property within
the District,



4, The annual assessments under any Maintenance Agreements and Improvement
Loans (as such terms are defined in Article IV.B., herein) shall be levied directly against the
property benefited by such agreement or loan. The amount of such assessment shall match the
actual annual costs of the District in providing services or funds; thus, the amount of the
assessiment will not vary as a result of changes in the benefited property's assessed value,

5. The BID Assessments for each year shall be calculated and fixed based upon the
City ol Milwaukee real property assessments as of June 1 of such year. No BID Assessment for
a given year shall be modified for such year as a result of an increase or decrease in the assessed
value of a property for such year that occurs after June | of the year in which such BID
Assessment has been levied. However, as noted in subsection 1, above, the amount of some BID
assessments levied against a particular property may change from year to year to the extent that
the property's assessed value changes in relation to the assessed values of other properties within
the BID.

1, Unique Assesstient Categories and Methods

1. A property owner within the District may request that the District enter info an
agreernent with the property owner pursuant to which the BID shall be responsible for certain
maintenance activities (such as cleaning, landscaping, watering of plants) on such ownet's
improvements (a "Maintenasce Agreement") or request that the District make a loan to fund
cerlain upgrades or modifications to the owner's property or improventents (an “Improvement
Loan"). If'the Board agrees to enter into a Mainfenance Agreement or to make an Improvement
Loan, the maintenance costs and/or loan repayment shall be specially assessed directly against
the property owners who have requested such services or received such loan.

2. Any improvements made by property owners within the District to their
properties that will increase aceess to and use of the River Improvements will further the public
purposes and objectives set forth in Article HL A, of this Operating Plan. Accordingly, future
loans from the City may be available to or through the District for owners of property located
within the District for improvements that enhance theuse and enjoytment of the River
Improvements. [n the event such loans become available from the City, the District may lend
such funds to individual property owners who shall repay such funds through special
assessments incorporating such terms and conditions as the City requires.

C. Excluded and Exempt Property

The BID Law requires specific consideration of certain classes of property. In
compliance with the law the following statements are provided:

1. State Statute 66.1109(D(H)1m: The District may contain property used exclusively
for manufacturing purposes, as well as properties used in part for manufacturing, These
properties will be assessed according to the method set forth in this Operating Plan because it is
assumed that they will benefit from development in the District.

2. State Statute 66.1109(5)(a): Real Property used exclusively for residential
purposes and real property that is exempted from geiteral property taxes under s, 70.11 may not



be specially assessed for purposes of Business Improvement Districts. Such propettics will be
identified as Exempt Propertics in Appendix B, as revised cach year.

3. In accordance with the interpretation of the City Attorney regarding State Statute
66.1109(1)(b), property exempt from general real estate taxes at the time of creation of the
District has been excluded from the District. (Such property may subsequently become part of
the District at such time as it becomes taxable.) Privately owned, tux exempt property adjoining
the District and which is expected to benefit from District activities may be asked to make a
financial contribution to the District on a voluntary basis,

D, Prepayment and Acceleration of Assessments

1. Any property owner within the District shall be entitled to prepay at any time
cither: (a) the then outstanding principal portion (together with accrued interest) of the portion
of'the BID Assessment allocable to the Loan that is allocable to such owiner's property (with such
allocation to be determiried by the Board); or {b) as to a reci pient of an Tmprovement Loan, the
principal amount (together with acerued interest) of the Improvement Loan, For administrative
convenience, no partial prepayments shall be permitted. Any interested property owner imay
make-a written request to the Board for a statement of the outstanding principal portion (together
with accrued interest) of the Loan allocable to such property. Upon receipt from 4 property
owner of payment of all principal and dccrued interest for cither category of assessments.
identified above, the Board shall prepare and deliver to the respective propeétty owner a written
confirmation of paymient and satisfaction of assessment in recordable form, The released
property shall continue to be assessed for District operating expenses and for any subsequent.
expenses (capital or otherwise) incurred by the Board pursuant to future operating plans,

2. The entire outstanding principal portion (together with acerued interest) of the
Loan allocable to a particular property (as determined by the Board) and, if applicable, the entire
outstanding principal amount (together with accrued interest) of any separate assessment
allocable to a particular properly shall become immediately-due and payable in full in either of
the following events: (a) if the particular property or any portion thercof becomes wholly
residential such that the property in its entirety or any partion thereot would not be assessable
under subsequent operating plans pursuant to Chapter 66.1109, Wis. Stat.; or (b) if the particular
property becomes exempt from general teal estate taxes. If either of such accelerated
assessments is not paid in full within 15 days following the event giving rise to such
acceleration, the Board may coninience any action it deems appropriate to collect same,
including initiation of proceedings to foreclose the statutory lien securing such assessments.

