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1.

EXECUTIVE SUMMARY
DESCRIPTION OF DISTRICT
This document is the Project Plan (“Project Plan”) for Tax Incremental District Number Eleven, City of
West Allis (the “District”). The Project Plan has been prepared in conformance with the provisions of
Wisconsin Statutes Section 66.1105 (the “Tax Increment Law”).
The District. The District’s size and location consists of approximately
11.4 acres of land. The site is currently occupied by four duplex
residential units, three single family residential units, one vacant
residential property along S. 82 St. and two retail strip malls along S. 84
St. The site also consists of vacant commercial and industrial sites
formerly occupied by Mykonos Restaurant and Banquet facilities and
Milwaukee Gray Iron Foundry. The site is bounded by S. 84 St. on the
west, W. Lapham St. on the south, W. Greenfield Ave. on the north, and S. 82 St. on the east. A map of
the proposed District boundaries is located under Section 2. The legal description for the District is
attached within the appendix Exhibit A - Legal Description.
Expenditures. The estimated total cost for project expenditures is
$7,021,372 for projects outlined in Project Plan. The projects to be
undertaken pursuant to this Project Plan are expected to be financed by
a Community Development Block Grant- Emergency Assistance
Program grant and project costs not eligible under the grant would be
financed by G.O. Bonds. A summary of the Estimated Redevelopment
Costs for the Plan are located within Section 10.
Economic Development. As result of the creation of the district, the
City projects that the redevelopment of the site will produce an
estimated additional value between $12 million and $25 million. The
additional value will be a result of the improvements made privately
within the District. A table detailing project assumptions and values is
located under Section 9 of this Plan. In addition, the District will
provide other economic benefits as jobs creation, personal property
tax, and an improved industrial corridor.
Termination of District. Based on the Economic Feasibility Study
located in Section 13 of the Plan, the District would be expected to generate sufficient tax increments to
recover all associated costs by the year 2036; which is 27 years.
The Project Plan will be implemented by the Community Development Authority (the “Authority”) of
the City of West Allis.
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SUMMARY OF FINDINGS
As required by s. 66.1105 Wis. Stats., and as documented in the Plan and the attachments contained and
referenced herein, the following findings are made:
But For Test. The creation of the District would allow redevelopment to occur as detailed in this Plan
by providing conditions suitable for redevelopment. The conditions would include addressing
environmental concerns, site preparation, development incentive payments, and other associated costs.
Based on market conditions, current conditions and use of the District, the City had determined that
redevelopment of the area will not occur as a result of private investment. Without the use of TIF,
redevelopment of the area is unlikely, and the potential for the site to remain idle and disinvested would
remain.
Economic Benefits. The District’s benefits can be measured by increased taxable value to the City and
taxing jurisdictions. The improvements are sufficient to compensate for the cost of improvements.
The following was considered as supporting the economic benefits:
•

The Economic Feasibility is outlined under Section 13 of the Plan. The tax increments projected
to be collected are more than sufficient to pay for the proposed project costs.

•

The development will add an estimated 50 jobs.

Benefits Outweigh Anticipated Tax Increments to be Paid. If approved, the District would be created as
of January 1, 2009. As of this date, the values of all existing development would be frozen and the
property taxes collected on the base value would continue to be distributed to the various taxing
jurisdictions as they currently are now. The incremental value created by new development created after
January 1, 2010 will underwrite the repayment of TIF-eligible project costs. Based on the Economic
Benefits stated above, the City concludes the overall benefits of the District outweigh the anticipated tax
increments to be paid by owners of the property in the overlying taxing jurisdictions. As required by
Section 66.1105(4)(i.)4., a calculation of the share of projected tax increments estimated to be paid by
the owners of the property in the overlying taxing jurisdictions has been made and can be found as
Exhibit 5 – Taxing Jurisdictions.
No Less than 50% In Need of Rehabilitation. The district must have more than 50% of the real property
within the District in need of rehabilitation or conservation work within the meaning of Section
66.1337(2m)(b) of Wis. Stats. Also, any property within the District vacant for seven years
immediately proceeding adoption of the District must not comprise more than 25% of the area in
compliance with 66.11.05(4)(gm)1 of Wis. Stats. Based on the environmental conditions and concerns,
and underutilization of the property within the District, the City reasonably finds these conditions: the
presence of blight, and the District is in need of rehabilitation and conservation work based on
identification and classification of the property within the District.
Promotion Rehabilitation. The City finds that the creation of the District will promote the rehabilitation
and conservation of the area.
Enhance Value. The City finds that the creation of the District will significantly enhance the value of
real property within the District.
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Value of TIF Districts, Not Exceed 12%. The City Assessor has found that not more than 12% of the
total equalized value of the taxable property within the City. Refer to Exhibit 6 – City Assessor Letter.
RETAIL. The City estimates that more than 35% of the District territory will be utilized for retail
operations at the end of the District’s maximum expenditure period, pursuant to Section 66.1105(5)(b)
and 66.1105(6)(am)1 of Wis. Stats.
Master Plan. The Plan for the District in the City is feasible and is in general conformity with the
Comprehensive Plan of the City.
2.

GENERAL DESCRIPTION OF DISTRICT
District
The District is being created by the City of West Allis under the authority provided in 66.1105 of Wis.
Stats. Below, Map No. 1 - Project Boundary more clearly identifies the precise limits of the District.
Map No. 1: Project Boundary

The District is bounded by S. 84 St. on the west, W. Lapham St. on the south, State Fair Park property
on the north, and S. 82 St. on the east and does not include the 3 properties located on the southeast
corner of S. 84 St. and W. Greenfield Ave. A legal description is provided in Exhibit No. 1 – Legal
Description.
7

3.

EXISTING LAND USES AND CONDITIONS:
The creation of the District is necessary to eliminate and prevent the spread of blight, and foster
sustainable development with less impact on the local infrastructure and environment. Map No. 2 Existing Property Uses details current land uses abutting and within the proposed district.
Map No. 2 – Existing Property Uses

Comm.
Comm. Commercial

Comm.

Comm.

Residential
Manufacturing

Res.

Residential
Res.
Comm.

Res.

4.

Comm.