V. Relationship to Milwaukee Comprehensive Plan and Orderly Development of the City
A, City Plans
In February 1978, Common Council of the City of Milwaukee aﬁnpted the Preservation
Policy as the policy basis for its Coniprehensive Plan and as a-guide for its planning,

programming, and budgeting decisions, The Common Council reaffirmed and expanded the
Preservation Policy in Resolution File Number 881978, adopted January 24, 1989,
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The Preservation Policy emphasizes maintaining Milwaukee’s present housing, jobs,
neighborhoods, services, and tax base rather than passively-accepting loss of jobs and
population, or emphasizing massive new development. In its January 1989 reaffinmation of
the policy, the Common Council gave new emphasis to forging new public and private
partnerships as a means to accomplish preservation.

The District is a means of formalizing and funding the public-private partnership
between the City and property owners in the Reed Street business area and for funthering
redevelopment in that portion of the City of Milwaukee. Thercfore, it is fully consistent with
City’s Comprehensive Plan Preservation Policy.

B, City Role In District Operations

The City of Milwaukee has committed to helping private property owners in the District to
promote its development. To this end, the City of Milwaukee has played a significant role in the
creation of the District, and intends to assist in the implementation of the Operating Plan, In
particular, the City of Milwaukee will:

1. Provide assistance as appiopriate to the Board;

2 Mounitor and, when appropriate, apply for outside funding which could be
used in support of the District;

3. Collect BID Assessments and maintain them in a segregated account;
Disburse all funds of the District, no earlier than January 31, 2020 and no later than
March 31, 2020. Disbursement of the full amount assessed by the District shall be made
without reference to the amount of assessments collected by the City by the date of
disbursement;

4, Receive reviewed financial statement for the most recently completed
fiscal year. The statement shall be prepared in accordance with genevally aceepted
accounting principles and fnclude a review of the financial statement by an independent
certified public accountant per Wis. Stats. Sec, 66.1109(3)(c)(2).

5. Provide the Board through the Assessor’s Office on or before June | of
each plan year with the official City of Milwaukee records on the assessed value of cach tax
key number within the District as of January 1 of each plan year and provide an update
immediately prior to preparation of tax bills for purpose of caleulating the actual BID
Assessments for the following plan year; and

0. Encourage the State of Wisconsin, County of Milwaukee and other units
of sovernment to support the activities of the District,

The presentation of this Operating Plan to the City of Milwaukee shall be deemed a standing
order of the Board under Sec. 66,1 109(d) Wis. Stats. to disburse the BID Asscssments without
necessity of an additional disbursement agreement, disbursement method or accounting method,
Budget authority made under this plan shall be shown in the City's budget as a line item.



Vi Future Year Operating Plans

A. Phased Development

1t is possible that the Board will revise the Operating Plan in a given year in response o
conditions and/or opportunities and needs within the District,.

Section 66.1109 (3} (b) of the BID Law requires the Board and the City to annually
review and make changes as appropriate in the Operating Plan. Greater detail about subsequent
year's activities will be provided in the required annual Operating Plan updates, and approval by
the Common Council of such Operating Plan updates shall be conclusive ¢vidence of compliance
with this Operating Plan and the BID Law,

B. Amendment, Severability and Expansion

The District created under authority of the BID Law. Should any court subsequently find
any portion of this BID Law to beinvalid or unconstitutional its decision will not invalidate or
terminate the District and this Operating Plan shall be amended to conform to the BID Law
without need of reestablishment.

Should the legislature amend the BID Law to narrow or broaden the process of a business
improvement district 56 as to exclude or include as asgessable properties a certain class or clagses
of properties, then this Operating Plan may be amended by the Common Council of the City of
Milwaukee as-and when it conducty its annual Operating Plan approval and without necessity to
undertake any other act. This is specifically authorized under Section 66,1109,

VII.  Conlracting with District

Any confracting with the District shall be exempt from the requirements of Sec 62,15,
Wis. Stats, because such contracts shall not be for the constritction of improvements or provision
of materials, If the District does contract for the construction of improvemeiits or provisions of
material, it shall follow the requirements of such statutesto the extent applicable. Further, the
annual accounting required under Sec 66.1109(3)(¢) Wis. Stats., shall be deemed to f u!hll the
réquirements of Sec 62.15 (14) Wis. Stats. The Board and the City of Milwaukee shall comply
with.applicable law before the City inserts assessments Tor this Operating Plan onto the tax bills
for the parcels assessed there under, only to the extent required by law, to credte a lien on the
parcels assessed.