Residential

TYPE OF DISTRICT
The District is created as a “Rehabilitation or Conservation District” based upon a finding that at least
50%, by area, of the real property within the District is in need of rehabilitation or conservation work, as
defined in Section 66.1337 (2m)(a)1-4. Refer to Map. No. 3- Rehabilitation Conditions
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The sites scheduled for acquisition and redevelopment are perceived by potential investors as a
brownfield property. The properties expansion, redevelopment, or reuse is complicated by the presence
or potential presence of a hazardous substance, pollutant, or contaminant.
Foundry
The former Milwaukee Gray Iron site has a dated history of 100 years as a manufacturing facility. The
size of facility and former use as a foundry limits the potential for optimal reuse of the property. The
known environmental concerns for the foundry include: 1) a list of underground storage tanks, some of
which leaked and were removed as listed on the Wisconsin Department of Commerce Tank database
and the BRRTS database; 2) an investigation in 2003 discovered contamination of chlorinated VOC’s
and trichlorethese (TCE); 3) prior use of a foundry; and 4) probable asbestos containing materials within
the existing building materials. Both soil and groundwater were reported to contain petroleum
constituents above the NR 700 Residual Contaminant Levels and NR 140 Groundwater Quality
Standards. The residual soil contamination left on site will need to be evaluated relative to any new
proposed redevelopment.
Restaurant
The Mykonos site is developed with an estimated 15,000 square foot building on an approximate 1.83
acre parcel. The existing building was most recently occupied by Mykonos Restaurant and has been
vacant since 2004.
A previous Phase I Environmental Site Assessment (ESA) was completed on the subject property in
January 2006. It provided a historical summary, which indicates that the site was formerly used by the
Rosenthal Corn Husker Company to manufacture corn-husking machines. It was later used as an
automobile sales and service building, and prior to Mykonos, the building was occupied by the former
Meurer’s Bakery Company. The Phase I also revealed several recognized environmental concerns for
the subject property related to the presence and former presence of underground storage tanks on the
site, the use of the site for automobile service, the potential for fill materials and spills related to a
former railroad spur on the subject property, a reported closed leaking underground storage tank (LUST)
case on the subject property and western adjacent property, and potential releases due to activities on
adjacent properties.
Residential
The general age of the residential properties would indicate possible environmental concerns such as,
but not limited to, asbestos, hydrochlorofluorocarbons (CFCs), halons and other refrigerants, lead-based
paint, mercury containing switches and lighting, polychlorinated biphenyls (PCBs) and miscellaneous
items such as containers of hazardous chemicals, appliances, computers, illuminated exit signs and
smoke detectors. Some of the properties may have been heated by fuel oil, therefore the presence of a
underground or above ground tank is unknown.
In conclusion, the environmental hazards and the distressed state and disrepair of the property
substantially impair and arrest the sound growth of the community, constitute an economic and social
liability and is a menace to the public’s health, safety, and welfare in its present condition and use.
Redevelopment of the property will provide future property tax relief to the families and businesses of
West Allis.
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Map No. 3 – Rehabilitation Conditions
5.

PROJECT PLAN GOALS AND OBJECTIVES

The City of West Allis intends that the District will be used to ensure that private development occurs
within the District that is consistent with the City’s development and redevelopment objectives. The
goal is to increase the tax base, provide and preserve employment opportunities within the City, and
clean-up and mitigate flooding damage. The project costs included in this Plan relate directly to the
rehabilitation or conservation of areas in the District consistent with the purpose for which the District is
created.
The creation of the District promotes the orderly development of the City as follows:
Goals:
1.

Reverse the underutilized property and encourage new private/public development;

2.

Broaden the property tax base of the community;
10

3.

Reposition this former industrial area as a viable job creator;

4.

Promote sustainable redevelopment that will reduce impact on the infrastructure and
environment;

5.

Rehabilitate or conserve the area;

6.

Eliminate blight and prevent the development and spread of blighted areas;

7.

Remediate environmental contamination to a level necessary for redevelopment, and a clean and
livable neighborhood;

8.

Clean-up and mitigate flood damage that has occurred in the area; and,

9.

Develop a “unique” or “sense of place” to the district or redevelopment area.

Objectives:
1.

Redevelop the area into potential hotel, retail, commercial and multi-family residential uses;

2.

Eliminate underutilized land and environmentally hazardous conditions;

3.

Divide land into parcels functionally adaptable with respect to shape and size for disposition and
redevelopment in accordance with development needs and standards;

4.

Improve the site with buildings that offer high quality architectural design standards;

5.

Provide for the orderly physical and economic growth of this parcel through planned and
controlled redevelopment;

6.

Foster redevelopment activities, which are consistent with uses permitted in this Plan, the sound
needs and growth of the surrounding area, and the community as a whole;

7.

Assure that the site’s redevelopment incorporates architectural design, site planning,
landscaping, signage, public art and amenity lighting, which are aesthetically pleasing and
compatible with existing development in the area;

8.

Foster economic development by providing facilities, which generate employment opportunities
and/or new housing for city residents;

9.

Provide economic development loans and/or grants to qualified redevelopers consistent with the
goals and objectives of this Plan;

10.

Foster linkages through redevelopment to surrounding commercial uses and abutting Wisconsin
State Fair Park.

11.

Provide project and site improvements, including pedestrian ways, utilities, and other related
improvements necessary for carrying out the objectives of this Plan;
11

12.

6.

Achieve private redevelopment, which will add to the tax base of the City of West Allis and
stimulate business activity in this part of the city; and,

PARCEL LIST AND ANALYSIS
Map No. 4 – Parcel Map
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Table 1 – Schedule of Lands and Interest
Schedule of Lands and Interest
Project ID
1
2
3
4
13
14

Tax Key #
452-0419-002
452-0417-001
452-0415-000
451-0644-005
451-0642-006
451-0642-005

Property Address
Owner's Name
1501 S 83 ST & 8220R W ORC Milwaukee Gray Iron LLC
1502 S 83 STREET
Milwaukee Gray Iron LLC
15** S 83 ST
Milwaukee Gray Iron LLC
8201 W GREENFIELD AVE
Thomas A Miller & Etal
1470-78 & 1480-88 S 84 ST
Neumann Manfred E Trust
Neumann Manfred E Trust
1510-1532 S. 84 St.

Use
Foundry
Storage
Vacant
Mykonos
Retail
Retail

Subtotal

Project ID
5
6
7
8
9
10
11
12

7.

Tax Key #
452-0345-000
452-0346-000
452-0347-000
452-0348-001
452-0348-002
452-0349-000
452-0350-000
452-0351-000

Property Address
1427-29 S 82 ST
1433-35 S 82 ST
1443-45 S 82 ST
14** S 82 ST
1451-53 S 82 ST
1459 S 82 ST
1463 S 82 ST
1469 S 82 ST

Owner's Name
Use
Kostas & Maria Tourloukis & Spiros Tourlouki 2 Fam.
2 Fam.
James R Graef
2 Fam.
Robert C Barton
Vacant
Robert C Barton
2 Fam.
Michael G Heffernan
SF
Joseph A Gepfert
SF
Terry A Harvey & Karen M Harvey
SF
Tom J. Giesegh

Acreage Zoning
4.393 M-1
0.363 M-1
0.133 RB-2
1.832 C-3
0.737 C-2
0.895 C-2

7.4580

Acreage Zoning
0.140 RB-2
0.279 RB-2
0.139 RB-2
0.139 RB-2
0.139 RB-2
0.064 RB-2
0.064 RB-2
0.064 RB-2

Subtotal

1.0280

Total

8.4860

EQUALIZED VALUE TEST
The following calculations demonstrate the City’s compliance with Wis. Stat. 66.1105(4)(gm)4.c.,
which requires that the equalized value of the taxable property in the proposed District, plus the value
increment of all existing Tax Incremental Districts, does not exceed 12% of the total equalized value of
the taxable property within the City. A letter from the City Assessor supporting the finding of this test is
attached as Exhibit 6.
The total 2009 equalized value (TIF in) for the City of West Allis is $4,275,744,900. The equalized
value of the increment of existing Tax Increment Districts within the City, without the proposed District,
totals $151,949,100. This value represents 3.55% of the total equalized value and is less than the
maximum of 12% that is permitted for the City of West Allis. In conclusion, the City is in compliance
with statutory provisions and may proceed with the creation of this District.

8.

STATEMENTS OF PROPOSED IMPROVEMENTS
The following is a list of proposed improvements and other projects that the City expects to implement
in the District. Any costs necessary for the creation of the District or related to the proposed
improvements are considered “project costs” and eligible to be paid with tax increment revenues.
•

Property Acquisition for Redevelopment. To foster and facilitate redevelopment within the
District, the City may acquire property within the District. Costs associated and related to the
acquisition of real estate are eligible costs. Any revenue received by the City from the sale of
property for redevelopment will be used to reduce the project costs for the District. If total
Project Costs incurred by the City to acquire property and make it suitable for redevelopment
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exceed the revenues or other consideration received from the sale or lease of that property, the
net amount shall be considered “real property assembly costs” as defined in Wis. Stats. Section
66.1105(2)(f)1.c., and subject to recovery as an eligible Project Cost.
•

Demolition. Depending on the development scenario that is chosen, the former Mykonos
restaurant, the Milwaukee Gray Iron foundry buildings, and the seven (7) residential properties
along the west side of S. 82 St., between W. Greenfield Ave. and W. Orchard St. will likey be
demolished. The Mykonos restaurant could possibly be gutted and redeveloped with its existing
building shell.

•

Site Preparation. Environmental audits and remediation are necessary activities to prepare the
site for redevelopment. All environmental hazards will be removed from the sites before they
are redeveloped. Based on WDNR records, there are environmental concerns that require further
testing and research. Any costs incurred by the City related to environmental audits, testing and
remediation are eligible Project Costs.

•

Flood Abatement. No major improvements and/or modifications in the storm sewer, sanitary
sewer or water are proposed by this Plan. These systems may, however, be improved and/or
modified by the City of West Allis in connection with redevelopment. Depending on the
ultimate purchasers of each disposition parcel, there may be a need to install and/or relocate
some public or private infrastructure such as sewer, water, roadway, gas, electric, etc., to more
readily accommodate development. Bio-retention techniques for storm water shall be
incorporated into a portion of each project proposal.

•

Contribution to the Community Development Authority. As provided for in Wis. Stats.
66.1105(2)(f)1.h and 66.1333(13), the City may provide funds to its Redevelopment Authority to
be used for administration, planning, and operations related to the purposes for which it was
established in relationship of any redevelopment or urban renewal project. These are eligible
project costs.

•

Developer Incentives. The City will negotiate and execute developer agreements that provide for
the optimal redevelopment. The Project may include the City entering into agreements with
property owners, lessees, or developers of land located within the District for the purpose of
attracting development and obtaining sufficient tax base to recover project costs. Incentives may
include financial arrangements to attract financing and private investment to the project.

•

Professional Service and Organizational Costs. The costs of professional services rendered, and
other costs incurred, in relation to the creation, administration and termination of the District,
and the undertaking of the projects contained within this Plan, are eligible Project Costs.
Professional services include, but are not limited to: architectural; environmental; planning;
engineering; legal, audit; financial; and the costs of informing the public with respect to the
creation of the District and the implementation of the Plan.

•

Administrative Costs. The City may charge to the District as eligible Project Costs reasonable
allocations of administrative costs, including, but not limited to, employee salaries. Costs
allocated will bear a direct connection to the time spent by City employees in connection with
the implementation of the Plan.
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•

Financing Costs. Interest expense, debt issuance expenses, redemption premiums, and any other
fees and costs incurred in conjunction with obtaining financing are eligible Project Costs.

•

Redevelopment. All redevelopment scenarios include the construction of new buildings within
the District and possibly improvements to one (1) existing building, the former Mykonos
restaurant. Details of redevelopment scenarios are indicated in Section 9 below.

With all projects, the costs of engineering design, survey, inspection, materials, construction, restoring
property to its original condition, apparatus necessary for the public works, legal and other consultant
fees, testing, environmental studies, permits, updating City ordinances and plans, judgments or claims
for damages, and other expenses are included as project costs.
9.

PROJECT DESCRIPTION
This Plan provides for the following components (labeled as A and B), each of which also includes
specific numbered project activities. Tax Incremental Finance District No. 11 (TID 11) has been
prepared in a manner so that various components and activities may be implemented as a whole or
selectively (as options) to accomplish the redevelopment objectives.
Section A = Milwaukee Gray Iron, Mykonos and Residential Properties. This portion of the project
activities principally includes the redevelopment of the current Milwaukee Gray Iron site, the former
Mykonos restaurant site, and eight (8) residential properties. In Fall 2008, the Department of
Development learned that the Milwaukee Gray Iron foundry was not going to reopen due to substantial
flooding damage and was approached by the foundry owner on whether the City would be interested in
purchasing the foundry properties. The former Mykonos restaurant site has been for sale and vacant for
over five (5) years. The department has also seen and heard how substantial the flood damage had been
to the homes on the west side of S. 82 St., which was confirmed by homeowner testimony during the
July 8, 2009 neighborhood meeting.
Milwaukee Gray Iron (For Sale 4.88-acre site area)
• Foundry site 1501 S. 83 St. & 8220R W. Orchard St. (4.39 acres)
• Storage shed 1502 S. 83 St. & 15** S. 83 St. (0.49 acres)
• Total of three (3) parcels (4.88 acres)
Mykonos Restaurant (For Sale 1.83-acre site area)
• Restaurant site 8201 W. Greenfield Ave. (1.83 acres)
Residential Properties
• 1427-29 S. 82 St. (0.14 acres)
• 1433-35 S. 82 St. (0.28 acres)
• 1443-45 S. 82 St. (0.14 acres)
• 14** S. 82 St. (0.14 acres)
• 1451-53 S. 82 St. (0.14 acres)
• 1459 S. 82 St. (0.06 acres)
• 1463 S. 82 St. (0.06 acres)
• 1469 S. 82 St. (0.06 acres)
• Total of eight (8) parcels (1.03 acres)
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Map No. 5 – Proposed Improvements