APPENDICES
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APPENDIX “A"
BIL STATUTE

WEST'S WISCONSIN STATUTES ANNOTATED MUNICIPALITIES
SUBCHAPTER X1, DEVELOPMENT o

661109 Business improvement districts.
(1) 1n this section:
{n) “Board" means a business improvement district board appointed under sub. (1) ().
{b) “Business improvement district" means an area within a municipality consisting of contiguous parcels
and may include railroad rights-ofway, rivers, or highways continuously bounded by the parcels on at
least one side, and shall include parcels that ave configuous to the district but that were not included in the
original or amended boundaries of the distriet because the parcels were tax<exempt when the boundaries
were determined and such parcels became taxable after the original or amended boundarics of the distriet
were determined.
(¢) “Chief executive officer means a mayor, eity manager, village president.os towii chairperson.
(d) “Local legislative body" means a common council, village board of trustees: or town board of
supervisors.
{e) “Municipality" means a city, village or town,
(1) “Operating plan” means a plan adopted or amended under this section for the development,
redevelopment, maintenance, Operation and promotion of a business improvemert district, including all of
the following: _
1, The special assessment method applicable to the business improvement district,
tm. Whether real property used exclusively for manufacturing purposes will be specially
assessed.
2. The kind, number and location of all proposed expenditures within the business iniprovement
district, |
3. A description of the methods of financing all estimated expenditures and the time when relared
costs will be incurred.
4. A deseription of how the creation of the busingss imptovement district promotes the orderly
development of the municipality, including its relalionship to any municipal master plan,
5. A legal opinion that subds. 1. 10 4. have been complied with,
(g) “Planning commission” means a plan commission under s, 62.23, of if none a board of public land
commissioniers, or il none a planning commiltee of the local legislative body. _
{2) A municipality may create a business improvement district and adopt its operating plan if all of the
following are met:
{(n) An owner of real property used for commicicial purpdses and located in the proposed busingss
improvement disirict designated under par. (b) has petitioned the municipality for creation of a business
improvement district.
(D) The planning commission has designated a proposed business improvement district and adopted its
proposed initial operating plan.
(e} At least 30 days before creation of the business improvement. distriet and adoption of its initial
operating plan by the municipality, the planning commission has held a public hearing on its proposed
business improvement district and initial operating plan. Notice of the hearing shall be published as a
class 2 notice under ¢h, 983, Before publication, a copy of the notice logether with o copy of the proposed
initial operating plan and a copy of a detail map showing the boundaries 6f the proposed business
improvement district shall be sent by certified mail to all owners of real property within the proposed
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business improvement district. The notice shall state the boundaries of theé proposed business
improvement district and shall indicate that copies of the proposed initial operating plan are available
from the planning cominission on request,

(@) Within 30 days afler the hearing under par, (), the owners of property to be assessed under the
proposed initial operating plan having a valuation equal to more than 40 percent of the valuation of all
property to be assessed under the proposed initial operating plan, using the method ol valuation specificd
in the proposed initial operating plan, or the owners of propetty to be assessed under the proposed initial
operating pian having an assessed valuation equal to more than 40 percent of the dssessed valuation of all
property to be assessed under the proposed initinl operating plan, have not filed a petition with the
planning commission protesting the proposed business improvement district or its proposed initial
operating plan,

(e) The local legislative body has voted  adopt the proposed initial operating plan for the municipality.

(2m) A municipality may annex tetritory to an exisling business improvement district if all of the following

(3)

are met:

(a) An owner of reat property used for commercial purposes and located in the territory proposed o be
annexed has petitioned the manicipality for annexation.

(b} The planning commission has approved the annexation.

(¢) At least 30 days belore annexation of the territory, the planning commission has held a public hearing
on the proposed annexation, Nolice of the hearing shall be published as a class 2 notice under ch, 985,
Before publication, a copy of the notice together with a copy of a detail map showing the boundaries of
the territory proposed to be annexed to the business improvement district shall be sent by certified mail to
all owners of real property within the territory proposed to be annexed. The notice shall state the
boundaries of the ferritory proposed to be annexed,

(d) Within 30 days after the heaving under par. (¢}, the owners of property iu the ferritory to be annesed
that would be assessed under the operating plan having a valuation equal to more than 40 percent of the
valuation of all property in the tertitory to be annexed that would be assessed under the operaiing plan,
using the method of valuation specified in the operating plan, or the owners of property in the lerritory fo
be annexed that would be assessed under the operating plan having an assessed valuation eqgual to more

than 40 percent of the assessed valuation of all property in the territory to be amiexed Lhat would be

assessed under the operating plan, have not filed a petition with the planning commission protesting the
annexation,

(1) The chief executive officer shall appoint members to a business improvement districl board to
implement the operating plan, Board members shall be confirmed by the local legislative body and shall
serve staggered terms designated by the local legislative body. The board shall have al least S members. A
majorily of board members shall own or occupy real property in the business improvetment district.