Section A is composed of one project activity which will involve returning the parcels, currently
occupied by Milwaukee Gray Iron, Mykonos and eight (8) residential properties, to an economically
productive and aesthetically appealing mixed use development that will help to bring new value towards
revitalizing the 84th & Greenfield Neighborhood. The Milwaukee Gray Iron site consists of three (3)
parcels (two of the parcels used as storage and parking, located across the street from the foundry) of
industrial land situated at the intersection of S. 83 St. and W. Orchard St., which are currently for sale,
and if acquired, could be assembled for disposition and redevelopment purposes. The Mykonos site
consists of one (1) parcel located along the south side of W. Greenfield Ave., just west of S. 82 St.,
which is currently for sale, and if acquired, could be assembled for disposition and redevelopment
purposes. The eight (8) residential properties are located along the west side of S. 82 St., between W.
Greenfield Ave. and W. Orchard St., and if acquired, could be assembled for disposition and
redevelopment purposes. The activities to accomplish this will include the acquisition, environmental
remediation, demolition and redevelopment of the properties.
The street portions of the Project may be programmed at a future date, but are not included within the
initial cost/scope of the TIF plan. For purposes of this plan, the optional activities should be viewed as
future components that could be added to the existing project area or any future amended project area to
provide public improvements to further enhance the private redevelopment initiatives, as well as assist
in providing an enhanced neighborhood image. For instance, streetscaping and new stamped paving
details along W. Greenfield Ave. between the sidewalk and curb and improved crosswalk markings will
call attention to pedestrian movements to provide a safer crossing from the commercial development
16

south of W. Greenfield Ave. to State Fair Park to the north. A pedestrian bridge or signaled pedestrian
at-grade crosswalk across W. Greenfield Ave., connecting properties south of W. Greenfield Ave. to the
State Fair Park is anticipated to be added as part of this project, especially if a hotel is built, which may
house State Fair vendors during events.
Street paving and other underground work are not recommended for improvement at this time, but will
be programmed as part of future capital improvements.
Table 2
PROJECTED PROPERTY TAX INCREMENT

Option 1a
Option 1b

$
$

2,089,283
1,266,888

$
$

20,316,000
12,980,000

$
$

22,405,283
14,246,888

Taxes
$
88,844
$
52,685
Incremental
Taxes
Gained
$
435,387
$
246,304

Option 2a
Option 2b

$
$

2,134,363
1,390,000

$
$

20,023,200
12,687,200

$
$

22,157,563
14,077,200

$
$

429,609
241,114

Option 3

$

1,870,299

$

11,396,000

$

13,266,299

$

222,197

Base Value
Retained Base

$
$

Land
1,194,900
497,700

Improvements
$
2,480,100
$
1,714,600

$
$

Total
3,675,000
2,212,300

Mill Rate = 23.80

In 2008, the value of properties within the project boundaries had a Fair Market Value as determined by
the City Assessor of $6,204,342. The TIF Plan properties paid $141,529 in property taxes. Several
development scenarios were explored in determining the site’s full redevelopment potential and the
most taxable value generated. The chart above indicates the amount of taxable value that could be
developed and the amount of (incremental) property tax relief that could be captured by redevelopment.
Do nothing
The 84th & Greenfield Ave. corridor is located in one of the most visible spots in West Allis, across from
State Fair Park. The proposed redevelopment area includes two (2) prominently vacant parcels. The
alternative option to intervening and eliminating the blight, is to do nothing. Mykonos has sat vacant for
five (5) years. If the “do nothing” option was selected, the building and land could continue to sit
unused. Eventually the Building Inspections and Neighborhood Services Department could condemn
the building and order it to be demolished, but the legal process could take up to five (5) years. In the
meantime, the property would continue to deteriorate. Once the condemnation and demolition process
was complete, the property would sit with a building value equal to zero (0).
The Milwaukee Gray Iron property has sat vacant for over one (1) year. With the substantial damage
incurred from the June 2008 flood, the foundry is essentially unusable. The foundry (north) section of
the building would either be torn down by the owner or left in a dilapidated condition. The
office/storage (south) section of the building could be leased for cold storage/warehousing, generating
$3-4/sq. ft. in rent. If the foundry carries on in its vacant state, the value will continue to depreciate due
17

to continual deferred maintenance. If the condition is an ongoing concern, the value will eventually
remain level at that low point.
Eight (8) residential properties along the west side of S. 82 St., between W. Greenfield Ave. and W.
Orchard St. were damaged from the June 2008 and 2009 floods. The housing values will remain
constant, but the owners could have a hard time selling them in the future due to the requirement that
they must disclose past flood damage.
Option 1-A
Development would occupy the former restaurant site with an 104-unit hotel with a construction cost
estimate of $70,000 per room for an estimated total value of $10.1 million. With the new hotel, a
possible adaptive reuse of the former restaurant into a banquet facility might be considered. Parking
requirements of approximately 150 spaces would be gained with additional land mass from the foundry
and residential properties. The general area of the foundry would be transformed into three, 40-unit
market rate apartment buildings. The .49-acre parcel located at the southeast corner of W. Orchard St.
and S. 83 St. would accommodate a 4-unit multi-family apartment/condominium development. As
stated above, the residential area would be graded to accommodate parking requirements for the
development.
Option 1-B
As stated above under Option 1-A, however with the variation of 48 working class townhomes
occupying the former foundry and residential sites in place of the 120 market rate apartment units and 6
condominium units.
Option 2-A
The former restaurant site would be razed and positioned as two commercial outlots suitable for a
restaurant or financial use. These buildings would vary in size from 4,000 to 5,000 sq. ft. with a
construction cost estimated between $184 and $240 per sq. ft. The former foundry land mass would be
converted into an 80-unit hotel with the remaining portions of the site provided for a market housing
development. The .49-acre parcel located at the corner of W. Orchard St. and S. 83 St. would
accommodate a 4-unit multi-family apartment/condominium development.
Option 2-B
As stated above under Option 2-A, however with the variation of 48 working class townhomes
occupying the former foundry and residential sites in place of the 120 market rate apartment units and 6
condominium units.
Option 3
The former restaurant site would be razed and positioned as two commercial outlots suitable for a
restaurant or office/financial use. These buildings would vary in size from 4,000 to 5,000 sq. ft. The
former foundry site would transition to 60,000 sq. ft. of Class B, multi-story office buildings and a
20,000 sq. ft. medical clinic. The construction cost of the office buildings would range from $90 per sq.
ft. to $175 per sq. ft. The .49-acre parcel located at the corner of W. Orchard St. and S. 83 St. would
accommodate a 4-unit multi-family apartment/condominium development.
While this development scenario would seem to fit well into the neighborhood, it would not generate
enough taxable value to TIF in the maximum number of years. When this scenario was analyzed it took
36 years to TIF. This is not considered a feasible scenario within the TIF District.
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Section B = Agnos State Fair Court I and Agnos State Fair Court II multi-tenant commercial
buildings. Section B of this project includes existing commercial uses along the the east side of S. 84
St. (Agnos State Fair Court I strip mall and Agnos State Fair Court II strip mall). All commercial uses
are privately owned and the City has no intention of acquiring these properties.
Commercial Uses
• Agnos State Fair Court I 1470-78 & 1480-88 S. 84 St. (0.74 acres)
• Agnos State Fair Court II 1510-32 S. 84 St. (0.89 acres)
• Total of two (2) parcels (1.63 acres)
Various redevelopment schemes are being considered for Section B as follows:
1.

The abutting neighborhood retail strip center properties referred to Agnos State Fair Court I
1470-78 & 1480-88 S. 84 St. and Agnos State Fair Court II 1510-32 S. 84 St. are opportunities to
provide additional growth within the TIF. The properties were constructed in 1947 and 1988.
The parcels are narrow and are challenged by rear exits near the property line and limited parking
by comparison to national retailer demands. A narrow and linear parcel of land abuts the retail
strip centers extending south to Lapham St. and extending north to main body of the foundry
parcel. As redevelopment plans are formed, the consideration of selling the land to the
neighborhood retail strip center offers an option that would benefit the properties’ expansion
capabilities, provide surplus and employee parking, and possibly generate a higher market rent.

2.

The neighborhood retail strip center properties offer average appearances and could be enhanced
to meet modern retail demands with a commercial façade improvement, a master signage
concept, and the incorporation of landscaping throughout the site.

Optional Section P = Public Amenities. This portion of the project includes street and pedestrian
enhancements to complete the scope of the project. Proposed improvements include new traffic signals
and pedestrian crosswalks at S. 81 St. and S. 84 St. along W. Greenfield Ave., bike lanes along W.
Greenfield Ave. and S. 84 St., an architecturally enhanced bus stop at the southeast corner of S. 84 St.
and W. Greenfield Ave., and an economic development loan for the multi-tenant commercial strip malls
along S. 84 St. The new crosswalks along W. Greenfield Ave. will support the ease of use for a potential
hotel development and exposition goers that require cross access to the State Fair Park property, with
count-down crosswalk timers. Street paving and other underground work are not recommended for
improvement at this time, but will be programmed as part of future capital improvements.
Depending on the ultimate purchasers of each disposition parcel, there may be a need to install and/or
relocate some public or private infrastructure such as sewer, water, roadway, gas, electric, etc., to more
readily accommodate development.
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#
1

2

3
4

Table 3
Optional Section P - Public Amenities
PROJECT NAME
LOCATION
ESTIMATED PUBLIC
COST
$332,875
• Enhanced
• Crosswalk at
pedestrian
intersection of W.
linkages
Greenfield Ave. and
across W.
S. 84 St.
Greenfield
• Crosswalk at
Ave., timed
intersection of W.
crosswalk,
Greenfield Ave. and
connecting
S. 81 St.
the south side
• Bike lane on W.
of W.
Greenfield Ave., S. 81
Greenfield
St. to S. 84 St.
Ave. to State
• Bike lane on S. 84 St.,
Fair Park
W. Lapham St. to W.
entrance
Greenfield Ave.
• Bike lanes
• Bus stop on
• Enhanced bus
Walgreens property at
stop
SE corner of W.
Greenfield Ave. and
S. 84 St.
Economic
Agnos State Fair Court I and
$150,000
Development
Agnos State Fair Court II
incentives for
strip malls and/or other
commercial façade
properties within the District
improvements
Traffic Study
$25,000
Engineering
Contingency

For Design and oversight
(15%)

TOTAL

10.

$76,000
$583,875

ESTIMATED PROJECT COSTS
The project costs are directly related to eliminating blight and directly serve to rehabilitate or conserve
the area, consistent with the purpose for which the District was created.
The costs included in this section are without limitation, eligible project costs as defined under Section
66.1105 (2)(f) of the Wisconsin Statutes.
The City’s policy for the use of these funds is to assist major redevelopment projects, which will
generate additional property taxes (increment). The maximum amount of City participation in any
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private redevelopment project will be based upon the expected property tax increment to be generated
by the redevelopment projects for a period no longer than 27 years pursuant to the Tax Increment Law.
Proposed project costs include property acquisition, demolition, geotechnical improvements (potential
soil compaction), environmental remediation, utility & access improvements, financing and
administration costs. The total project costs are more fully described below in Table 4 - Estimated
Redevelopment Costs.
Some or all of these costs may be contributions made under Section 66.133 (13) of the Wisconsin
Statutes to the Community Development Authority in connection with its implementation of the Project
Plan. The Common Council may make those contributions pursuant to a Cooperation Agreement
entered into with the Authority.
This Plan is not meant to be a budget nor an appropriation of funds for specific projects, but a
framework within which to manage projects. All costs included in the Plan are estimates based on best
information available. The City retains the right to delete projects or change the scope and/or timing of
projects implemented as they are individually authorized by the City Council, without amending the
Plan.
11.

NON-PROJECT COSTS:
The City does not anticipate any non-project costs.
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Table 4 - Estimated Redevelopment Costs
TIF Plan
Budget

Budget Item
1. Acquisition
Commercial Property
Residential Property
Subtotal

$
$
$

2,808,831
1,064,074
3,872,905

Subtotal

$
$
$

164,665
25,000
189,665

$
$
$
$
$
$
$
$
$
$
$

5,000
26,000
50,000
15,000
100,000
16,000
13,600
5,100
13,000
5,000
248,700

$
$
$
$

677,195
250,000
136,992
1,064,187

$
$
$
$
$
$
$
$

25,000
300,000
150,000
35,000
25,000
7,875
76,000
618,875

$
$
$
$
$
$

387,291
77,458
15,000
10,000
150,000
639,749

$

6,634,081

2. Relocation
Assistance
Consultant
3. Environmental Clean-up
Environmental Phase I -Foundry
Environmental Phase II-Foundry
Site Assessment -Foundry
Geotechnical (preassessment)
Environmental Clean-up
Environmental Phase I -Residential
Assessments
Environmental Phase I - Mykonos
Environmental Phase II-Mykonos
Geotechnical (preassessment)
Subtotal
4. Demolition
Demolition
Decommissioning (electric only)
Asphalt Removal
Subtotal
5. Public Infrastructure
Traffic Study
Traffic Signals/Crosswalks
Storm Water Retention (MMSD)
Private Utilities Termination
Bus Stop
Bike Path
Engineering Contingency
Subtotal
6. Administration
1. General Admin.-10%
2. Legal-2%
3. Financial Consultant
4. Survey
5. Economic Development Incentive
Subtotal
Subtotal
7. Interest Expense
Capitalized Interest
Interest Expense
Subtotal
8. Contingency
Contingency - 10%
Subtotal
Total
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$
$
$
$
$
$

387,291
387,291
7,021,372

12.