(b) The board shall annually consider and may make changes to the operating plan, which may include
termination of the plan, for its business improvenwnt distriet. The board shall then submit the operating
plan to the Tocal legislative body for its approval. If the local legislative body disapproves the operating
plan, the board shall consider and may make ¢hanges to the operating plan and may continue 10 resubiit
the operating plan until focal legislative body approval is obtained. Any change to the speciaf assessment
method applicable to the business improvemeit district shall be approved by the lecal legislative body.

() The board shall prepare and make available to the public annual reporls describing the cirrent status
ol the business improvement district, including expenditures and revenues. The report shall inclide one of
the following:

1. If the cash balance in the segrégated account described under sub. (4) equaled or exceeded
$300,000 at any time during the period covered by the report, the municipality shall obfain an
independent certified audit of the implementation of the operating plan.

2, 1f the cash balance in the segregated account described under sub. (4) was less than 300,000 at
all times during the period covered by the report, the municipality shall obtain a reviewed financial
statement for the most recently completed fiscal year. The staterent shall be prepared in accordance with

10028768



generally aceepted accounting principles and iiclude a review of the fimancial statement by an
independent certified public accountant.

(¢eg) For calendar years beginning afler December 31, 2018, the dollar amount at which a municipality s
required to obtain an independent certilied audit under par. (¢} 1. and the dollar amouni at which a
munieipality is requiréd to obtain 4 reviewed financial statement under par. (¢) 2, shall be increased cach
year by a percentage equal to the percentage change between the U.S. consumer price index forall urban
consumers, U8, city average, for the month of August of the previous year and the U.S, consumer price
index for all urban consumers, U.S. city average, for the month of August 2017, as determined by the
federal department of labor. Each amount that is revised under this paragraph shall be rounded to the
nearest multiple of $10 if the revised amount is not a multiple of $10 or; if the revised amount is a
multiple of $5, such an amount shall be increased to the next Kigher multiple of $10.

(er) The municipality shall obtain an additional independent certified audit of the implerentation of the
eperating plan upon termination of the business improvement district,

(d) Either the board or the municipality, as specified in the operating plan-as adopted, or amended and
approved under this section, has all powers necessary ‘or convenient to implement the operating plan,
including the power to contract,

{4) All special assessments received from a business tmprovement district and all other appropriations by the

municipality or other moneys received for the benefit 6f the business improvement district shall be placed
in & segregated accourt in the municipal treasury, No disbursements from the account may be made
exeepl to reimburse the municipality for appropriations other than special assessments, to pay. the costs of
audits and reviewed financial statements required under suby. (3) {¢), or oni order of the board For the
puipose of implementing the operating plan, On termination ol the business improvement district by the
municipality, all moneys collected by special assessment remaining in the account shall be disbursed 1o
the owners of specially assessed property in the business improvement district, in the same proportion as
the last collected special assessment.

{4g) A municipality may convert a business improvement districl under this section into a neighborhood

4m) A municipality shall terminate a business improvement district if the owne
Palny

improvemend district ynder 5. 66,1110 if an owner of real property that is subject to general redl estate
taxes, that is used exclusively fob residential purposes, and that is located in the business improvement
district petitions the municipality for the conversion. If the municipality approves the petition, the board
shall consider and may make changes to the operating plan under s, 66,1110 () (b).