PROJECT FINANCING AND TIMETABLE FOR EXPENDITURES
The project will be financed primarily through the sale of Taxable General Obligation (G.O.) Bonds,
Tax Exempt G.O. Bonds, land sale proceeds, and federal and state grants such as Community
Development Block Grant (CDBG) funds, Wisconsin Department of Commerce Brownfield Grants,
Wisconsin Department of Natural Resources Site Assessment Grants.
Due to the substantially lower interest rates on G.O. bonds, the anticipated tax increment revenue would
be more than adequate to cover the total debt service as shown in Exhibit No. 3 Financial Condition
Analysis and Exhibit No. 4 Economic Feasibility Analysis and Cash Flow.
The bulk of the Project Plan cost will be incurred in the later part of 2009 and early 2010, supported
with the assistance of TIF funds for costs or activities not covered under the Community Development
Block Grant – Emergency Assistance Program (CDBG-EAP) grant received in June of 2009. CDBGEAP funds, used to purchase Mykonos, Milwaukee Gray Iron, and the eight (8) residential properties
along the west side of S. 82 St. between W. Greenfield Ave. and W. Orchard St., will be drawn in 2009
and 2010. The G.O. Bonds will be expended between 2010 and 2011. See details below in Table 5 –
TID Project Costs and Timing.
It should further be noted that a number of structural engineers and geotechnical consultants would also
be evaluating structural and soil bearing capacity site conditions throughout the project area. Due to the
past uses of the site and presence of the underlying Honey Creek, the environmental, building and
geotechnical costs may vary considerably.
Depending on the ultimate purchasers of each disposition parcel, there may be a need to install and/or
relocate some public or private infrastructure such as sewer, water, roadway, gas, electric, etc., to more
readily accommodate development.
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Table 5 – TID Project Costs and Timing

Budget

TIF Plan Budget

A

B

1. Acquisition

2009

2010

2011

Total

c

D

E

F

Budget

Commercial Property

$

2,808,831

$

2,808,831

Residential Property
Subtotal

$
$

1,064,074
3,872,905

$
$

858,231
3,667,062

$
$

205,844
205,844

Subtotal

$
$
$

164,665
25,000
189,665

$
$

15,000
15,000

$
$
$

164,665
10,000
174,665

5,000
26,000
50,000
15,000
100,000
16,000
13,600
5,100
13,000
5,000
248,700

$
$

5,000
26,000

$

15,000

Subtotal

$
$
$
$
$
$
$
$
$
$
$

$
$
$
$
$
$

16,000
13,600
5,100
13,000
5,000
98,700

Subtotal

$
$
$
$

677,195
250,000
136,992
1,064,187

$
$
$
$

677,195
250,000
136,992
1,064,187

$
$
$
$
$
$
$
$

2. Relocation
Assistance
Consultant
3. Environmental Clean-up
Environmental Phase I -Foundry
Environmental Phase II-Foundry
Site Assessment -Foundry
Geotechnical (preassessment)
Environmental Clean-up
Environmental Phase I -Residential
Assessments
Environmental Phase I - Mykonos
Environmental Phase II-Mykonos
Geotechnical (preassessment)
4. Demolition
Demolition
Decommissioning (electric only)
Asphalt Removal
5. Public Infrastructure
Traffic Study
Traffic Signals/Crosswalks
Storm Water Retention (MMSD)
Private Utilities Termination
Water
Sewer
Bus Stop
Bike Path
Engineering Contingency
Subtotal

$

25,000
300,000
150,000
35,000
25,000
7,875
76,000
618,875

6. Administration
A. Administration
1. General Admin.-10%
2. Legal-2%
3. Financial Consultant
4. Survey
5. Economic Development Incentive
Subtotal
Subtotal

$
$
$
$
$
$
$

387,291
77,458
15,000
10,000
150,000
639,749
6,634,081

$

7. Intrest Expense
Capitalized Interest
Interest Expense

$

-

Subtotal

$

-

Subtotal

$
$

8. Contingency
Contingency - 10%

Total Expenses

$

387,291
387,291

7,021,372

$
$
$
$
$
$

35,000
35,000

$
$
$

129,097
25,819
15,000

$

$
$
$
$
$

-

$
$

129,097
129,097

$ 5,178,962

Total Revenue (See Exhibit 4i.)

Tax Increment Financing/G.O. Bond

169,916
5,049,865

$

$

$

-

$

50,000

$
$
$
$

100,000
-

$

150,000

$

-

$

-

$
$
$
$
$
$

-

-

$

-

$
$
$

-

$

300,000

$
$

$

175,000

$

25,000
7,875
76,000
408,875

$
$
$

129,097
25,819

$
$

129,097
25,819

$
$
$
$

10,000
150,000
314,916
1,020,425

$
$

154,916
563,791

$

$
$
$

-

$
$

$

3,010,900

2,168,062

25,000
150,000
-

$

129,097
129,097

1,149,522
$

$

2,808,831

$
$

1,064,074
3,872,905

$
$
$

164,665
25,000
189,665

$
$
$
$
$
$
$
$
$
$
$

5,000
26,000
50,000
15,000
100,000
16,000
13,600
5,100
13,000
5,000
248,700

$
$
$
$

677,195
250,000
136,992
1,064,187

$
$
$
$
$

25,000
300,000
150,000
35,000
-

$
$
$
$

25,000
7,875
76,000
618,875

$
$
$
$
$
$
$
$

387,291
77,458
15,000
10,000
150,000
639,749
6,634,081

$
$
$
$
$

$

1,149,000

522

$

129,097
129,097

692,888
$

$

$
$

$

500,000

192,888

387,291
387,291

7,021,372
$

$

4,659,900

2,361,472

Tax Increment Financing/G.O. Bond is calculated by subtracting the Total Expenses from the Total
Revenue.
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13.

TAX INCREMENT PROJECTION AND ECONOMIC FEASIBILITY ANALYSIS
The financial feasibility of the Project Plan is based upon the expected property tax increment to be
generated.
The tax increment to be generated by the District is based upon the increases in real and/or personal
property value and the building improvements/additions during the life of the District. The cash flows
set forth in Exhibit No. 3 Financial Condition Analysis and Exhibit No. 4 Estimated
Redevelopment Costs indicate that revenues generated will be sufficient to meet all obligations in a
timely manner and produce a minimum of $241,114 accumulated surplus by the year 2035 (27 years).
The City recognizes that a real potential exists that the environmental and site preparation costs may be
considerably higher than currently projected. The City intends to recover these costs to the greatest
extent possible through revenues generated by the District.
As a result of the projected amount of debt to be issued to finance the project costs, the incremental
revenue required to service the debt would necessitate that the District continue for a period of 13- 27
years (maximum 27-year period allowed by state statutes).

14.

STATEMENT OF FEASIBLE METHOD PROPOSED FOR RELOCATION
The City and the Authority are authorized to make relocation payments to, or with respect to, persons
(including families, business concerns and others) being displaced from the project for moving expenses
and losses of property for which reimbursement or compensation is not otherwise made. Before
negotiations begin for the acquisition of property or easements, all property owners will be provided an
informational pamphlet prepared by the Wisconsin Department of Commerce and if any person is to be
displaced as a result of the acquisition, they will be given a pamphlet on “Relocation Rights.” The City
will provide each owner a full narrative appraisal, a map showing the owners of all property affected by
the proposed project and a list of all or at lease ten neighboring landlords to whom offers are being
made.
Any persons being displaced during the course of the project or relocated from properties within the
area during the course of project execution, shall be afforded the opportunity to be relocated in available
accommodations which are decent, safe, sanitary, and otherwise habitable and which are within their
financial means, all in accordance with a Relocation Plan, prepared pursuant to Sections 32.19 and 32.25
to 32.27 and 66.1333(10) of the Wisconsin Statutes and Ch. COMM 202, Wisconsin Administrative
Code, subsequently approved by the Wisconsin Department of Commerce. Since there are federal funds
in this project, the CDA, where applicable, will also follow the Federal Uniform Relocation and Real
Property Acquisition Policies Act, as amended. Several properties are currently vacant and for sale
voluntarily. No relocation is anticipated for these properties; however, as listed under the properties to
be acquired, the residential properties are eligible for relocation benefits as provided under Wisconsin
law.

15.

ZONING
The project area is currently comprised of four (4) different zoning districts. The Mykonos property is
currently zoned C-3 Community Commercial District, all eight (8) residential properties are zoned RB-2
Residence District, the foundry is split-zoned M-1 Manufacturing District and RB-2 Residence District,
and the Agnos I and Agnos II multi-tenant commercial buildings are zoned C-2 Neighborhood
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Commercial District. Please refer to Map No. 2 – Existing Property Use, and Map No. 6 - Existing
Zoning.
Map No. 6 – Existing Zoning

The appropriateness and compatibility of proposed uses will be determined by the Authority prior to
land disposition or the execution of any instruments involving rehabilitation and/or construction loans.
For purposes of redevelopment, the underlying zoning of the Project Area may be rezoned to C-3
Community Commercial District (minus the properties zoned C-2 along S. 84 St.). In addition to the
zoning change, a Planned Development District (PDD) overlay is anticipated. In order to provide for the
best utilization of the project site with relation to topography, open space and recreation areas, structure
location and design, flexibility will be allowed in the establishment of population density, setback and
side yard restrictions, maximum lot coverage and floor area ratio through the use of a PDD. The use
restrictions for the property shall be in accordance with the proposed underlying C-3 Community
Commercial Zoning District (sec. 12.42 RMC).
No changes are planned for the City Building Codes. A continuation of the Comprehensive Exterior
Property Maintenance Program is proposed and necessitated by this Plan. No changes are planned for
the City of West Allis Revised Municipal Code. The City of West Allis Official Zoning Boundary Map
may be amended as noted in Map No. 7 – Proposed Zoning based on proposed land uses as shown in
Map No. 8 – Proposed Land Uses.
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Map No. 7 – Proposed Zoning

Map No. 8 – Proposed Land Use

16.

ANNEXED PROPERTY
There are no lands within the District that were annexed by the City on or after January 1, 2004.
27

17.

RETAIL
The City estimates that 35% or more of the District territory will be utilized for retail operations at the
end of the District’s maximum expenditure period, pursuant to Section 66.1105(5)(b) and
66.1105(6)(am)1 of Wis. Stats.

18.

MASTER PLAN
The City’s 2010 Comprehensive Plan indicates commercial uses along W. Greenfield Ave., commercial
uses along S. 84 St., a mix of high and low density on the main foundry site and low density residential
along S. 82 St. as well as on the foundry properties south of W. Orchard St. The proposed uses are in
general conformance with the City’s 2010 Comprehensive Plan.

19.

ORDERLY REDEVELOPMENT
The District will provide orderly redevelopment of the City by fostering the opportunity for continued
growth in the tax base and job opportunities.

The Exhibits and Attachments are incorporated into the Project Plan for Tax Incremental District Number
Eleven, City of West Allis, Wisconsin, and by reference made a part thereof pursuant to Section 66.1105 of the
Wisconsin Statutes.
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20.

APPENDIX OF EXHIBITS
Exhibits
Exhibit No. 1 –

Legal Description

Exhibit No. 2 –

Statement of Lands and Interest to be Acquired

Exhibit No. 3 –

Financial Condition Analysis

Exhibit No. 4 –

Economic Feasibility Analysis and Cash Flow

Exhibit No. 5 –

Taxing Jurisdictions

Exhibit No. 6 –

Assessor’s Letter

Exhibit No. 7 –

Legal Opinion
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Exhibit 1 – Legal Description
A tract of land, located in the Northeast ¼ of Section 4, Township 6 North,
Range 21 East in the City of West Allis, Milwaukee County, more particularly described
as follows:
Beginning at the Northwest corner of Lot 3, Certified Survey Map No. 6510;
thence Northerly, 66.00 feet, to the North right-of-way line of West Greenfield Avenue;
Thence Easterly, 377.65 feet, along said North line, to the centerline of South 82nd Street,
extended; thence Southerly, 666.00 feet, along said centerline, to the South right-of-way
line of West Orchard Street, extended; thence Westerly, 190.00 feet, along said South
line to the East line of public alley; thence Southerly, 35.00 feet, along said East line, to
the South line of Lot 35, Block 4 in Henderson Park subdivision; thence Westerly, 403.83
feet, to the Northwest corner of Lot 5, Block 5 in Henderson Park subdivision, thence
Southerly, 525.00 feet, to the North right-of-way line of West Lapham Street; thence
Westerly, 139.67 feet, along said North line; thence Northwesterly, 14.14 feet, to the East
right-of-way line of South 84th Street; thence Northerly, 700.00 feet, along said East
right-of-line, to the Southwest corner of Lot 4, Certified Survey Map No. 6510; thence
Easterly, 102.95 feet; thence Northerly, 224.74 feet; thence Easterly, 49.95 feet; thence
Northerly, 47.51 feet; thence Easterly, 228.17 feet, to the Southwest corner of Lot 3,
Certified Survey Map No. 6510; thence Northerly, 277.63 feet, along West side of said
Lot 3, to the Point of Beginning.
Said land contains 11.416 Acres, more or less.
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Exhibit 2 – Statement of Lands and Interest to be Acquired
Schedule of Lands and Interest to be Acquired
Project ID
1
2
3
4

Tax Key #
452-0419-002
452-0417-001
452-0415-000
451-0644-005

Property Address
Owner's Name
1501 S 83 ST & 8220R W ORC Milwaukee Gray Iron LLC
1502 S 83 STREET
Milwaukee Gray Iron LLC
15** S 83 ST
Milwaukee Gray Iron LLC
8201 W GREENFIELD AVE
Thomas A Miller & Etal