of property assessed under
the opérating plan having a valuation equal 1o more than 50 percent of the valuation of all property
assegsed under the operaling plan, using the method of valuation specified in the operating plai, or the
owners of property assessed under the operating plan having an assessed valuation equal to more than 50
percetit of the dssessed valuation of all property assessed under the operating plan, file-a petition with the
planning comimission requesting termination of the business improvement district, subjeet to ali of the
following condilions:
(n) A petition may nol be filed under this subsection earlier than one year after the date the municipality
first adopts the operating plan for the business improvement district,
(15) On and afler the date a petition is filed under this subsection, neither the board nér the munricipality
may enter info any new obligations by contract or otherwise to implement the operating plan until the
expiration of 30 days after the date of hearing under par. (¢) and unless the business improvement district-
is not ferminated under par, (e).
{¢) Within 30 days after the filing of a petition under this subsection, the plamning commission shall hold
a public hearing on the proposed termination. Notice of the hearing shall be published as a class 2 nolice
under ch. 883, Before publication, a copy of ihe notice together with a copy of the operating plan and a
copy of a detail map showing the boundariés of the business improvement district shall be sent by
certified mail to all owners of real property within the business improvement district. The notice shall
state the boundaries of the business improvement district and shall indicate that copies of the operating
plan are available from the planning commission on request, '
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(1) Within 30 days afier the date of hearing under par. (<), every owner of property assessed under the
operaling plan may send written notice to the planning commission indicating, il the owsier signed a
petition under this subsection, that the owner rétracts the owner's request to terminate the business
improvement distriet, or, if the owner did not sign the petition, fhat the owner requests fermination of the
business improvement district.

(e) If after the expiration of 30 days after the date of hearing under par, {¢), by petition under this
subsection or subsequent notification under par. (d), and afler subtracting any refractions under par. (d),
the owners of property assessed under the operating plan having a valuation equal to more than 50 percest
of the viduation ot all property assessed under the operating plan, using the method of valuation specified
in the operating plan, or the owners of properly assessed under the operating plan having an assessed
valuation equal to more than 50 percent of the assessed valuation of all property assessed under the
operating plan, have requested the termination of the business improvement distriet, the muiiicipality shall
terminaie the business improvement district on the date that the obligation with the latest completion date
entered into to implement the operating plan expires.

(a) Real property used exclusively for residential purposes and real property that is exempted from
general property taxes under s, 70,11 may not e specially assessed for purposes of this section.

(b) A nunicipaiily may terminate a business improvement district at any time,

(¢) This section does not limit the power ol a municipality under other law 1o regulate the use of or
specially assess real property.,

() 1f real property that is specially assessed as authorized under this section is of mixed use such that part
of the real property is exenipted from general property taxes under s, 70,11 or is residential, or both, and
part of the real property is taxable, the municipality may specially assess as authorized under this section
only the perceniage of the real property thal is not lax-exempt or residential. This paragraph applies only
to a lstelass city.

Hstory: 1983 4 I%E 1989 4, 86 6, 235 19099 4, 156G s, 539 Stuts, 19499 5 66.1109; 2000 a 83; 20170, 39, 70, 189,
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APPENDIX “B”
PROPERTY LIST AND ESTIMATED 2020 BID ASSESSMENTS
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bid Taxkey chk i addr ownerl class building type description total Agssessable Total

B49 4281102600 235 W OREGON 57 BUHLDING 4L LLT meﬁm”mwﬁuwﬁﬂmnw Commercial {and S 20420000 5 . 517.20
B49 4270591500 515 W FRESHWATER WA I BIHLDING 41 LLT mmmﬁmwmmm ,ﬁ.uwmﬁmgﬁ AParking Lot S 77200000 | & B

B49 4270592000 675 W FRESHWATER WA | BEAM HOUSE APARTMENIMercintile Anariment - |AP4 (Conv Apt with 1 ormore Unil 3 3,752,700.00 | & ~

B4% 4370593000 €40 W FRESHWATER Wa |DOCKS BUHLDING LLC 57 .wm.mnmnﬂmmg. JIAPA [ConvAptwith 21 ermore Unil S 801850000 | & : ®