Use
Foundry
Storage
Vacant
Mykonos

Subtotal

Project ID
5
6
7
8
9
10
11
12

Tax Key #
452-0345-000
452-0346-000
452-0347-000
452-0348-001
452-0348-002
452-0349-000
452-0350-000
452-0351-000

Property Address
1427-29 S 82 ST
1433-35 S 82 ST
1443-45 S 82 ST
14** S 82 ST
1451-53 S 82 ST
1459 S 82 ST
1463 S 82 ST
1469 S 82 ST

Owner's Name
Use
Kostas & Maria Tourloukis & Spiros Tourlouki 2 Fam.
2 Fam.
James R Graef
2 Fam.
Robert C Barton
Vacant
Robert C Barton
2 Fam.
Michael G Heffernan
SF
Joseph A Gepfert
SF
Terry A Harvey & Karen M Harvey
SF
Tom J. Giesegh
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Acreage Zoning
4.393 M-1
0.363 M-1
0.133 RB-2
1.832 C-3

6.7210

Acreage Zoning
0.140 RB-2
0.279 RB-2
0.139 RB-2
0.139 RB-2
0.139 RB-2
0.064 RB-2
0.064 RB-2
0.064 RB-2

Subtotal

1.0280

Total

7.7490

Exhibit 3 – Financial Condition Analysis

Option 1a
Option 1b

$
$

2,089,283
1,266,888

$
$

20,316,000
12,980,000

$
$

22,405,283
14,246,888

Taxes
$
88,844
$
52,685
Incremental
Taxes
Gained
$
435,387
$
246,304

Option 2a
Option 2b

$
$

2,134,363
1,390,000

$
$

20,023,200
12,687,200

$
$

22,157,563
14,077,200

$
$

429,609
241,114

Option 3

$

1,870,299

$

11,396,000

$

13,266,299

$

222,197

Base Value
Retained Base

$
$

Land
1,194,900
497,700

Improvements
$
2,480,100
$
1,714,600

$
$

Total
3,675,000
2,212,300

Mill Rate = 23.80
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Exhibit 4 – Economic Feasibility Analysis and Cash Flow
i. Revenue
ii.
A.
B.
C.

Option 1A
Development Cost/Value and Absorption/Percentage of Value
Factors and Considerations for Incremental Growth and Tax Calculations
Cash Flow Analysis

iii.
A.
B.
C.

Option 1B
Development Cost/Value and Absorption/Percentage of Value
Factors and Considerations for Incremental Growth and Tax Calculations
Cash Flow Analysis

iv.
A.
B.
C.

Option 2A
Development Cost/Value and Absorption/Percentage of Value
Factors and Considerations for Incremental Growth and Tax Calculations
Cash Flow Analysis

v. Option 2B
A. Development Cost/Value and Absorption/Percentage of Value
B. Factors and Considerations for Incremental Growth and Tax Calculations
C. Cash Flow Analysis
vi.
A.
B.
C.

Option 3
Development Cost/Value and Absorption/Percentage of Value
Factors and Considerations for Incremental Growth and Tax Calculations
Cash Flow Analysis
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i. Revenue
Net Public Costs: $2,361,472 – Amount borrowed to complete redevelopment efforts

REVENUE PROJECTIONS BY YEAR
PROJECT COST

SOURCES

2009

2010

2011

2022

TOTAL

1. LAND SALES - PROPOSED
A. Land Sales
Commercial per acre ($100,000)
Residential per acre ($100,000)
Total Land Sales

$
$

-

$0

$0
$0
$0
$0

$900,000

$0
$2,900,000
$900,000

$
$
$0

-

2. GRANTS
A. WI. Dept. of Commerce
1.). CDBG EAP-Commercial
1.). CDBG EAP-Residential
btotal WI Dept of Commerce Grants

$2,900,000
$
900,000
$

B. WI. Dept. of Natural Resources
1. SAG -Mykonos
$
2. SAG
$

$0
$29,900
$99,000
$

$

$99,000

128,900

-

$

$29,900

99,000

$

150,000

$0
$0

$150,000

Subtotal CDBG Funds

D. U. S. EPA Cleanup Grant
Assessment Grant

3,800,000

29,900

I Dept of Natural Resources Grants

C. U. S. Dept.of HUD
CDBG

$2,900,000

$150,000

$150,000
$0
$

81,000

Subtotal EPA Funds

$
$

E. Other Grant Funds $
Developer Funded Improvements

81,000

$81,000
$0

81,000

500,000.00

$0
$500,000

$500,000

$0
$

Subtotal Other Funds

500,000.00

3. State & Fed. Loans
A. Land Recycling Loan Program
$
B. EPA Revolving Loan Site Specific $
C. EPA Community wide
$
Subtotal of Loans

-

$0
$0
$0
$0

4. General Obligation Bonds
A. Sanitary Sewer Utility - Serviced G $

$
C. Water Utility - Serviced G. O. Bon $
B. Storm Sewer Utility - Serviced G.

$2,168,062

$522

$192,888

$0

$0
$0
$0
$0
$2,361,472

$5,178,962

$1,149,522

$692,888

$0

$7,021,372

$

D. Street Improvement - Developer Funded Improvements
E. Tax Increment District (TID) finan

$2,361,472
$2,361,472

TOTAL G. O. Bonds

Grand Total Cost

-

$7,021,372

$7,021,372
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ii. Option 1A
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iii. Option 1B
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iv. Option 2A
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v. Option 2B
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vi. Option 3
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Exhibit 5 – Calculation of the Project Share in Tax Increments
by Overlying Taxing Jurisdiction
2009 HOM E

JURISDICTION

*CITY
*COUNTY (6.906%)
*MMSD (6.860144%)
*SCHOOL (86.516201%)
*MATC (5.507095%)
*STATE
GROSS
SALES TAX CREDIT
SCHOOL TAX CREDIT
gross levy

Option 1A Option 1B Option 2A Option 2B
Option 3
$22,405,283 $14,246,888 $22,157,563 $14,077,200 $13,266,299
$0
$0
$0
$0
$0

$195,013
$124,003
$192,857
$122,527
$115,469
$93,524
$59,469
$92,490
$58,761
$55,376
$30,487
$19,386
$30,150
$19,155
$18,051
$166,868
$106,107
$165,023
$104,843
$98,803
$43,339
$27,558
$42,859
$27,230
$25,661
$4,008
$2,549
$3,964
$2,518
$2,373
__________ __________ __________ __________ __________
$533,239
$339,072
$527,343
$335,033
$315,734
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$533,239

$339,072
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$527,343

$335,033

$315,734

Exhibit No. 6 - Assessor’s Letter
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Exhibit No. 6 - Assessor’s Letter
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Exhibit No. 6 - Assessor’s Letter
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Exhibit No. 7 – Legal Opinion
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