Ba% 4270801000 725 W FRESHWATER WA |DOCKS BUILDING LIS e Malti Story Warehouse S 550,600.00 |5 33,285.07 112.81
54G 4270602000 747-777 W FRESHWATER ITANNERY REMNANTS Mergamtiia Apartment - Viniti Story Warehouse 5 £22,8000018 106,101,189 376,22
343 280293000 247 W FBESHWATER WA [WATER ACCELERATOR LLC | Locat Commzrcial wiuii Story Warghouse $12.381 700,001 8 12,381,700.00 5,000.00
B42 4280322113 305 S 38D ST BUILDHNG 41 LIC Local Commercial Parking Lot S 481700001 & 4831,700,00 1,683.0%
B42 4283021000 310 W FBESHWATER WA IBUILDING 41 LLC Special Mercantile Parking Lot § 9353000018 965 ,300.,00 2477564
B49 4281024000 330 W FRESHWATER WA [BUILDING 41 LIC Specizl Mercantile Commercial Land & 55800001 & 55,800.00 184,97
B49 4281051000 360 W FRESHWATER WA [BUNLDING 41 LLT Special Mercantile Commercial Land s 279000001 3 22%,000.00 800.14
Ba9 4281052000 432 W FRESHWATER WA [BUILDING 41 LLC Spacial Mercantiie Commercial Land S §57,300.00 1 & 357,500.00 2,858.15%
549 4281061000 425 W FRESHWATER WA IBUILDING 41 LLC Special Mercantile Cammergial Land 4 1,845,20000 15 1,848,200.00 6,450.73
BaS 4281062000 511 W FRESHWATER WA [REXNORD INDUSTRIES LLC | Special Mercantile Uffice Building - Class B 5 15,688,000.00 15  15,688,008,00 58,308.34
848 4233103000 233 W OREGOMN ST YARDS LLC Maercantite Apartment | Commencial Land 5 7330000015 .0 .

gag 4288001000 2008 STH 8T TITY OF MILWAUKES Exempt. Lommerclal Exempt s - 4 =

79.512.29




7 APPENDIX “C”
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B.

Réed Street Yards
BID 49
Annual Report
September 2018 — August 2019

Mission Statement/Vision/Priotities

Background: A substantial portion of the property within the District is comprised of
vacant land that has been improved pursuant to a Development Agreement among the
City of Milwaukee, the Redevelopmént Authority of the City of Milwaukeg anid
Building 41, LLC (the "Devélopment Agreement™). Among the improvements
undertaken pursuant to the Developimeit Agreement are: (a) installation of a new
dock wall along the Menomoree Canal; (b) installation of a publicly nccessible river
path; and (¢} installation of stormwater retention/treatment facilities (the "Stormwater
Pagilities™). In addition, the Development Agreement contemniplates that one or more
parking structures may be erected within the District if sufficient future development
oceurs to generate a need and demand for such structure(s) (the "Parking Structures™),

Objectives: The objectives of the Reed Street Yards (“RSY”) BID include thé
following:

To provide & financing mechanismto fund the private share of the cost of the dock
wall and river path improvements (“River Improvements”) identified in the Reed
Street Yards Development Agreement. The private share was loaned by the Cily to
the RSY BID and was dishursed to pay for the River Improvements, The RSY BID is
repaying the Loan over 4 térm of 15 years at the-City's cost of funds plus 1%. The
RSY BID is obtaining funds to repay the Loan by levying annual assessments againist

‘the properties located within the RSY BID. The first assessment for repayment of the

Loan occurred in 2015,

Theoriginal Loan amount was §354,000 and since 2015, $93,181.49 has been paid
leaving a remaining balance on the Loan 0f' $260,818.51 as of Angust 31, 2019,

To tmanage, maintain, fepair and replace the River Improvéments and the Stormwater
Facilitics. Owners of the Jand upon which the River Improvements and/or
Improvements and Stormwater Facilities to the District, 11 snch owners exercise such
option, the District shall accept ownership of the property conveyed to it. ' Whether or
not any River Improvements or Stormwater Facilities are canveyed to the District, the
District shall be responsible for managing, maintaining, repairing and replacing same
(including procuring casunity and liability insurance). The costs incuired by the
District in so doing shall be funded through the annual assessments levied by the
District.



3. Ifand at such time as it becomes necessary to erect one or more of the Parking
Structures, the District may be asked by one or more owners of real property within
the District to finance, c¢onstruct, own and operate the same. Provided that the owners
of at least 50.1% of the real property located within the District consent in writing,
the District shall proceed with the development and ownership of such Parking
Structure(s) on such terms as are ¢onsented to by such owners,

{1. Total Assessed Value of Properties within District

“The total value of the agsessable properties within the BID is $33,673,586.27

HIL Core Profgrams

The BID does not have any employees. The BID holds an annual Board meeting,
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Independent Accountant's Review Report

Board of Directors
Business Improvement District No. 49
Milwaukee, Wisconsin

We have reviewed the accompanying financial statements of Business Improvement District No. 49, which
comprise the statement of financial position as of December 31, 2018, and the related statements of activities
and cash flows for the year then ended and the related notes to the financial statements. A review includes
primarily applying analytical procedures to management's financial data and making inquiries of company
management. A review is substantially less in scope than an audit, the objective of which is the expression of an
opinion regarding the financial statements as a whole. Accordingly, we do not express such an opinion.

Management's Responsibility for the Financial Statements

Management is responsible for the preparation and fair presentation of these financial statements in accordance
with accounting principles generally accepted in the United States; this includes the design, implementation, and
maintenance of internal control relevant to the preparation and fair presentation of financial statements that are
free from material misstatement whether due to fraud or error.

Accountant's Responsibility

Our responsibility is to conduct the review engagement in accordance with Statements on Standards for
Accounting and Review Services promulgated by the Accounting and Review Services Committee of the AICPA,
Those standards require us to perform procedures to obtain limited assurance as a basis for reporting whether
we are aware of any material modifications that should be made to the financial statements for them to be in
accordance with accounting principles generally accepted in the United States. We believe that the results of our
procedures provide a reasonable basis for our conclusion.

Accountant's Conclusion

Based on our review, we are not aware of any material modifications that should be made to the accompanying
financial statements in order for them to be in accordance with accounting principles generally accepted in the
United States.

Prior Period Financial Statements

The 2017 financial statements were audited by us and we expressed an unmodified opinion on them in our
report dated March 23, 2018, hut we have not performed any auditing procedures since that date.

Wyt LLP

Wipfli LLP
Milwaukee, Wisconsin

February 11, 2019



Business Improvement District No. 49
Statements of Financial Position

December 31, 2018 and 2017 2018 2017
Assets
Current assets;

Cash S 1,775 13,432
Total Assets ) 1,775 13,432
Liabilities

Current Liabilities:

Accrued expenses s 2 47

Accrued interest payable 9,489 10,144

Current maturities of long-term debt 20,311 19,437

Total current liabilities 29,802 29,628
Long-term liabilities:

City of Milwaukee loan 260,821 281,131
Total liabilities 290,623 310,759
Net deficit:

Unrestricted (288,848} {297,327)
Total net deficit S 1,775 5 13,432

See the accompanying independent accountant's review report and notes to financial statements,



Business Improvement District No. 49
Statement of Activities

Years Ended December 31, 2018 2017
Revenues:
BID assessments S 64,512 § 81,462
Expenses:
Bank charges 15 45
Audit fees 3,250 3,000
legal fees 446 -
Repairs and maintenance 36,799 20,909
Utilities 2,645 2,503
Other operating expenses 8 -
Interest expense 12,870 13,735
Total expenses 56,033 40,192
Change in net assets 8,479 41,270
Unrestricted net deficit, beginning of year {297,327) {338,597}
Unrestricted net deficit, end of year 5 (288,848) § {297,327)

See the accompanying independent accountant's review report and notes to financial statements.



Business Improvement District No. 49
Statement of Cash Flows

Years Ended December 31, 2018 2017
Cash Flows From Operating Activities:
Change in net assets ) 8,479 § 41,270
Adjustments to reconcile change in net assets
to net cash provided {used) by operating activities:
Accrued expenses (45) (4,851)
Due to related party - (5,000)
Accrued interest payable {655) (628)
Net cash provided by operating activities 7,779 30,791
Cash Flows From Financing Activities:
Note repayment {19,436) (18,601)
Net cash used by financing activities {19,436) (18,601)
Net (decrease) increase in cash (11,657) 12,190
Cash, beginning of year 13,432 1,242
Cash, end of year S 1,775 § 13,432
Supplemental Disclosure of Cash Flow Information:
Cash paid during the year for:
Interest S 13,525 S 14,363

See the accompanying independent accountant's review report and notes to financial statements.



Business Improvement District No. 49
Notes to Financial Statements

Note 1: Nature of Activities and Significant Policies

Business Improvement District No. 49 ("BID") was created by the City of Milwaukee pursuant to 5.66.1109 of the
Wisconsin State Statutes. The law enables cities to establish Business improvement Districts for the purpose of
allowing businesses within those districts to develop, manage and promote the districts and to establish an
assessment method to fund these activities. The BID was created with the specific purpose of providing a
financial mechanism to fund the private share of the cost of the dockwall, river path, and stormwater facility
improvements which run along the portion of the Menomonee River Canal within the BID.

Note 2: Summary of Significant Accounting Policies

Basis of Presentation

The financial statements have been presented in accordance with accounting principles generally accepted in the
United States of America ("GAAP"). Under these provisions, net assets and revenues, expenses, gains and losses
are classified based on the existence or absence of regulatory restrictions. Accordingly, net assets of the BID and
changes therein are classified and reported as follows:

Unrestricted net assets - Net assets that are not subject to regulatory restrictions.

Temporarily restricted net assets - Net assets subject to regulatory restrictions that neither expire by the
passage of time nor can be fulfilled or otherwise removed by the actions of the BID.

Permanently restricted net assets - Net assets subject to regulatory restrictions that neither expire by the
passage of time nor can be fulfilled or otherwise removed by the actions of the BID.

Cash and Cash Equivalents

For purposes of the statements of cash flows, the BID considers all demand deposits and other highly liguid
investments with an initial maturity of 90 days or less to be cash equivalents.

Revenue Recoghition

The financial statements of the BID have been prepared on the accrual basis, whereby revenues are recognized
when earned rather than received and expenses are recognized when incurred rather than when they are paid.

In May 2014, the Financial Accounting Standards Board {FASB) issued Accounting Standards Update (ASU} No.
2014-09, Revenue from Contracts with Customers (Topic 606). This ASU, as amended, provides comprehensive
guidance on the recognition of revenue from customers arising from the transfer of goods and services, guidance
on accounting for certain contract costs, and new disclosures. The new standard supersedes current revenue
recognition requirements in FASB Accounting Standards Codification (ASC) Topic 605, Revenue Recognition, and
most industry-specific guidance. When adopted, the amendments in the ASU must be applied using one of two
retrospective methods. ASU No. 2014-09 is effective for nonpublic companies for annual periods beginning after
December 15, 2018, The Company is currently evaluating the impact of the provisions of ASC 606.



Business Improvement District No. 49
Notes to Financial Statements

Note 2: Summary of Significant Accounting Policies (Continued)
Tax-Exempt Status

The BID is considered part of the City of Milwaukee and as such is covered under the City of Milwaukee's tax
reporting requirements. Therefore, no provision for income taxes has been included in these financial
statements,

Use of Estimates

The preparation of the financial statements in conformity with GAAP accounting principles requires
management to make estimates and assumptions that affect certain reported amounts of assets and
liabilities and disclosure of contingent assets and liabilities at the date of the financial statements and the
reported amounts of revenues and expenses during the reporting period. Actual results could differ from
those estimates.

Subsequent Events

The Company has evaluated subsequent events through February 11, 2019, which is the date the financial
statements were available to be issued.

Note 3: Reed Street Yards Project

The BID received support from the City of Milwaukee in the form of a $354,000 loan to perform a project which
encompassed (a) the installation of a new dockwall along the Menomonee Canal; {b) installation of a publicly
accessible river path; and (c) installation of stormwater retention/treatment facilities. The Reed Street Yards
Project (project) was drafted and developed with a principal focus on water technology and research on the
water project site, a new river path segment, new sanitary sewers, stormwater management facilities, water
utilities, dockwall improvements, and any other project components and public infrastructure as may be mutually
agreed upon by the parties. The project was completed in 2014,



Business Improvement District No. 49
Notes to Financial Statements

Note 4: City of Milwaukee Loan

In conjunction with the Reed Street Yards Project, the BID entered into a loan agreement with the City of
Milwaukee for a loan in the amount of $354,000. The loan bears interest at a rate of 4.50% and is unsecured. The
loan requires principal and interest payments to occur on April 1 of each year commencing on April 1, 2015, and
ending with the final loan repayment on April 1, 2029. Loan repayments will be made from the annual tax
assessments on the businesses within the BID. Interest expense associated with this loan was $12,870 and
$13,735 for the years ended December 31, 2018 and 2017, respectively.

Future required principal payments under the terms of the loan agreement are due as follows:

2019 5 20,311
2020 21,225
2021 22,180
2022 23,179
2023 24,222
Thereafter 170,015
Total S 281,131

Note 5: Concentrations

All of the BID's revenues are derived from a City of Milwaukee assessment charged to property owners within the
BID's boundaries.

Note 6: Related Party Transactions

During the year, the BID engaged in multiple related party transactions with Reed Street Yards, LLC, an entity in
which three members of the BID board held a material interest. Reed Street Yards, LLC currently holds multiple
contracts with unrelated vendors who perform debris, litter, and various other cleanup and maintenance services
for the entire Reed Street Yards area. Invoices for these services are paid for entirely by Reed Street Yards, LLC,
who is subsequently reimbursed by each property owner in proportion to the occupied acreage. Charges incurred
in 2018 and 2017 related to these services totaled $3,499 and $9,933, respectively. Additionally, the BID also paid
$8,656 and $3,900 during 2018 and 2017, respectively, to General Capital Acquisitions, LLC, an entity where one
member of the BID board serves in a management capacity. The charges incurred were for reimbursements
related to various expenses paid for on behalf of the BID.





